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Dear Ms. Wooley:
SUBJECT: Draft Environmental Assessment Under Chapter 343, HRS
for the Haleiwa Mixed Use Parcel, Waialua District, Oahu
Applicant: Backyard Haleiwa, LLC
Agent: SSFM International, Inc. (Jared K. Chang)
Location: Bordered by the Joseph P. Leong Highway to the east, Cane

Haul Road to the south, Haleiwa’s main business district to the
west, and Opaeula Road to the north
Tax Map Key: (1) 6-2-5: 2

Zoning: AG-1 Restricted Agricultural District and P-2 General
Preservation District

Request: A State Land Use District Boundary Amendment Under 15 acres,
a zone change, and a Haleiwa Special District permit

Proposal: A zone change to allow a 7.5-acre mixed-use residential and

commercial/retail development

The Department of Planning and Permitting submits for publication in The
Environmental Notice a draft environmental assessment (DEA) and an anticipated
finding of no significant impact for the proposed Haleiwa Mixed Use Parcel project in
Waialua District, Oahu (Tax Map Key: 6-2-5: 2). The project proposes to construct 156
two-bedroom apartment units with 328 parking stalls and 30,000 square feet of
commercial space on 7.5 acres of land in central Haleiwa.




Ms. Jessica Wooley
September 8, 2015
Page 2

Enclosed are one hard copy and one electronic copy of the DEA, plus a hard
copy of the Publication Form. The Publication Form, including project summary, was
also sent via electronic mail to your office.

Should you have any questions, please contact Mike Watkins of our staff at
768-8044.

Very truly yours,

s+—~—George |. Atta, FAICP
Director

GlAjs

Enclosures: OEQC Publication Form
DEA (CD and one copy)

cc: SSFM International, Inc. (Jared K. Chang)
Backyard Haleiwa, LLC
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SECTION 343-5(¢), HRS
PUBLICATION FORM

Haleiwa Mixed Use Parcel SEP 2 5 2015

Trigger #6: A county action to designate land to urban use under the
authority of the county general plan

Oahu

Waialua

(1) 6-2-5: 2

National Pollutant Discharge Elimination System (NPDES), Wastewater
System review and approvals, Construction Noise Permit, Change in
Zone, State Land Use District Boundary Amendment, Subdivision,
Haleiwa Special District Permit (Major), Joint Development Agreement
(JDA) and Conditional Use Permit (Minor), Building Permit, Grading,
Grubbing and Stockpiling Permit, Demolition Permit, Water System
approval, Street Usage Permit, and Trenching Permit

Department of Planning and Permitting
City and County of Honolulu
650 South King Street, 7" floor

Honolulu, Hawaii 96813 .

Mike Watkins, (808) 768-8044 {:] »
Backyard Haleiwa, LLC e 8 gg
4391 Kahala Avenue < = m
Honolulu, Hawaii 96816 3z - -
Jonathan Grobe, (808) 366-5587 3 3 7
SSFM International, Inc. By o~
501 Sumner Street, Suite 620 : &

Honolulu, Hawaii 96817
Jared K. Chang, (808) 356-1242

Submit the approving agency notice of determination/transmittal on agency letterhead, a hard copy
of DEA, a completed OEQC publication form, along with an electronic word processing summary
and a PDF copy (you may send both summary and PDF to oegchawaii@doh.hawaii.gov; a 30-day
comment period ensues upon publication in the periodic bulletin.

Submit the approving agency notice of determination/transmittal on agency letterhead, a hard copy
of the FEA, an OEQC publication form, along with an electronic word processing summary and a
PDF copy (send both summary and PDF to oegchawaii@doh.hawaii.gov; no comment period
ensues upon publication in the periodic bulletin.

Submit the approving agency notice of determination/transmittal on agency letterhead, a hard copy
of the FEA, an OEQC publication form, along with an electronic word processing summary and
PDF copy (you may send both summary and PDF to oegchawaii@doh.hawaii.gov; a 30-day
consultation period ensues upon publication in the periodic bulletin.

Submit the approving agency notice of determination on agency letterhead, an OEQC publication
form, and an electronic word processing summary (you may send the summary to
oeqchawaii@doh.hawaii.gov. NO environmental assessment is required and a 30-day consultation
period upon publication in the periodic bulletin.

The applicant simultaneously transmits to both the OEQC and the approving agency, a hard copy
of the DEIS, a completed OEQC publication form, a distribution list, along with an electronic word
processing summary and PDF copy of the DEIS (you may send both the summary and PDF to
oeqc@doh.hawaii.gov); a 45-day comment period ensues upon publication in the periodic bulletin.
The applicant simultaneously transmits to both the OEQC and the approving agency, a hard copy
of the FEIS, a completed OEQC publication form, a distribution list, along with an electronic word
processing summary and PDF copy of the FEIS (you may send both the summary and PDF to
oeqc@doh.hawaii.gov); no comment period ensues upon publication in the periodic bulletin.
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Determination The approving agency simultaneous transmits its determination of acceptance or nonacceptance
(pursuant to Section 11-200-23, HAR) of the FEIS to both OEQC and the applicant. No comment
period ensues upon publication in the periodic bulletin.

__Withdrawal (explain)

Summary (Provide proposed action and purpose/need in less than 200 words. Please keep the
summary brief and on this one page):

Backyard Haleiwa, LLC is proposing to develop a mixed-use project within the Haleiwa Special
District on a 7.5-acre parcel between the Joseph P. Leong Highway and Kamehameha Highway. The
vision for the proposed development is a mix of residential and commercial retail land uses. At full
build-out, the development would include a total of 156 two-bedroom apartment units with 543
parking stalls, a 30,000 gross-square-feet commercial development to include studios, shops,
galleries, a restaurant, and a 6,000 square- foot facility to house an indoor Farmer's Market. Land for
up to 100 additional off-street public parking stalls is being set aside on this site for the City and
County of Honolulu to replace displaced street parking resulting from the City’s Haleiwa Improvement
District Project which is currently in the planning and design stages.

The proposed action requires a change in zoning from general preservation (P-2) and restricted
agricultural (AG-1) to neighborhood business (B-1) and low-density apartment mixed use (AMX-1), a
State Land Use District Boundary Amendment from Agricultural to Urban, and a Special District
Permit (Major).
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PREFACE

The North Shore of O*ahu’s two rural towns, Hale‘iwa and Waialua, still feature a
country atmosphere with low-density residential structures and low-rise buildings,
housing retail establishments, restaurants, and surf shops. With Honolulu and other areas
of O*ahu becoming increasingly urbanized, the North Shore Sustainable Communities
Plan (NSSCP) recognizes the importance to maintain the North Shore as an essential
haven and respite from the urbanization of O*ahu by directing limited growth toward its
two rural towns.

The NSSCP, adopted by the City Council via Ordinance 11-3 in May 2011, was prepared
as a community-developed guidance document for orderly and coordinated public and
private sector development and to maintain North Shore’s rural character through growth
management. One of the key elements of the NSSCP’s Vision describes the importance
of maintaining the plan’s Community Growth Boundary in order to protect the region’s
large tracts of agricultural lands, open spaces and natural and cultural resources. The
Community Growth Boundary was first established in 2000 and has remained fixed since
then with no new development occurring outside of its boundary, thereby successfully
preserving areas outside the boundary for agriculture, open space or other resources.
Within the Community Growth Boundary, lies Hale‘iwa Country Town District which is
designated for a compatible mix of commercial, service industrial and residential uses,
which must also enhance and preserve the rural town context, while also allowing for a
diverse range of civic, retail, office, and light industrial uses that meet the needs of
residents and visitors (City, 2011).

Backyard Hale‘iwa, LLC is proposing to develop a 7.5 acre parcel within both the
NSSCP’s Community Growth Boundary and Hale‘iwa’s Country Town District. The
overall objective for this development is to achieve consistency with the community
vision, policies, and guidelines as stated within the NSSCP. The current proposal
provides two-bedroom apartment rentals; commercial and retail units; off-street public
parking and a farmers market.

The proposed action requires a Change in Zoning and State Land Use Boundary
Amendment to allow for the mixed-use development on the infill lands between the
existing Hale‘iwa Town and Joseph P. Leong Highway. According to the City and
County of Honolulu’s Land Use Ordinance (LUO), the proposed rezoning action is a
“significant zone change” because the parcel is more than five (5) acres and involves a
change to a commercial and mixed use zoning district. Therefore, this Draft
Environmental Assessment was prepared in accordance with LUO requirements, Chapter
343 of the Hawai‘i Revised Statutes (HRS) and Title 11, Chapter 200 of the State
Department of Health’s Hawai‘i Administrative Rules (HAR). In summary, the proposed
action is shown consistent with the vision, policies and guidelines set forth by the NSSCP
and is anticipated to result in a Finding of No Significant Impact (FONSI).
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1.0

INTRODUCTION

Backyard Hale‘iwa, LLC. (Backyard Hale*iwa) is proposing to develop a 7.5-acre parcel,
identified as Tax Map Key (1) 6-2-05: 002 located in Hale‘iwa on the North Shore of
O*ahu. The proposed action requires a change in zoning from general preservation (P-2)
and restricted agricultural (AG-1) to neighborhood business (B-1) and low-density
apartment mixed use (AMX-1); and a State Land Use District Boundary Amendment

from Agricultural to Urban.
1.1

Name:

Project Location:

Tax Map Key:

Land Area:

Landowner:
Applicant/Developer:

State Land Use Classification:
City and County Zoning:

Sustainable Communities
Plan:

Sustainable Communities Plan
Land Use Map:

Special District:
Special Management Area:
Existing Use:

Proposed Action:

Approving Agency:

PROJECT INFORMATION SUMMARY

Hale*iwa Mixed Use Parcel

Hale‘iwa, O*ahu, Hawai‘i (see Figure 1)
(1) 6-2-05: 002 (See Figure 2)

7.525 acres

Basin Projects, Inc.

Backyard Hale‘iwa, LLC.

Agricultural (See Figure 3)

AG-1 and P-2 (See Figure 4)

North Shore

Within Hale‘iwa Country Town and within
Community Growth Boundary (See Figure 5)

Within Hale‘iwa Special District
Not within SMA

Undeveloped

1) Change in zoning from P-2 general preservation
and AG-1 restricted agricultural to B-1
neighborhood business and AMX -1 low-density
apartment mixed use (See Figure 6)

2) State Land Use District Boundary Amendment
from Agricultural to Urban

City and County of Honolulu, Department of
Planning and Permitting
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Figure 1: PROJECT LOCATION MAP
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Hale‘iwa Parcel Zone Change

TAX MAP KEY

Figure 2
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Figure 3: STATE LAND USE DISTRICT
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Figure 4: CiTYy AND COUNTY OF HONOLULU ZONING

| AG-1 Resticted Agriculture
I:l AG-2 General Agriculture
I:l B-1 Neighborhood Business
- B-2 Community Business

| 3 Industrial Waterfront Industrial

- P-2 General Preservation
| R5Residential
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Figure 5:  NSSCP LAND Use MAP
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Figure 6:

BOUNDARY SURVEY AND PROPOSED CHANGE OF ZONE
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2.0 PROJECT DESCRIPTION

This section provides an overview of the proposed action and development.

2.1 PROJECT LOCATION

The proposed development is located in Hale‘iwa, on the North Shore of O‘ahu. The
7.525 acre parcel is bordered by the Joseph P. Leong Highway to the east and Hale‘iwa’s
main business district to the west. The property ranges from 130 feet to 265 feet wide
and 1,725 feet long on a north-south axis, with a 35-foot wide strip of land extending for
325 feet from the parcel’s northwest corner to Kamehameha Highway along ‘Opae‘ula
Road. See Figure 1, Project Location Map and Figure 2, Tax Map Key. A short section
of ‘Opae‘ula Road defines the parcel’s north end, with Cane Haul Road at the south, and
an unnamed, and blocked off, paved road along the west side. The gentle westerly
sloping parcel has an elevation of from 10 to 50 feet above mean sea level.

2.2 EXISTING AND SURROUNDING USES

The subject property is comprised of a narrow strip of undeveloped vacant agricultural
land. An old asphalt concrete paved, approximately 20-foot wide access road extends the
entire length of the parcel’s west side and separates the undeveloped land from
Hale‘iwa’s commercial and residential district.

Existing development in the adjacent makai parcel consists of the North Shore
Marketplace, a shopping center that consists of specialty gift shops, dining
establishments, and clothing stores. Mauka (landward) of the property is the Joseph P.
Leong Highway (Route 83), a segment of Kamehameha Highway that acts as a bypass of
Hale‘iwa town.

2.3 PROPOSED ACTION

The proposed action involves a Change in Zoning from general preservation (P-2) and
restricted agricultural (AG-1) to neighborhood business (B-1) and low-density apartment
mixed use (AMX-1); and a State Land Use District Boundary Amendment from
Agricultural to Urban.

2.4 DESCRIPTION OF THE DEVELOPMENT

The vison of the proposed development is for a mix of residential and commercial retail
land uses consistent with the North Shore Sustainable Communities Plan. The
development would include rental two-bedroom apartments; commercial units; off-street
public parking and a farmers market. At full build-out, the development would include a
total of 156 two-bedroom apartment units with 328 parking stalls for residents and their
guests. A 30,000 gross-square-feet commercial development is proposed which will
include studios, shops, galleries, a restaurant, and a farmer’s market. See Figure 7,
Conceptual Site Plan; Figure 8, Typical Elevations at Street Level; Figure 9, Typical
Apartment Elevations; and Figure 10, Conceptual Rendering of Apartment Building.

-12 -
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Figure 7: CONCEPTUAL SITE PLAN
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Figure 8: TYPICAL ELEVATIONS AT STREET LEVEL

Pedestrian Street

- i

Tl : ) - ; = _ . S
Shops TYPICAL ELEVATION AT FARMERS MARKET Farmers Market

Shops

*ALL ELEVATION STUDIES ARE PRELIMINARY AND CHANGES MAY BE REQUIRED
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Figure 9:  TYPICAL APARTMENT ELEVATIONS

TYPICAL BUILDING SECTION - RENTAL APARTMENT
*PRELIMINARY AND CHANGES MAY BE REQUIRED

TYPICAL BUILDING SECTION - RENTAL APARTMENT WITH COVERED PARKING
*PRELIMINARY AND CHANGES MAY BE REQUIRED
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Rental Apartments

The rental apartments are envisioned as two-bedroom units designed to maintain the rural
character of Hale‘iwa Town in consistency with the Hale‘iwa Special District design
guidelines. There are two (2) types of apartment buildings proposed; two-story buildings
over parking and two-story buildings with adjacent surface parking. As shown in Figure
9, the maximum building height above grade will vary between 25 feet and 34 feet,
depending on the roof pitch design and whether covered parking is provided.

The intent of Backyard Hale‘iwa’s
development is to have affordable rental
apartment housing in close proximity (i.e.,
walking distance) to employment within
Hale‘iwa Town Center. The primary
purpose of providing rental apartments is
to support the North Shore work force
employed within Hale‘iwa’s main
commercial areas. Being in such close
proximity to Hale‘iwa’s Town Center,
renters will be able to walk to and/or ride
bicycles to places of employment or
shopping. The site plan as shown is
designed with interior pedestrian and
bike paths for residents.

Public and Commercial Parking

The current conceptual site plan shows a
total of 543 vehicle parking stalls which
will accommodate residents, shoppers and e B s
Hale‘iwa visitors. A total of 328 parking % - “ :
stalls will be dedicated to the apartments ' e
and 115 parking stalls are being dedicated
for use by customers and employees of the
commercial development.

Photo 2: Example of Architectural Style

Land for an additional 100 parking stalls is being set aside on the subject parcel for the
City and County of Honolulu to replace displaced street parking resulting from the City’s
Hale‘iwa Improvement District Project which is currently in planning and design stages.
Additional discussion of ongoing coordination with the City regarding the proposed
development is provided in Section 3.10 of this document.
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Farmers Market

The NSSCP supports
farmers markets. Inthe
plan’s guidelines for
agriculture-based tourism,
the NSSCP calls for
identifying and developing
a convenient, suitable
location in or near

Hale iwa and/or Waialua
Town to establish a farmers
market where farmers can
market products locally.
The NSSCP also provides Photo 3 - Example of Farmers Market Building

guidance to focus

Hale*iwa’s Country Town commercial core around a mix of compatible activities,
including but not limited to, farmers’ markets and to provide pedestrian walkways linking
commercial establishments within Hale‘iwa to farmers’ markets and agricultural product
and retail outlets.

The development proposes to provide a permanent Farmers Market in Hale iwa, with a
focus on building a stronger local food system. The current concept envisions a 6,000
square foot facility to house an indoor Farmer's Market environment. Additional space
can also be provided adjacent to the Farmers Market building to accommodate additional
vendors should it be needed. The Farmers market would be open seven days a week and
would include permanent vendors. The interior will be designed as a large open-market
with limited, if any, interior walls. The building would be air conditioned to keep the
produce cool, fresh and salable.

Photo 4 - Example of
Farmers Market
Interior
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Retail Shops, Art Galleries and Restaurant

The proposed B-1 zoning area will allow for the addition of small retail shops, artisan
galleries and a new restaurant. The restaurant will be approximately 5,600 square-feet
and the studio, shops and galleries will cover a total area of approximately 19,200 square-
feet.

The shops and galleries area is envisioned as a community friendly gathering place which
provides opportunities for local Artisans to bring, display and sell their work on a weekly
basis in a setting similar to the “Celebrate the Arts in Hale iwa" weekend.

2.5 ALTERNATIVES CONSIDERED

No-Action Alternative

Under the no-action alternative, a Change in Zoning and State Land Use Boundary
Amendment would not be sought. The proposed rezoning of the parcel and subsequent
development of residences and commercial business would not occur and no site
disturbance or construction impacts would occur. However, in this alternative, no portion
of the planned development could be implemented which would be consistent with the
vision of the North Shore Sustainable Communities Plan (NSSCP). The property would
remain undeveloped since the current zoning (AG-1 and P-2) does not allow for land uses
called for in the NSSCP.

The street parking stalls eliminated by the Hale‘iwa Improvement District project would
not be replaced by off street parking on this parcel which is situated in a desirable
location and proximity to the main street (Kamehameha Highway). There are no other
desirable locations for providing off-street parking due to Hale*iwa’s historic buildings,
sensitive environmental resources, such as wetlands and agricultural lands to the east of
the main street. The loss of street parking without its eventual replacement would create
significant pedestrian, parking, and vehicular conflicts through Hale‘iwa’s main corridor.

Residents and locals would not benefit from the apartment rentals and close proximity to
Hale‘iwa’s primary economic and employment source. There would be no expansion of
businesses opportunities for small vendors or for farmers seeking a permanent farmers
market to sell their goods.

Alternative Mixed-Use Zoning Designations

Alternate mixed-use zoning designations were considered and dismissed during the
project’s conceptual design phase. Initially, the Community Business Mixed District
(BMX-3) was identified for the proposed zoning designation because it would allow for
all of the proposed uses to be developed within one zoning designation. Following a
presentation to the North Shore Neighborhood Board at their February 2015 meeting, the
board took action to oppose BMX-3 zoning as well as any other zoning that does not
keep with the country character of Hale‘iwa Town. The Medium-density Apartment
Mixed Use District (AMX-2) was also considered but dismissed because it would allow
for higher densities of apartment districts than desired for in the NSSCP. The Planned
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Development concept was dismissed as an option because the commercial retail allowed
would be too limited not allowing for desired retail or the farmers market.

2.6 ESTIMATED PROJECT CONSTRUCTION COSTS

Estimated project construction costs will be developed at a later time.

2.7 REQUIRED PERMITS AND APPROVALS

The following is a list of permits and approvals that may be required for the project:
Federal

No Federal approvals are anticipated at this time.

State of Hawai‘i

e Department of Health (DOH), National Pollutant Discharge Elimination System
(NPDES), Permits for construction activities and storm water discharge

e DOH, Wastewater System review and approvals
e DOH, Construction Noise Permit

e Coordination with the Hawai‘i Department of Agriculture (HDOA) to incorporate
the reclassification of agricultural zoned land and the redistribution of agricultural
resources into the State's Agricultural Water Use and Development Plan
(AWUDRP).

City and County of Honolulu

e Department of Planning and Permitting (DPP), Change in Zone and State Land
Use District Boundary Amendment

e DPP Subdivision Application
e DPP Hale‘iwa Special Design District Permit (Major)
e DPP Joint Development Agreement (JDA) and Conditional Use Permit (Minor)

e Permits for Construction, such as Building Permit, Grading, Grubbing and
Stockpiling Permit, Demolition Permit, Water System approval, Street Usage
Permit, and Trenching Permit.

e Plan review by Honolulu Fire Department (HFD)
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3.0 DESCRIPTION OF THE EXISTING
ENVIRONMENT, PROJECT IMPACTS &
MITIGATION MEASURES

This section describes the surrounding environment in the vicinity of the subject
property, the probable environmental impacts associated its development for mixed
residential and commercial uses, and provides any mitigating measures, if necessary.

3.1 CLIMATE

Hale‘iwa has a moderate coastal climate with daily temperatures between approximately
62° and 78° F in January, and 68° and 87° F in July. The coldest month of the year is
February with an average minimum temperature of 59.3° F. The prevailing winds
throughout the year are the northeasterly trade winds, with occasional southwesterly
“Kona” winds. The annual average precipitation at Hale‘iwa is 29.77 inches. Most of
the rainfall occurs in the winter months. The wettest month of the year is January with an
average rainfall of 5.17 inches. The driest months of the year are June and July with
approximately 1.2 to 1.6 inches of rainfall.

Project Impacts

The project is not anticipated to have any effect on the region’s climate.
3.2 FLORA AND FAUNA

A biological survey report and assessment was prepared for the project area in December
2014 and is provided as Appendix D in this document. The survey found that the habitat
is highly degraded and consists primarily of a variety of non-native plant species. Within
the project area only a single individual of an indigenous plant species was detected. The
majority of the project area is overgrown by Guinea grass and koa haole scrub. Two (2)
plant communities were found to occur in the project area: Koa Haole shrubland and
roadside vegetation. The botanical survey identified 52 species of vascular plants in 22
families. No listed threatened or endangered plants were found to be present.

Flora

The majority of the project area can be classified as early stage succession Koa Haole
Shrubland as shown in the photo on the next page. This coastal dry shrubland
community occurs throughout the coastal area of the main Hawaiian Islands, especially
on abandoned ranch lands (Gagne and Cuddihy, 1999). Currently Guinea grass is the
most dominant species in area of coverage. Other species found include perennial
soybean and a few small African Tulip and China-berry trees. The Koa Haole Shrubland
plant community has very low species richness and includes no species that are native to
the Hawaiian Islands.
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Photo 5 - View of Proect Siteacing South.

Vegetation on the roadside areas of the property predominantly consists of naturalized
non-native grass, herbs, vines, and scrubs. Only one indigenous plant (‘ilima pua kea)
was found to be present among the 48 species observed. Commonly observed species on
the roadside include koa haole which are less than five feet tall and less than one inch in
diameter, indicating re-vegetation following recent disturbance.

Photo 6 - View facing north of roadside vegetation.
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Fauna

The project area contained the usual mix of introduced birds that would be expected in a
Koa Haole Shrubland. During the biological survey, six species of birds were detected.
All these birds are introduced species commonly found near urban environments.

The project area does not provide suitable habitat for Hawai‘i’s ESA listed avian species,
which are either forest birds limited to high elevation native forests or water birds that
require open water or a wetland environment.

The ESA listed Hawaiian short-eared owl (Pueo) is listed as endangered on O‘ahu and
protected under the Migratory Bird Treaty Act and could potentially use the project area
for foraging or nesting. However, the owls are extremely rare on O‘ahu, with none
detected from 1974 to 2009 (Pyle and Pyle, 2009). The tall and dense Guinea grass in the
project area does not provide preferable nesting habitat for Pueo.

No mammals were observed during the biological survey. Although the federally listed
‘Ope‘ape‘a (Hawaiian hoary bat, Lasiurus cinereus semotus) has been recorded in the
region, the project area does not have >15 feet tall trees that provide a bat roosting
habitat. The project is unlikely to adversely affect Hawaiian hoary bats.

Project Impacts and Mitigation

Use of the subject property for residential and commercial development is not anticipated
to have a significant adverse impact on flora or faunal resources. Because of previous
disturbance to the property, the flora and fauna communities on the property are
comprised of non-native birds and plants. Migratory birds such as the Pacific golden
plover and ruddy turnstone may temporarily use the project area for foraging or resting,
however because these species do not nest in Hawai‘i, they are unlikely to be harmed by
construction activities.

Although the project area does not provide any stream or wetland habitats, it is close to
several wetland areas (within 0.5 miles). These wetlands support several species of
endangered waterbirds. Construction activities have the potential to impact the water
quality of the nearby Hale‘iwa Marsh and coastal waters. Best management practices
(BMPs) will be implemented to minimize risk of siltation and pollution through
stormwater runoff during construction. If necessary, additional BMPs will be included in
design plans to minimize impacts to migratory bird species.

3.3 GEOGRAPHY, TOPOGRAPHY, AND SOILS

The land forms in the project area are the result of lava flows from the Ko‘olau volcano
that formed the Schofield Plateau and the Waialua Plain. Over time the plateau was
bounded by a broad coastal plain formed by detritus sediments derived from the deeply
eroded stream valleys and coastal dune sands (Armstrong 1983:34). The parcel lies on
the Schofield Plateau, close to the juncture with the coastal plain. The parcel’s existing
terrain is sloped from east down to the west with elevations varying at around 10 to 50
feet above sea level, with the lower elevation near the connection to Kamehameha
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Highway and highest elevation at the northeast corner adjacent to Joseph P. Leong
Highway. The parcel’s lowest point, at the road spur connection to Kamehameha
Highway, is about 10 feet above sea level. The Joseph P. Leong Highway road surface is
situated at a higher elevation along the length of the parcel and ranges from 30 to 55 feet
above sea level. Along the section of the highway where elevations are the closest, an
earth berm within the highway right-of-way lies between the road shoulder and parcel
boundary.

The majority of the project area’s soils (58% by area) are classified as Ewa silty clay
loam (EmA) with slopes of up to two percent (USDA 2015). Soils in the northern portion
of the parcel are classified as Kawaihapai clay loam (KIB)( 31.5% by area), with two to
six percent slopes. These well-drained soils formed in alluvium derived from basic
igneous rock that washed from the adjacent uplands. Soils in two northeastern portions
(the remaining 10% of the property by area) are classified as Lahaina silty clay (LaC3)
with slopes of 7 to 15 percent. See Figure 10, Natural Resources Conservation Service
(NRCS) Soils Survey Map.

Project Impacts and Mitigation

No significant impact to topographic landforms or soils at the subject property is
anticipated. Development of the subject property will require grading for lot preparation
and is likely to reduce the overall elevation of the parcel and reduce the difference of
elevation at the lower and higher sections of the parcel. All earthwork will comply with
the City and County of Honolulu’s grading regulations. A construction grading permit
will be required.
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Figure 10: NATURAL RESOURCES CONSERVATION SERVICE (NRCS) SOILS SURVEY MAP
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3.4 HYDROLOGY

According to the Aquifer Identification and Classification for O“ahu, the subject property
overlies the Waialua aquifer system of the North Oahu aquifer sector. Two aquifer types
exist within this portion of the Waialua aquifer system. The first contains groundwater
that is basal and unconfined and found in sedimentary-type geology. Water from this
aquifer is ecologically important, has a low salinity of 200 to 1,000 milligrams per liter
(mg/l) of chloride, is irreplaceable, and has a high vulnerability to contamination. The
second aquifer type contains groundwater that is basal and confined and found in flank-
type geology. It can be used for drinking, has a low salinity of 250 to 1,000 mg/l of
chloride, is irreplaceable, and has a low vulnerability to contamination.

The parcel lies between two major streams, Anahulu and Opau‘ulu. Flowing from the
Ko‘olau Mountains to the Waialua coast, the Anahulu Stream is about 1200’ to the north
of the project area. At seven miles long, Anahulu Stream is O‘ahu’s longest watercourse.
Beginning in the Wahiawa-Helemano area of the Central Plateau, a tributary of the
Paukauila Stream, the Opau‘ulu Stream, flows approximately 1800’ to the south of the
property. The confluence of the Opau‘ulu and the Helemano then forms the Paukauila
Stream which begins approximately one-half mile south of the project area.

Project Impacts and Mitigation

No long-term impacts to groundwater aquifers or surface waters are expected to result
from acquisition of the property and its use for residential and commercial development.

Although the project area does not contain any stream or wetland habitats, it is close to
several wetland areas (within 0.5 miles). These wetlands support several species of
endangered waterbirds. Construction activities have the potential to impact the water
quality of the nearby Hale‘iwa Marsh and coastal waters. Best management practices
will be implemented to minimize risk of siltation and pollution through construction
related stormwater runoff,

3.5 FLOOD AND TSUNAMI HAZARD

According to the Flood Insurance Rate Map (FIRM) prepared by the Federal Emergency
Management Agency, the subject property is located in Zone “X” which is an area that
has been determined to be outside the 0.2% annual chance floodplain and outside of the
500 year floodplain (see Figure 11). According to the State Civil Defense Tsunami
Evacuation Zone maps, the subject property is not within a tsunami evacuation zone (see
Figure 12).

Project Impacts and Mitigation

Based upon the development plan, an increase of impervious surfaces (e.g. structural
roofs, walkways, and roads) and a land use change from agriculture to mixed use
development is expected. The anticipated increase in peak flow and runoff volume will
be mitigated so that the proposed peak flow is attenuated to match predevelopment peak
flow.
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Although conceptual at this stage, the storm water management plan will include proven
and effective measures to meet the requirements of the State of Hawai‘i, Department of
Health, Clean Water Branch (CWB), amended Hawai‘i Administrative Rules Chapters
11-54 (Water Quality Standards), and 11-55 (Water Pollution Control). These measures
are likely to incorporate on-site storm water retention basins with controlled release rates
and detention/infiltration facilities where soil conditions are conducive, to help mimic the
existing runoff conditions.

In addition, a suite of water quality enhancement measures will be explored and
implemented as applicable to reduce sediment and pollutant loadings that are typically
associated with urban runoff. The water quality enhancement measures may include
elements such as grass-lined filter strips, bioswales, infiltration chambers, rain gardens,
cisterns and permeable pavers. The City and County of Honolulu provides storm water
guantity best management practices guidelines that will be used in the design process to
assess the suitability, size and selection of the most appropriate measures.
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Figure 11: FLOOD INSURANCE RATE MAP (FIRM)
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Figure 12: WAIALUA AND HALEIWA TSUNAMI EVACUATION ZONE
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3.6 NOISE

Noise is defined as excessive or unwanted sound. Various local and federal agencies
have established guidelines and standards for assessing environmental noise impacts and
set noise limits as a function of land use.

State of Hawai‘i, Community Noise Control

The maximum permissible noise levels are enforced by the State Department of Health
(DOH) for any location at or beyond the property line and shall not be exceeded for more
than 10% of the time during any 20-minute period. The specified noise limits which
apply are a function of the zoning and time of day as shown in Table 8. In determining
the maximum permissible sound level, the background noise level is taken into account
by the DOH.

Table 1: CoMMUNITY NOISE CONTROL REGULATED NOISE LEVELS
Zoning District Day Hours Night Hours
(7 AM -10 PM) (10 PM =7 AM)
Class A | Residential, Conservation, 55 dBA (exterior) | 45 dBA (exterior)
Preservation, Public Space, Open
Space

Class B | Multi-Family Dwellings, Apartments, | 60 dBA (exterior) | 50 dBA (exterior)
Business, Commercial, Hotel, Resort

Class C | Agriculture, Country, Industrial 70 dBA (exterior) | 70 dBA (exterior)

City and County of Honolulu

The City and County of Honolulu noise ordinances do not regulate traffic or construction
noise. They focus on noise from animals, hospitals, “boom boxes” and the Waikiki Shell.

Project Impacts and Mitigation

According to the DOH Community Noise Control rules, in cases where construction
noise exceeds, or is expected to exceed the State’s "maximum permissible” property line
noise levels, a permit must be obtained from the State DOH to allow the operation of
vehicles, cranes, construction equipment, power tools, etc., which emit noise levels in
excess of the "maximum permissible™ levels.

In order for the State DOH to issue a construction noise permit, the Contractor must
submit a noise permit application to the DOH, which describes the construction activities
for the project. Prior to issuing the noise permit, the State DOH may require action by
the Contractor to incorporate noise mitigation into the construction plan. The DOH may
also require the Contractor to conduct noise monitoring or community meetings inviting
the neighboring residents and business owners to discuss construction noise. The
Contractor should use reasonable and standard practices to mitigate noise, such as using
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mufflers on diesel and gasoline engines, using properly tuned and balanced machines,
etc. However, the State DOH may require additional noise mitigation, such as temporary
noise barriers, or time of day usage limits for certain kinds of construction activities.

Specific permit restrictions for construction activities in the DOH Community Noise
Control rules are:

e "No permit shall allow any construction activities which emit noise in excess of the
maximum permissible sound levels ... before 7:00 a.m. and after 6:00 p.m. of the
same day, Monday through Friday."

e “No permit shall allow any construction activities which emit noise in excess of the
maximum permissible sound levels... before 9:00 a.m. and after 6:00 p.m. on
Saturday."

e “No permit shall allow any construction activities which emit noise in excess of the
maximum permissible sound levels on Sundays and on holidays."

3.7 AIR QUALITY

The U. S. Environmental Protection Agency (EPA) sets national ambient air quality
standards (NAAQS) for six criteria pollutants: carbon monoxide, nitrogen dioxide, sulfur
dioxide, lead, ozone, and particulate matter (PM1o and PM25). Hawai‘i has also
established a state ambient air standard for hydrogen sulfide. The State of Hawai‘i,
Department of Health, operates several air monitoring stations throughout the state
including four stations on Oahu.

Both Federal and State air quality standards in Hale‘iwa are generally met because of
prevalent trade winds and lack of any major stationary pollutant emission sources.
According to the State of Hawai‘i Annual Summary Air Quality Data, measured levels of
PM1o, SOz, and NO2 (nitrogen dioxide) are well within State and Federal ambient air
quality standards for the Island of Oahu (State of Hawaii, DOH 2014).

Project Impacts and Mitigation

Short-term impacts to air quality from fugitive dust may occur during development of the
property. These impacts could result from construction vehicle activities and fugitive
dust from excavation and grading. There are two potential types of air pollution
emissions associated with these construction activities. First, fugitive dust caused by
vehicle movements and excavation/fill activities. Second, vehicles exhaust emissions
from on-site construction equipment. These impacts will be minimized through the
implementation of best management practices to control construction dust and emissions
in compliance with provisions of HAR Section 11.60.1-33. All work will be in
conformance with the air pollution standards and regulations of the State DOH.

Long term impacts to air quality from the proposed project are expected to be minimal.
Vehicle emissions will increase slightly over current levels resulting from the transport of
residents and visitors to the residences and businesses of the proposed development on
the property. The slight increase in vehicle emission resulting for the proposed project is
not expected to cause a significant impact to air quality in the project vicinity.

-31-



Hale‘iwa Parcel Zone Change Draft Environmental Assessment

3.8 ARCHAEOLOGICAL AND CULTURAL RESOURCES

The project area is on the border of Pa‘ala‘a and Kawailoa Ahupua‘a in eastern Waialua
District, O‘ahu. The two large ahupua‘a extended from Waialua Bay to the summit of
the Ko‘olau Range. Most of the parcel is in Pa‘ala‘a Kai, the seaward section of the
ahupua‘a, about a kilometer inland from the coast of Waialua Bay. The parcel’s southern
width is roughly equivalent to the paved two-lane Cane Haul Road (SIHP 50-80-04-
7604) that is in use by vehicular traffic. A gravel one-lane access road extends the entire
length of the parcel’s west side and separates the undeveloped land from Hale‘iwa’s
commercial and residential district.

Archaeological test excavations were conducted on the project parcel (TMK (1) 6-2-
005:002) on November 10 and 11, 2014. Because the property has been disturbed by
construction of the adjacent Joseph P. Leong Highway in the 1990s, there are no
structures or artifacts on the surface of the property. A single re-deposited historic
artifact, an OR&L Railroad iron spike, and a paved portion of the previously recorded
Cane Haul Road (SIHP 50-80-04-7604), were the only historic resources encountered in
the parcel. All six of the test excavations found mixed topsoil and alluvium capping
construction fill resulting from the construction of the adjacent Joseph P. Leong Highway
in the 1990s.

A trash dump, containing artifacts dated to the 1960s to at least the early 1980s and a re-
deposited railroad spike, was encountered in Trench 3. Other than the railroad spike in
the Trench 3 trash dump, no signs of the OR&L Railroad (SIHP 50-80-04-5791) that
once crossed diagonally through the project parcel remain. A 250’ segment of the
previously recorded Cane Haul Road (SIHP 50-80-04-7604) defines the width of the
southern extent of the parcel. This segment is currently a two-lane paved road used for
vehicular traffic. Within the project area, the site has been paved and is currently in use
by vehicular traffic.

Project Impacts and Mitigation

The State Historic Preservation Division (SHPD) reviewed the Archaeological Inventory
Survey (AIS) prepared for the property in December 2014 in accordance with HRS
Chapter 6E-42. The AIS report (Sims et al. 2015) was reviewed and accepted by SHPD
on February 19, 2015. Based on the information contained within the AlS, SHPD
concurred with a determination that no historic properties will be affected by the
proposed project.

No impact to archaeological resources is anticipated as according to the SHPD, no
historic sites are known to be present on the property based on previous archaeological
surveys. No impacts to cultural resources or practices are expected as the site is not
associated with ongoing cultural practices and does not possess any unique resources to
support such activities.

The location of Cane Haul Road (SIHP 50-80-04-7604) has been documented on
topographic maps since at least 1956. There is no further reasonable and adequate
information that can be collected about the 250 length of the road that defines the
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southern base of the project area. The proposed undertaking will have no effect on Cane
Haul Road as it is planned to be kept intact and to continue to be used as a thoroughfare.
No further work is recommended for the site.

Archaeological test excavations indicate that the entire project area has been extensively
covered with construction fill and alluvium during and after construction of the Joseph P.
Leong Highway in the 1990s. The sugarcane field deposits that local informants report
once capped the parcel were removed by grading or leveling prior to the deposition of the
construction. Therefore development of this parcel is very unlikely to affect historic
properties. As the project area has a low probability for containing archaeological
deposits, no impact to archaeological resources is anticipated.

3.9 VISUAL RESOURCES

The project site is clearly visible when traveling in either direction along Joseph P. Leong
Highway adjacent to Hale‘iwa town. The majority of the project area is covered in
vegetation and overgrown by Guinea grass and koa haole shrub. The site’s western
border is lined with koa haole shrubs measuring about five feet tall, which provides a
buffer between the project parcel and adjacent parcels.

The NSSCP identifies the North Shore’s significant scenic resources as open spaces,
scenic shorelines, backdrops of the Wai‘anae and Ko‘olau Mountain Ranges and the
coastal pali. Panoramic views and scenic resources that should be protected throughout
the region are identified on the NSSCP’s Open Space Map, see Figure 13. In the vicinity
of the project site, these resources include the views from Kamehameha Highway of the
Wai‘anae and Ko*olau Mountains, the ocean and shoreline, and Waialua and Hale*iwa
Towns.

Project Impacts and Mitigations

The project is not anticipated to have a significant negative impact on scenic viewplanes
or scenic resources in the vicinity of Hale‘iwa Town. The development’s apartment
structures, with roof pitches up to 34 feet above grade, will be visible when traveling in
either direction along Joseph P. Leong Highway and through gaps in structures when
traveling along Kamehameha Highway through Hale*iwa town. Structures in the north
section of the project will have a higher visibility from both major adjacent roadways,
however all structures will be designed in accordance with design guidelines for the
Hale‘iwa Special District. The design guidelines will control the architectural building
form and landscaping screening that would make the development compatible with the
rural character of Hale“iwa.
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Figure 13: NSSCP OPEN SPACE MAP
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3.10 ROADWAYS AND TRAFFIC

A traffic study was conducted for the proposed project in May 2015. The traffic study
analyzed existing conditions and impacts in the surrounding area as a result of the full
build-out of the proposed development. Vehicular access to the development is being
proposed through Cane Haul Road on the south side of the property and through
‘Opae‘ula Road on the north side with additional dedicated pedestrian access next to
Malama Market. Full build-out of the development is anticipated to occur by the year
2025.

Vehicular Access

Vehicular access to the project property will be provided by Cane Haul Road from the
south and ‘Opac‘ula Road from the north. Both these roads connect to Kamehameha
Highway which is a City and County of Honolulu owned road with the functional
classification of urban minor arterial. This two-lane, two-way, undivided roadway
provides access to the various commercial and residential properties within Hale‘iwa
Town.

Kamehameha Highway is oriented in the north-south direction and runs parallel to Joseph
P. Leong Highway, a State-owned bypass of Kamehameha Highway, which in this area is
a low-speed road lined with commercial businesses. The posted speed limit along
Kamehameha Highway in this section is 25 mph.

Cane Haul Road is currently an agriculture road located approximately 650-feet south of
the main driveway for North Shore Marketplace. Cane Haul Road intersects
Kamehameha Highway at a four-leg signalized intersection.

‘Opae‘ula Road is currently a private two-lane, two-way roadway on the east side of
Kamehameha Highway, located between Lili‘uokalani Protestant Church Cemetery and
ACE Hardware. ‘Opae‘ula Road is controlled by a stop sign at the intersection with
Kamehameha Highway.

Transit Access

The City and County of Honolulu transit system (TheBus) has five bus routes traveling
along Kamehameha Highway through Hale*iwa. Hale*iwa is connected by bus to
Honolulu via Mililani by Routes 52 and 88A. Bus service to windward Oahu
communities and Honolulu is provided by Route 55. Route 76 provides service between
Waialua and Hale‘iwa, and Route 83 provides service between Hale‘iwa and Wahiawa.
These routes can be accessed from bus stops within 350” to 0.1 mile from the property.

Existing Roadway Volumes

In 2013, average daily traffic (ADT) along Kamehameha Highway in the project area was
8,600-11,300 vehicles. This data is based on weekday counts taken by the Hawai‘i
Department of Transportation (HDOT) and included in Historical Traffic Station Maps.
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There were no distinct AM or PM peak hours at either the north or south approaches to
Hale‘iwa along Kamehameha Highway as would normally expected along a road
primarily used for commercial and retail access. The hourly volumes along
Kamehameha Highway at the south end of Hale‘iwa between Pa‘ala‘a Road and Achiu
Lane stayed near or above 900 vehicles from 11:30 AM to 4:00 PM. The peak hour
volume along this section occurred at 3:15-4:15 PM with a total of 950 vehicles. Of the
950 vehicles, approximately 450 vehicles were traveling in the northbound direction and
500 vehicles in the southbound direction. The hourly volume along Kamehameha
Highway at the north end of Hale‘iwa between Kahalewai Place and Joseph P. Leong
Highway stayed above 700 vehicles from 11:00 AM to 4:30 PM. The peak hour volume
along this section of Kamehameha Highway occurred at 2:00-3:00 PM. Of the
approximately 800 vehicles traveling along this section of Kamehameha Highway during
the peak hour, the northbound and southbound splits were equal with 400 vehicles
traveling in each direction.

Intersection Peak Hour VVolumes

Intersection turning movement traffic counts were performed on Wednesday, March 11,
2015 during the weekday AM and PM peak periods (7:30-9:30 AM and 2:15-4:15 PM,
respectively) and on Saturday, March 14, 2015 during the midday peak period (12:30-
2:30 PM) at the intersections of Kamehameha Highway at Cane Haul Road and
Kamehameha Highway at the primary driveway for the North Shore Marketplace. The
AM peak period (7:30-9:30 AM) counts for the intersection of Kamehameha Highway
and Opaeula Road/Kewalo Lane were taken on Thursday, March 12, 2015. The turning
movement traffic counts included the classification of passenger vehicles, heavy vehicles
(buses, trucks, vehicles with trailers), bicycles, and pedestrians (see Table 1).

Table 2: HEAVY VEHICLES, BICYCLES, AND PEDESTRIAN VOLUMES
DURING PEAK PERIOD
Intersection Time Heavy Vehicle Bicycle Pedestrian
Period Volume % Volume Volume
Kamehameha Highway at AM 39 3.9 3 29
Opaeula Road PM * * * *
Saturday * * * *
Kamehameha Highway at AM 50 4.2 14 15
North Shore Marketplace PM 45 2.3 15 130
primary driveway Saturday 39 1.9 22 208
Kamehameha Highway at AM >4 4.6 18 12
Cane Haul Road PM a4 2.3 19 87
Saturday 48 2.2 27 114
*Data was not included in Hale‘iwa Improvement District Project counts.
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Pedestrians and Bicycle Volumes

Pedestrian and bicycles were counted at the study intersections during the AM, PM, and
Saturday two- hour peak periods. The highest volume of pedestrians during the two-hour
peak period was observed at the intersection of Kamehameha Highway and North Shore
Marketplace primary driveway on Saturday March 14th. During this period, 208
pedestrians were counted traveling through the intersection. The highest volume of
bicycles was observed at the intersection of Kamehameha Highway and Cane Haul Road
on Saturday march 14th, with 27 bicycles counted. Bicycle volumes ranged from three
(3) to 19 bicycles during the weekday AM and PM peak periods counts at the three
intersections.

Transit Bus Volumes

The City and County of Honolulu transit system (TheBus) has five bus routes traveling
along Kamehameha Highway through the study area. The five bus routes are Route 52:
Honolulu-Mililani-Hale*iwa, Route 55: Honolulu-Kane‘ohe-Hale*iwa, Route 76:
Waialua-Hale‘iwa, Bus Route 83: Wahiawa Town Express, and Route 88A: North
Shore Express (see Table 2).

Table 3: AVERAGE TRANSIT RIDERSHIP
Route Average No.
Passengers
(Daily)
52 5,000
55 3,900
76 400
52 700
88A 175

Vehicle Level of Service and Volume

Level of Service (LOS) is a term used to describe the conditions of a roadway based on
factors that determine the rate of movement of vehicles along the roadway. LOS are
ranked from A (free flow, the optimum condition) to F (forced or breakdown flow, the
worst condition). The LOS method can be used as a tool to determine whether
modification of a roadway is needed in order to prevent congestion. A Policy on
Geometric Design of Highways and Streets (AASHTO, 2011) states that an
“appropriate” LOS for an urban arterial, which is the classification of Kamehameha
Highway through the study area, is LOS C or D. This assumes that appropriate LOS
for study intersections and turning movements should be LOS D or better.
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Another measure of intersection operation is the volume to capacity (v/c) ratio, which is
the ratio of the volume of traffic utilizing the intersection compared to the maximum
volume of vehicles that can be accommodated by the intersection during a specific period
of time. A v/c ratio under 0.85 means the intersection is operating under capacity and
excessive delays are not experienced. An intersection is operating near its capacity when
v/c ratios range from 0.85 to 0.95. Unstable flows are expected when the v/c ratio is
between 0.95 and 1.0. Any v/c ratio greater than or equal to 1.0 indicates that the
intersection is operating at or above capacity which results in a LOS F per the HCM (TRB,
2010).

Existing (2015) Intersection Conditions (LOS)

Existing (2015) LOS for the unsignalized and signalized intersection and traffic
movements operated at an appropriate LOS D or better during the AM, PM and Saturday
midday peak hours (see Table 3). All movement V/Cs were calculated to be under
capacity. However, field observations indicated that actual vehicle demand is not being
met which results in long queues along Kamehameha Highway at times. This is not
reflected in the intersection LOS calculations because of the inability of these vehicles to
be counted traveling through these intersection.

Existing conditions reflect heavy traffic volumes in the middle of the day, not following
typical peak commuter hours. High pedestrian volumes also exist in the area, especially
during weekends. Even though intersection operations reflect an appropriate LOS, it is
likely that current capacity constraints along the corridor restrict flow. Ongoing and
proposed development in the area is meant to improve the walkability. Resulting LOS
remain appropriate for Future (2025) Without Project conditions.

With the proposed trips resulting from Backyard Hale*iwa, operations at three study
intersections remain appropriate LOS D or better. Improvements should consider
including a minimum of eight-foot wide sidewalks with landscaping and utilities located
in the buffer zone where possible along all driveway access roads to the proposed
Backyard Hale*iwa project.
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Table 4: EXISTING (2015) INTERSECTION LEVEL OF SERVICE
Unsignalized AM Peak Hour PM Peak Hour Saturday Peak Hour
. App | Mvmt
Intersection Delay | v/c | LOS | Delay | v/c | LOS | Delay | v/c | LOS
Kamehameha | wB LR 11.6 | 006 | B 17.7 [ 013 | C 200 | 013 | C
Highway at
Opaeula Road SB L 7.8 002 A 8.7 0.01 A 9.2 0.02 A
Kamehameha L 149 |009| B | 268 |019| D | 303 | 019 | D
Highway at WB
North Shore R 10.2 | 0.04 | B 13.5 | 0.11 B 14.1 | 0.09 B
Marketplace
driveway SB L 80 |003| A | 88 |005| A 91 | 0.06 | A
Signalized A - AM Peak Hour PM Peak Hour Saturday Peak Hour
Intersection PP vmt Delay | v/c | LOS | Delay | v/c | LOS | Delay | v/c | LOS
Intersection 1.8 - A 1.9 - A 3.0 - A
Kamehameha EB LTR - - - - - - 37.7 0.22 D
Highwayat [ \ve | 7R | 359 |009| D | 366 |011| D | 370 | 020 | D
Cane Haul
Road NB LTR 1.3 |022| A 1.7 |033| A 2.2 039 | A
SB LTR 1.3 0.20 A 1.60 | 0.32 A 1.9 0.32 A

Future (2025) Volumes

Changes in traffic volume along Kamehameha Highway, from HDOT Historical Traffic
Station Maps, have been mixed over the past five years. Traffic volumes along
Kamehameha Highway between Pa‘ala‘a Road and Achiu Lane showed an increase of
2.1% annually from 2008 to 2011. Traffic volumes along Kamehameha Highway
between Kahalewai Place and Joseph P. Leong Highway slightly decreased from 2008 to

2013.

The Traffic Impact Analysis Report for the Proposed Hale*iwa Commercial
Redevelopment Project (TMC, 2011) used the O*ahu Regional Transportation Plan 2030
by the O*ahu Metropolitan Planning Organization (MPQ) in April 2006 to determine

background growth. Over a 25-year period, the population of the North Shore of O*ahu

was expected to increase by 5%. A projected background growth in traffic of 0.5% per
year was used in analysis for the Hale‘iwa Commercial Redevelopment Project TIAR.
The O*ahu Regional Transportation Plan 2035 (OahuMPO, 2011) showed that over a
28-year period, the population of North Shore of O*ahu would increase by 13%. This

results in an annual growth of 0.5%. Although population growth is not directly related

to traffic growth, a compounded annual increase of 0.5% was assumed for all traffic
movements along Kamehameha Highway. The increase was applied to the existing
traffic along Kamehameha Highway to obtain the forecasted volumes for Future (2025)

Without Project conditions.
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Project Related VVolumes

The proposed project is assumed to be fully constructed and operational within the next
10 years. Trips generated from the proposed apartments, restaurant and retail
development were calculated using nationally accepted land use rates as provided in the
Trip Generation, 8th Edition (ITE, 2008). Table 4 provides the total project related trips

generated for the proposed development.

An additional 100 parking stalls will be provided within the proposed property to
accommodate parking relocation required as a result of the Hale*iwa Improvement
District Project. To determine the trips generated from the additional 100 parking stalls,
an equivalent ratio of square-footage of commercial area to number of parking stalls was
calculated. This calculation resulted in an approximately 27,100 square-foot
development. The land use that best represents the existing commercial area in Hale‘iwa
Town is “Specialty Retail” and therefore this was used for calculating trip rates.

Table 5: TOTAL PROJECT RELATED TRIP GENERATION
Trip Generation
[II?IIE“:: U:e] Quantity AM Peak Hour PM Peak Hour  |Saturday Peak Hour
ode
Total In Out |[Total| In Out | Total| In | Out
Low-Rise
Apartment 156 units 72 15 57 90 59 31 90 49 41
[221]*
Quality Restaurant | o ¢ ¢ | g~ 0" 0" | 62 | 37 | 25 | 61 | 32 | 29
[931]*
Specialty Retail 19,200 R R .
[814]* of 0 0 0 52 23 29 52 23 29
Farmer’s Market 5,200 s.f. 104 52 52 104 52 52 104 52 52
Additional Parking | 100 stalls 0 0 0 71 31 40 71" | 31" | 40°
TOTAL TRIP GENERATION 176 67 109 379 | 202 | 177 | 378 | 187 | 191

* Source: Trip Generation, 8th Edition (ITE, 2008)
** = Restaurant will only be open during lunch and dinner and therefore it is assumed that no trips will

be generated during the AM peak hour.
+ = Used results from PM trip generation because Saturday rates were not available.
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Project Impacts and Mitigations

Existing conditions reflect heavy traffic volumes in the middle of the day, not following
typical peak commuter hours. High pedestrian volumes also exist in the area, especially
during weekends. Even though intersection operations reflect an appropriate LOS, it is
believed that current capacity constraints along the corridor restrict flow. Ongoing and
proposed development in the area are meant to improve the walkability. Resulting LOS
remain appropriate for Future (2025) Without Project conditions.

With the proposed trips resulting from the project, operations at three study intersections
remain appropriate LOS D or better. Improvements should consider including a
minimum of eight-foot wide sidewalks with landscaping and utilities located in the buffer
zone where possible along all driveway access roads to the proposed project.

Recommendation for Intersection of Kamehameha Highway and Cane Haul Road

The recommended traffic mitigation at the intersection of Kamehameha Highway and
Cane Haul Road is to construct a single-lane roundabout. A roundabout would facilitate
slow speed travel and minimize delay which will provide ease of access for all modes of
travel, including agricultural vehicles, buses, pedestrian and bicycle movements. This
could also serve as a gateway to Hale‘iwa Town that provides the visual cue to slow
down. The roundabout operation results in all approaches operating at LOS A. If
signalization remains, pedestrian crosswalks and pedestrian signals should be provided to
allow for safe access.

Recommendation for Intersection of Kamehameha Highway and ‘Opae‘ula Road

With the project and additional development in the area, the existing intersections of
‘Opae‘ula Road and Kewalo Lane should be considered for realignment to improve
accessibility.

The recommended option to better address turning vehicle traffic conflicts and to calm
traffic speeds along Kamehameha Highway at ‘Opae‘ula Road is the construction of a
roundabout or mini-circle. This improvement would facilitate slower speed travel and
minimize delay which will provide ease of access for pedestrian and bicycle movements.
The analysis results for the alternative indicate a desirable LOS A for all approaches.
While this option is recommended, two (2) other roadway improvement options were
considered to address future with project conditions at the intersection of Kamehameha
Highway and ‘Opae‘ula Road:

1) No change to existing two-lane roadway conditions, requiring all turns to be made
through a single lane. This will likely result in added delay along Kamehameha
Highway however vehicular speeds will remain low as a result of congestion.
Results from this analysis indicate LOS D or better for all movements. This does
not include the intersection with Kewalo Lane since it currently is offset from the
intersection with ‘Opae‘ula Road.

2) Realign opposing streets of ‘Opae‘ula Road and Kewalo Lane to better align, and
provide a dedicated left-turn storage lane at the intersection for each approach

-4]1 -



Hale‘iwa Parcel Zone Change Draft Environmental Assessment

along Kamehameha Highway. This will alleviate delay at the intersection while
containing roadway widening to the extents of the intersection approaches.
Results from the analysis indicate that when Kewalo Lane and ‘Opae‘ula Road
are aligned, all movements operate at LOS D or better during the AM, PM, and
Saturday midday peak hours, except for the eastbound approach during Saturday
midday peak hour which operates at LOS E.

Coordination with City’s Hale*iwa Improvement District Project

Resolution 09-338 (CD1), adopted by the City Council in January 2010, initiated efforts
for the Hale‘iwa Improvement District Project tasked to the City Department of Design
and Construction (DDC). Still in planning stages as of 2015, the improvement district is
expected to include new pedestrian walkways, undergrounding utilities and installation of
landscaping along Kamehameha Highway between ‘Opae‘ula Stream Bridge and
Anahulu River Bridge.

The proposed development’s intersections at Kamehameha Highway and ‘Opae‘ula
Road, and Kamehameha Highway at Cane Haul Road fall within the limits of the
proposed Hale‘iwa Improvement District project and future improvements to these
intersections will require coordination with DDC. Community members attending the
North Shore Neighborhood Board meetings have generally expressed a desire for a
comprehensive planning effort regarding future road improvements on Kamehameha
Highway through the improvement district project. Coordination with DDC regarding
this project was initiated in 2015 and is ongoing. The traffic study (Appendix B of this
Draft EA) prepared for this project was provided to DDC for inclusion in the project as
alternatives for consideration.

Backyard Hale‘iwa, LLC. has committed land space within the project to accommodate
up to 100 parking spaces to replace parking stalls that are expected to be lost as a result of
the Hale‘iwa Improvement District Project. This would result in a significant benefit to
the community and surrounding businesses who are expressing concerns about the
potential loss of street parking along Kamehameha Highway. In addition, Backyard
Hale‘iwa, LLC. anticipates that the City will add a dedicated pedestrian walkway on
TMK (1) 6-2-005: 011, subject to agreement by the current landowner. This would
increase the parking space benefit by creating an approximate 300 foot long pedestrian
access way between Kamehameha Highway and future public parking on the Hale‘iwa
Mixed Use Parcel site.

3.11 WATER SYSTEM

Potable water supply for Hale‘iwa and the project property is provided by the Honolulu
Board of Water Supply (BWS). Currently there are two (2) 8-inch-diameter water
distribution mains located along Kamehameha Highway, roughly 320-feet west of the
project site. The existing access easement at the north is the recommended location for a
new water meter servicing the project. The Board of Water Supply has provided pressure
and flow data for three existing fire hydrants within a 600-foot radius of the project site.
As shown in Figure 14, these hydrants are located on Emerson Road (north) and
Kamehameha Highway (west).
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Project Impacts and Mitigation

An estimate of water demands resulting from the proposed development was calculated
using the Honolulu BWS “Water System Standards” (2002)., the following is an
approximation of the water demands based upon the May 2015 concept plan (Table 6):

Table 6: PROJECTED WATER DEMAND
§ |25 856 |88 [32% ¢
8 g5 |g5% g5 |§z3 ¢
5 =3¢ |88 | 858 8% | 855§ &
Apartments 156 400 gals/ | 62,400 | 93,600 | 187,200 | -- 1,500
918 Square Dwelling | unit gallons | gallons | gallons gallons/
Feet 2 Beds/1 | Units 1hr
Bath /1250 ft
hydrant
Spacing
Commercial 30,000 -- -- -- -- 3,600 | 2,000
Including Square gallons | gallons/
Retail/Farmers | Feet 2 hr
Market/ 1250 ft
Restaurant hydrant
Spacing

The BWS will be consulted with regard to water availability and allocation and to
determine required improvements to the water system.

A conceptual layout of the water distribution and fire protection is shown in Figure 15.
The proposed layout consists of two separate connections at north and south. Because
access to the BWS water main on Kamehameha Highway is further away at the south
end, a proposed easement is needed in order to reach this connection point. Fire hydrants
will have a maximum spacing of 250 feet. Fire department connection (HDC) pedestals
will be located in open areas along the roadway. Fire department access roads shall be
provided such that any portion of each facility is not located more than 150 feet from
access roads as measured by an approved route around the exterior of the facility. The
fire department access road shall extend to within 50 feet of at least one exterior door that
can be opened from the outside providing access to the interior of the building.
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Figure 15: CONCEPTUAL LAYOUT OF WATER DISTRIBUTION AND FIRE PROTECTION

Ling=r Higwrty Sfraciuns

Lraied Aocaas Permitred

Baard

Lot 5-8

| B &
Q. =

|
| L%}

Iy | | H
HALEIWA BACKYARD
PRELIMINARY CONCEPT MASTER PLAN  =owssr vesnsie s

STALLS 75 ALLCW THEIL

THE 5 & FRFL T CORC DT SHD CHAKGES MAT BE SC0RSE
SCALE 1 =200 :

I e : 78T AE

™ . : !
WE™ WATEE MAIN 8* DIRMETER, 3,200 FEET LONG TAMENA TTIZTHAYT
LA PN

+ 300 FEET

(=3 WATER METER 3 EA,
VALVEE AMD VAULT

| = FIRE HYDRAWT 10 EA (HO

COMHRCTIOH ON ERWRESMEHE ATSEWAY T0

§' HWATER HMaZl PARKING 5-FERT CLEARANCE}

: THDEREROURD STORM WATER DETENTION BASIN, DRAIN INLET BOXES AND OVERFLOW
FELIEF (APPRONIMATELY 15 CHAMEERE FER BANE I 28 BANEE - 448 TOTAL CHRMBEERE)

; OVERLAND STORM WATERE FLOW
DIRRCTION

- 45 -



Hale‘iwa Parcel Zone Change Draft Environmental Assessment

3.12 WASTEWATER DISPOSAL

There is no municipal sewer system that services the subject property. The City and County of
Honolulu does not have any plans to construct a collection and treatment systems for the North
Shore area within the proposed schedule. Currently, connection to the City's municipal
wastewater system is not available. The property development will include wastewater treatment
and disposal facilities that utilize one of the following processes: aeration and mixing,
bioreactors, and/or septic tanks and seepage pits.

Project Impacts and Mitigation

The current projected wastewater flow for this development is about 50,000 gallon per day
(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 gravity sewer will convey the wastewater to a
packaged wastewater treatment plant. Wastewater treatment technologies through a modular
type of process like a sequencing batch reactor (SBR) or packaged treatment plant. All
necessary wastewater facilities will be designed in accordance with Hawai‘i Administrative
Rules Chapter 11-62, which specify the Department of Health’s rules relating to wastewater
systems. The wastewater treatment system will produce disinfected secondary reclaimed water
suitable for subsurface irrigation and will be monitored on a monthly basis.

The water will be treated to R-2 quality as described in the Guidelines for the Treatment and Use
of Recycled Water. The wastewater treatment process shall be sized to have additional capacity
and process redundancy to provide a reliable treatment process.

Disposal options

The primary disposal option will be onsite reuse of the R-2 effluent as drip irrigation on the
decorative vegetation throughout the property. Additional disposal will be coordinated with
local farmers where R-2 water (suitable for subsurface irrigation) is suitable. In addition to
onsite reuse, a pipeline connecting to required injection well(s) will be provided for full disposal
and redundancy should the grounds be too saturated for irrigation. The injection wells will be
situated Makai of the State Department of Health UIC line and the Board of Water Supply No-
Pass Zone.

Wastewater collection

Wastewater generated from the 156 apartments and the commercial zone will be collected into a
gravity sewer system. No pump station for these facilities is anticipated however it may become
a factor should the development of the land require it.

Wastewater treatment and disposal

The gravity sewer will convey the wastewater to a packaged wastewater treatment plant.
Wastewater treatment technologies through a modular type of process like a sequencing batch
reactor (SBR) or packaged treatment plant. The water will be treated to R-2 quality as described
in the Guidelines for the Treatment and Use of Recycled Water. The wastewater treatment
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process shall be sized to have additional capacity and process redundancy to provide a reliable
treatment process.

3.13 DRAINAGE SYSTEM

Drainage on the site is currently subdivided into four parallel drainage basins. The terrain is
generally sloped from the east down to the west, with elevations varying at 22 to 35 feet. On-site
storm water runoff exits the project site along the south, west and north perimeters, either as
sheet flow or shallow concentrated flow. The off-site storm water runoff at the east perimeter is
intercepted by the embankment of the Joseph P Leong Highway and a grassed swale at the toe of
the embankment. At the south perimeter, there are existing DOT underground storm water drain
lines and inlets to intercept runoff flowing under the Cane Haul Road underpass.

The existing peak flow storm water runoff analysis for the project site is based upon the City and
County’s “Rules Relating to Storm Drainage Standards (January 2000)” for the design 10-year,
one-hour duration storm of about 2.57 inches. The total peak discharge distributed along the
perimeter is about 10.8 cubic feet per second (cfs) using the Rational Method. Flow lengths are
typically 230 feet in the east to west direction.

The estimated runoff volume of about 122,000 cubic feet (909,000 gallons) was determined by
the Curve Runoff Method using the US Department of Agriculture Natural Resources
Conservation Service (NRCS) TR-20/TR-55 computer program and latest 24-hour duration
rainfall depths and 10-year frequency available through the National Oceanic and Atmospheric
Administration.

Project Impacts and Mitigations

The project will need to comply with the “Rules Relating to Storm Drainage Standards,”
Department of Planning and Permitting, City and County of Honolulu, dated January 2000.
Since the drainage area within the proposed development is less than 100 acres, the recurrence
interval of 10 years was selected as the design basis for the storm water management plan.
Consistent with the City and County of Honolulu standards, the storm drainage system will be
designed to capture and detain the 10-year storm increased runoff from impervious surfaces to
ensure that there are no detrimental impacts on the downstream areas.

As required by the City’s storm drainage rules, the existing/predevelopment condition storm
water peak flow and the estimated runoff volume are to be compared to the proposed/post
developed condition. The City and County requires that the proposed storm water discharge
rates and volumes be limited to predevelopment conditions, unless it can be shown that the
increased runoff can be safely conveyed through existing or planned conveyances, and without
adverse impacts further downstream to the open coastal waters.
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3.14 COMMUNITY FACILITIES

Major community facilities in the vicinity of Hale‘iwa area are noted below.
Medical Facilities

The region’s primary medical facility, Wahiawa General Hospital, is located about 8 miles south
of the project site at 128 Lehua Street in Wahiawa. Wahiawa General Hospital offers emergency
services and all levels of general acute patient care.

Educational Facilities

The Hawai‘i Department of Education oversees public schools in the Leilehua-Mililani-Waialua
Complex Area (also called the Central District). The Central District is further divided into the
Leilehua Complex, Mililani Complex and Waialua Complex areas. There are four (4) public
schools in the NSSCP area: three primary (K-6) schools and one combined intermediate (7-8)
and high (9-12) school. The Wahiawa Community School is located in the Central District.
Individual private schools are also present in this area, including St. Michael’s School
(Preschool-8) and the proposed Aloha Ke Akua High School.

Emergency Responders

The Honolulu Police Department (HPD) District 2 covers central Oahu and is bounded by
Kipapa Gulch and Waiahole Stream on the south, the Waianae mountains on the west, the
Koolau mountains on the east, and the shoreline from Kaena Point through Sunset Beach on the
north. The district includes the communities of Mililani, Kunia, Wahiawa, Whitmore, Waialua,
Hale‘iwa, Waimea, and Sunset Beach. Within the district are several military installations:
Wheeler Army Air Field, Kunia Communications Center, Schofield Barracks, U.S. Navy
Communications Center, and U.S. Army at Helemano. Haleiwa is located within Sector 3
including Waialua and the North Shore.

The Honolulu Fire Department (HFD) Waialua Fire Station (Station 14) is located at 66-420
Hale‘iwa Road in Hale‘iwa, about 0.65 miles west of the project site.

Community Parks and Recreational Resources

The City and County of Honolulu, Department of Parks and Recreation (DPR) manages and
maintains a system of parks on the island of O*ahu. Hale*iwa is located within DPR’s District 4-
Windard. The closest public parks are Hale‘iwa Ali‘i Beach Park and Hale‘iwa Regional Park
located along the ocean about a third of a mile away. Other public parks in the vicinity include
Kaiaka Bay Beach Park, Waialua District Park, and Aweoweo Beach Park. The nearest public
swimming pool is located in Waialua. The City and County of Honolulu’s Park Dedication
Ordinance requires new residential projects to either dedicate land in perpetuity for park and
playground purposes or to pay a fee in-lieu of dedication.

Project Impacts and Mitigation

The proposed project is not expected to have significant negative impacts on community
facilities.

-48 -



Hale‘iwa Parcel Zone Change Draft Environmental Assessment

The project will satisfy the City’s park dedication requirements in conjunction with the
subdivision application, however the proposed method of satisfying the City’s park dedication
requirements, whether to be provided on-site or in-lieu, have not yet been determined.

The proposed residential development will have an impact on the areas schools through increases
in area population. The DOE regularly updates enrollment projections for facilities and program
planning based on current migration patterns, new housing developments, birth statistics,
changes in service boundaries, changes in school organization, and attendance of students from
outside the school service area by district exception. Recent enrollment figures show that all the
DOE schools are operating near or below capacity (City, 2011). Waialua Elementary is
operating near capacity, while other schools may have more space to accommodate additional
students from outside the school’s service boundary. The DOE currently does not project any
new schools for the North Shore. Prior to new residential development approval, the NSSCP
recommends confirmation by DOE that areas school facilities are adequate at existing schools or
proposed schools by the time residential units are occupied.

3.15 SOCIOECONOMIC ENVIRONMENT

The following discussion describes the profile of the existing community and the anticipated
effects of the proposed development on the community.

Demographics

The US Census compiles demographic information on population, housing and employment
every 10 years, with the most recent data available from the year 2010. The proposed
development is located within Census Tract 100-Kawailoa. However, the proposed development
is immediately adjacent to Census Tract 99.02-Hale*iwa, so data from that tract is also
considered. An overview of 2010 demographic characteristics for the County, Kawailoa and
Hale‘iwa census tracts is provided in Table 7.

Table 7: SELECTED POPULATION AND HOUSING CHARACTERISTICS
Characteristic Honolulu | Census Tract | Census Tract
County 100- 99.02-
Kawailoa Hale‘iwa
Population 953,207 3,320 3,740
Median age 37.8 24.8 37
Population in households 917,907 3,170 3,683
Number of households 311,047 1,890 1,112
Average household size 2.95 2.73 3.31
Housing units 315,988 1,309 1,231
Occupied housing units 336,899 1,163 1,112
Percent of total housing units occupied 92.3% 88.8% 90.3%
Renter occupied units 136,660 943 517
Population in renter-occupied units 376,015 2,556 1,518
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Project Impacts and Mitigation

As documented in the 2014 draft Housing O*ahu: Islandwide Housing Strategy, the production
of rental housing is a top priority for the county. The development of the project’s residential
units is intended to provided additional rental housing in Hale*iwa for younger adults and
families, particularly for those working in the area who would choose to walk or bike over
driving. As the table shows, in 2010, the Kawailoa census tract has a very young population, the
median age recorded was 24.8 years old compared to a county median of 37.8 years and
Hale‘iwa median of 37 years. In the Kawailoa District, the average household size of 2.73
persons in 2010 was less than Honolulu County as a whole and Hale‘iwa which was even more
than the County average. These figures suggest that there are larger numbers of households in
Hale‘iwa with young people in the immediate study area than there are in Honolulu County.
Younger adults generally earn less than those in their middle age and young people who are
establishing their first households will benefit from the rental housing proposed.

Assuming a household size of approximately three (3) persons, the proposed development is
expected to increase the population in the area by about 468 persons. This would result in an
approximate 6% increase in population to the combined Kawailoa and Haleiwa areas.

Economic and fiscal impacts associated with the project will include the creation of temporary
construction, real estate, legal, engineering, insurance, retail and other long-term employment
opportunities. New employment opportunities will be created by the additional 30,000 gross
square feet of commercial spaces proposed. New retail and restaurant establishments will need
employees. Local artisans and farmers will be able to sell products in the permanent farmers
market proposed. The proposed development will increase property tax revenue to the City and
County and general excise tax revenue to the State.

There will be an impact from the project on government supported services such as utilities,
schools, public safety, and transportation systems; however, the proposed development is
anticipated to have an overall positive effect on socio-economic conditions by providing
additional housing and long-term employment options for current Hale‘iwa residents. In
addition, Hale*iwa is in need of a permanent space for a farmers market. The proposed farmers
market would provide an added socio-economic benefit.
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4.0 CONFORMANCE WITH PLANS AND
POLICIES

4.1 HAawAI‘l STATE PLAN

The Hawai‘i State Plan, codified as Chapter 226, Hawai‘i Revised Statutes, serves as a guide for
the future long-range development of the State; identifies goals, objectives, policies and priorities
for the State; provides a basis for determining priorities and allocating resources; improves
coordination of federal, state and county activities, and establishes a system to integrate major
state and county activities.

The use of the subject property for commercial and residential development would be consistent
with Chapter 226, Hawai‘i Revised Statutes.

§226 -4 State goals.

1. A strong, viable economy, characterized by stability, diversity, and growth, that
enables the fulfillment of the needs and expectations of Hawaii's present and future
generations.

2. Adesired physical environment, characterized by beauty, cleanliness, quiet, stable
natural systems, and uniqueness, that enhances the mental and physical well-being
of the people.

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

8226 -5 Objective and policies for population.

1. Manage population growth statewide in a manner that provides increased
opportunities for Hawaii's people to pursue their physical, social, and economic
aspirations while recognizing the unigque needs of each county.

7. Plan the development and availability of land and water resources in a
coordinated manner so as to provide for the desired levels of growth in each
geographic area.

8226-19 Objectives and policies for socio-cultural advancement--housing.

2. The orderly development of residential areas sensitive to community needs and
other land uses.

3. The development and provision of affordable rental housing by the State to meet
the housing needs of Hawalii's people.
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4.2 HawAlI‘l REVISED STATUTES CHAPTER 343

The proposed action requires a Change in Zoning and State Land Use Boundary Amendment to
allow the creation of the mixed-use development on the infill lands between the existing
Hale‘iwa Town and Joseph P. Leong Highway. According to the City and County of Honolulu’s
Land Use Ordinance (LUQO), the proposed rezoning action is a “significant zone change” because
the parcel is more than 5 acres and involves a zone change to a commercial and mixed use
zoning district. Therefore, this Draft Environmental Assessment was prepared in accordance
with LUO requirements, Chapter 343 of the Hawai‘i Revised Statutes (HRS) and Title 11,
Chapter 200 of the State Department of Health’s Hawai*‘i Administrative Rules (HAR).

4.3 HAawAI‘l REVISED STATUES CHAPTER 205A

The Coastal Zone Management Act (CZMA) of 1972 (16 USC 1451 et seq.) encourages coastal
states to protect coastal resources consistent with the state’s coastal zone management program.
The objectives of the Coastal Zone Management (CZM) Program are to provide the public with
recreational opportunities, protect historic resources, protect scenic and open space resources,
protect coastal ecosystems, provide facilities for economic development, reduce hazards and
manage development.

Within Hawai‘i, the CZM program was authorized by HRS Chapter 205A, and is administered
by the Office of Planning within the State of Hawai‘i Department of Business, Economic
Development, and Tourism (DBEDT). Actions anywhere within the State of Hawai‘i must
comply with the CZM program. As discussed throughout this document, the proposed project is
not anticipated to have adverse impacts on the area’s recreational opportunities, historic
resources, scenic and open space resources, or coastal ecosystems.

4.4 STATE LAND USE LAW

The State of Hawai‘i Land Use Law, Chapter 205, Hawai‘i Revised Statutes, classifies all lands
in the State into four land use districts: Urban, Rural, Agricultural, and Conservation. The
proposed project would require a State Land Use District Boundary Amendment to change the
designation from Agricultural to Urban. The use of the subject property for commercial and
residential development would be consistent with the Urban designation.

The subject property contains soil classified under the highest productivity rating by the Land
Study Bureau and as Prime Lands by the Agricultural Lands of Importance to the State of
Hawai‘i. This project would result in the loss of 7.525 acres of these lands, however the
proposed property is not currently being use for agricultural cultivation and has not been in use
for many years due to is topography constraints and construction of the Joseph P. Leong
Highway.

Important Agricultural Lands (IAL) are currently being identified by the City and County of
Honolulu in accordance with Hawai‘i Revised Statutes, Chapter 205-44 which identifies eight
standards and criteria that need to be considered when identifying lands that are worthy of the
IAL designation. DPP has also added the ninth criterion for additional consideration. The
criterion are:
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1. Land currently used for agricultural production

2. Land with soil qualities and growing conditions that support agricultural production
of food, fiber, or fuel- and energy-producing crops

3. Land identified under agricultural productivity rating systems, such as the agricultural
lands of importance to the State of Hawai‘i (ALISH) system adopted by the Board of
Agriculture on January 28, 1977

4. Land types associated with traditional native Hawaiian agricultural uses, such as taro
cultivation, or unique agricultural crops and uses, such as coffee, vineyards, aquaculture,
and energy production

5. Land with sufficient quantities of water to support viable agricultural production

6. Land whose designation as important agricultural lands is consistent with general,
development, and community plans of the county

7. Land that contributes to maintaining a critical land mass important to agricultural
operating productivity, and

8. Land with or near support infrastructure conducive to agricultural productivity, such
as transportation to markets, water, or power.

9. Land with agricultural easements.

A review of the current proposed O*ahu IAL GIS online maps show that the project site is not
currently identified as IAL, but contains lands that meet two (2) of the three (3) “top criteria.”
The top three ranked criteria are; 1) sufficient quantities of water, 2) current use for agricultural
production, and 3) soil qualities and growing conditions that support agricultural production.
However, as stated previously, the property is not currently being used for agricultural
production but is identified as ALISH Prime lands. The project site is currently constricted for
agricultural use by the topography and because of the Joseph P. Leong Highway. At present,
there are no irrigation improvements on site.

4.5 CiTY AND COUNTY OF HONOLULU GENERAL PLAN

The General Plan of the City and County of Honolulu is a comprehensive statement of
objectives and policies which sets forth the long-range aspirations of island residents and shapes
the strategies and actions needed to achieve them. The General Plan was adopted in 1992 and
most recently amended in 2002. It is the first level of a comprehensive planning process that
addresses physical, social, economic, and environmental concerns. The rezoning of the subject
property and its use residential and commercial facilities is consistent with the following
objectives and policies of the Honolulu General Plan:

e PART Il: ECONOMIC ACTIVITY. Objective A: To promote employment opportunities
that will enable all the people of Oahu to attain a decent standard of living. Policy 2:
Encourage the development of small businesses and larger industries which will
contribute to the economic and social well-being of Oahu residents.
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e PART Ill: NATURAL ENVIRONMENT. Objective A: To protect and preserve the natural
environment. Policy 8: Protect plants, birds, and other animals that are unique to the
State of Hawai‘i and the Island of O*ahu.

e PART IV: HOUSING. Objective A: To provide decent housing for all the people of
O*ahu at prices they can afford. Policy 8: Encourage and participate in joint public-
private development of low- and moderate- income housing. Policy 12: Encourage the
production and maintenance of affordable rental housing. Objective C: To provide the
people of Oahu with a choice of living environments which are reasonably close to
employment, recreation, and commercial centers and which are adequately served by
public utilities. Policy 3: Encourage residential development near employment centers.

e PART VII: PHYSICAL DEVELOPMENT AND URBAN DESIGN. Objective A: To
coordinate changes in the physical environment of Oahu to ensure that all new
developments are timely, well-designed, and appropriate for the areas in which they will
be located. Policy 6: Encourage the clustering of developments to reduce the cost of
providing utilities and other public services. Policy 7: Locate new industries and new
commercial areas so that they will be well related to their markets and suppliers, and to
residential areas and transportation facilities. Policy 8: Locate community facilities on
sites that will be convenient to the people they are intended to serve.

4.6 CITY AND COUNTY OF HONOLULU LAND USE ORDINANCE

The City and County of Honolulu Land Use Ordinance regulates land use in a manner that will
encourage orderly development in accordance with the General Plan and Development Plans.

The Property is entirely located within the North Shore SCP’s “Community Growth Boundary”
and “Country Town District” designations. The SCP policies for the Hale‘iwa Country Town
call for a compatible mix of “commercial, service industrial and residential uses” which enhance
and preserve the rural town context, while also allowing for a “diverse range of civic, retail,
office, and light industrial uses that meet the needs of residents and visitors.” These policies are
partially accomplished through the guideline that aims to “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).”

The rezoning of the subject property and its use residential and commercial facilities is consistent
with the intent of the North Shore SCP’s “Community Growth Boundary” and “Country Town
District” designations.

4.7 NORTH SHORE SUSTAINABLE COMMUNITIES PLAN

The City’s Development or Sustainable Communities Plans, consist of conceptual schemes for
implementing the development or sustainable community objectives and policies of the City’s
General Plan. The purpose of the plans are to set forth the desired sequence, patterns, and
characteristics of future development or sustainability of a region or community. Therefore,
these plans are detailed guidelines for the physical sustainability or development of the island.
The plans consist of maps depicting the land use pattern, public facilities, open spaces, general
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principles and common provisions, and specific urban design principles and controls. The North
Shore Sustainable Communities Plan (NSSCP), adopted by the City Council via Ordinance 11-3
in May 2011, was prepared as a community-developed guidance document for orderly and
coordinated public and private sector development and to maintain North Shore’s rural character
through growth management and to prevent an undesirable spreading of development. The
proposed Hale‘iwa Mixed Use Parcel development is consistent with the following “Key
Elements” of the vision for the North Shore:

e Maintain the Community Growth Boundary to Protect Agricultural, Open Space, and
Natural Resources

e Promote Hale‘iwa and Waialua Towns as ““Country Towns”

e Direct New Housing to Areas Contiguous to Hale‘iwa and Waialua Towns and Use
Rural Design Guidelines for Rural Residential Development

One of the key elements of the NSSCP’s Vision describes the importance of maintaining the
plan’s Community Growth Boundary in order to protect the region’s large tracts of agricultural
lands, open spaces and natural and cultural resources. The Community Growth Boundary was
first established in 2000 and has remained fixed since then with no new development occurring
outside of its limits, thereby successfully preserving areas outside the boundary for agriculture or
other resource or open space values. In Figure 5 NSSCP Land Use Map, the proposed
development is shown within the Country Town designation and within the Community Growth
Boundary. The following discussion describe areas where the proposed project is consistent with
policies and guidelines in the NSSCP.

Policies: Open Space and Natural Environment

e Maintain open space around existing communities by locating new developments within
or next to existing developments within the Community Growth Boundary. Encourage
compact development patterns and balance the development of desired or necessary land
uses such as affordable housing and public facilities such as schools with the need to
preserve open space.

Guidelines: Agricultural Areas

e Preservation of agricultural areas is essential to promoting agriculture and maintaining
the scenic open space features and rural character of the region. In addition to the
Community Growth Boundary, policies and guidelines are established to protect
agricultural lands from development.

Policies: Agriculture

e Maintain the current agricultural land use and zoning designation of agricultural lands
within the Community Growth Boundary that are in the State Agricultural District and
zoned for agriculture, except for limited “infill”” areas contiguous to Hale*iwa and
Waialua Towns that are designated for future residential.
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Guidelines: Agricultural Lands

e Maintain adequate physical buffers between agricultural land uses and surrounding land
uses.

Guidelines: Agriculture-Based Tourism

e ldentify and develop a convenient, suitable location in or near Hale‘iwa and/or Waialua
Town to establish a farmers’ market where farmers can market products locally.

The proposed project is consistent with these policies and guidelines. The project site is located
entirely within the Community Growth Boundary and conforms to compact development design.
Development proposals contained to the existing Community Growth Boundary contribute
towards preservation of agricultural areas, and maintaining scenic open space features and the
region’s rural character.

The proposed site is located on existing agricultural designated lands and would require a change
in zoning and state land use district boundary amendment, however the project site is currently
constricted for agricultural use by the topography and because of Joseph P. Leong Highway. The
proposed development site meets the guideline exception of allowing for limited “infill” areas
contiguous to Hale‘iwa and Waialua Towns that are designated for future residential.

The proposed permanent farmers market meets the Agriculture-Based Tourism guideline to
identify and develop a convenient, suitable location in or near Hale*iwa and/or Waialua Town to
establish a farmers’ market where farmers can market products locally.

Policies: Residential Communities

e Maintain sufficient inventory of land within the Community Growth Boundary to
accommodate existing and future housing needs.

e Direct future residential development to Hale‘iwa and Waialua within the Community
Growth Boundary, including new apartment districts adjacent to Hale*iwa and Waialua
Towns where increased densities that address affordability may be desired, subject to
community and agency review.

e Provide a mix of housing types and prices to meet the needs of existing residents,
including accommodations which are affordable to low- and moderate-income, gap
group, and elderly households, and other special needs populations.

e Ensure safe and efficient circulation networks that provide bicycle and pedestrian travel
between residential areas and neighborhood destinations such as schools, parks and
neighborhood commercial facilities.

Guidelines: Residential Communities

¢ Alternative development patterns such as clustering and traditional compact layouts to
preserve open space and minimize infrastructure demands

e Low-rise structures, generally not exceeding two stories

e Plantation style architecture

e Relatively narrow roadway widths
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e Minimal amount of paved driveway surfaces

e Landscaping and design alternatives that reduce impervious surfaces, such as grassed
swales rather than curbs and gutters

e Rural-oriented landscaping and fencing

Guidelines: Low Density Apartments

e Densities range from 10 to 20 units per acre. Buildings should not be more than three
stories or exceed 40 feet in height.

e Where possible, enhance the compatibility of development within apartment districts with
adjacent residential uses.

e Employ building form, orientation, location of entries and landscape screening that
reflects single-family residential character and provides greater privacy and individual
identity for housing units.

e Ensure compatibility of building scale, roof form and the quality of materials with those
of adjacent residential areas.

The proposed project is consistent with these policies and guidelines which emphasize the
importance of maintaining the Community Growth Boundary and directing the development of
new housing units, including new apartment districts, to areas in and around Hale‘iwa and
Waialua where increased densities that address affordability may be desired. The project will
provide rental housing to meet the needs of existing residents who desire additional housing
options. The development is located in Hale‘iwa and will provide bicycle and pedestrian travel
options for residents.

The development is consistent with the guidelines for residential communities and low-density
apartments because all zone change applications relating to land in the NSSCP area will be
reviewed by the Department of Planning and Permitting for consistency with the General Plan,
the North Shore Sustainable Communities Plan, and any applicable special area plan. Projects
which involve a significant zone change shall be required to submit an environmental assessment
to the department of planning and permitting prior to an application for a zone change being
accepted. This environmental assessment meets this requirement. The proposed design of
structures is consistent with these guidelines since structures do not exceed two stories and are
intended to be low-rise, plantation style architecture with building heights below 40 feet. The
proposed property is located entirely within the Hale‘iwa Special District. The Special District
guidelines are provided to guide aesthetic and architectural aspects of project development. The
project design and architecture will comply with the Hale‘iwa Special District guidelines and
will be covered in the subsequent Hale‘iwa Special Design District Permit (Major) application.

The proposed development unit density, currently at approximately 24 units per acre, is higher
than suggested in the low density apartment guideline which calls for a range of 10 to 20 units
per acre. This results in an additional 26 units on the site if fully developed, however the
proposed density would be allowed under the proposed zoning designation apartment mixed use
(AMX-1) which is considered a low density zoning designation.
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Policies: Commercial Areas

Preserve and enhance the historic rural ““small town’” character and allow for a
compatible mix of commercial, service industrial and residential uses that complement
the rural town context. Encourage multifamily housing (low-density apartment districts)
and housing for resident senior citizens in close proximity to both Hale‘iwa and Waialua
town centers.

Allow for a diverse range of civic, retail, office, and light industrial uses that meet the
needs of residents and visitors.

Guidelines: Hale*iwa Country Town

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.

Encourage commercial and related activities that are conducive to the pedestrian
character to locate at the sidewalk 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.

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.

Ensure that commercial uses adjoining the Kamehameha Highway corridor include
support facilities such as parking lots and rest rooms that can adequately accommodate
the planned commercial activities.

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).

Maintain Kamehameha Highway as a two-lane thoroughfare through Hale*iwa Town.
Consolidate off-street parking to areas behind buildings, while retaining existing onstreet
parking wherever possible and appropriate. As needed, parking should be rearranged to
accommodate the pedestrian walkway system along Kamehameha Highway.

Within the Community Growth Boundary, the Hale‘iwa Country Town District is designated for
a compatible mix of “commercial, service industrial and residential uses” which must also
enhance and preserve the rural town context, while also allowing for a “diverse range of civic,
retail, office, and light industrial uses that meet the needs of residents and visitors.” See Figure
16. The proposed project will add a mix of commercial and residential uses that complement the
rural town context, including new multifamily housing (low-density apartment) in close
proximity to Hale‘iwa town centers.

Rezoning of the property, which is adjacent the North Shore Marketplace, from agricultural use
to urban uses, is consistent with the Hale‘iwa Country Town guideline to concentrate new
development near existing built areas emphasizing redevelopment and infill along Kamehameha
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Highway, makai of the Hale‘iwa Bypass Road (Joseph P. Leong Highway). The proposed
project is also consistent with Hale‘iwa Country Town guidelines; to consolidate off-street
parking to areas behind buildings and encourage less pedestrian-dependent and conducive
activities to locate behind or above commercial activities so as not to detract from the
commercial retail character of Kamehameha Highway.

Policies: Transportation Systems

e Retain both Kamehameha Highway and Farrington Highway as two-lane thoroughfares,
to maintain the North Shore’s rural character. Provide roadway improvements to
promote pedestrian and vehicular safety and traffic efficiency.

e Improve mobility and connectivity between residences, jobs, shopping, and recreation
areas on the North Shore.

e Ensure that existing regional roadways are adequate to accommodate proposed
development proposals, prior to the construction of such developments.

Guidelines: Transportation Systems

e Provide pedestrian-friendly walkways, off-street parking, bus pull-outs, tour bus
maneuvering areas, and drainage improvements in Hale‘iwa Town.

e 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.

With the proposed project completed, Kamehameha Highway can remain as a two-lane
thoroughfare. As discussed in section 3.10 of this document, the intersections at Kamehameha
Highway and ‘Opae‘ula Road, and Kamehameha Highway at Cane Haul Road fall within the
limits of the proposed Hale‘iwa Improvement District Project and will require coordination with
DDC.

The project development will commit land to accommodate up to 100 parking spaces to replace
parking stalls that are expected to be lost as a result of the Hale*iwa Improvement District
Project. Further, Backyard Hale‘iwa, LLC. anticipates that the City will add a dedicated
pedestrian walkway on TMK (1) 6-2-005: 011, subject to agreement by the current landowner.
This would potentially provide a 300 foot long pedestrian access way between Kamehameha
Highway and future public parking on the Hale*iwa Mixed Use Parcel site and improve
pedestrian mobility and connectivity between residences, jobs, shopping, and recreation areas in
Haleiwa.
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Figure 16: NSSCP HALE‘IWA COUNTRY TOWN AND GROWTH BOUNDARY
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4.8 HALE‘IWA SPECIAL DISTRICT DESIGN GUIDELINES

The proposed property is located entirely within the Hale‘iwa Special District. The Special
District guidelines are provided to guide aesthetic and architectural aspects of project
development. The project design and architecture will comply with the Hale‘iwa Special District
guidelines and will be covered in the subsequent Hale‘iwa Special Design District Permit
(Major) application.

Design controls for the Hale‘iwa Special District, set forth in Section 21-9.90-4, ROH, deal
primarily with the development of buildings, structures, landscaping, parking and architectural
design requirements. The objectives of the Hale‘iwa Special District are set forth in Section 21-
9.90-1, ROH. A brief discussion on how the Project meets the objectives of the Hale‘iwa
Special District is provided below.

@) Preserve and enhance Haleiwa’s existing rural low-rise, human-scaled form and
character, especially along Kamehameha Highway and Haleiwa Road.

All buildings, structures, landscaping, parking and architectural design elements
of the development will be in conformance with the Hale‘iwa Special District
design controls intended to maintain Hale‘iwa’s existing rural low-rise, human-
scaled form and character.

(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.

The project parcel does not contain any scenic resources, historic or
archaeological resources. The proposed project would be considered “new
development” and is in a location identified by the NSSCP within the Hale‘iwa
Country Town designation and Community Growth Boundary. The development
will consist of one-story and two-story buildings with appropriate architectural
elements in conformance with the Hale‘iwa Special District design controls
intended to maintain Hale‘iwa’s existing rural low-rise, human-scaled form and
character.

(c) As entry points to Haleiwa, Weed Junction and Anahulu Stream Bridge should
be given special attention though landscaping and painting embellishment,
respectively.

The project will not impact entry points to Hale‘iwa.

(d) Encourage new development which will complement the significant physical
features, waterways, open space, mature trees and sites in Haleiwa.

The design will be in conformance with the Hale‘iwa Special District design
controls.
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(e)

()

(9)

(h)

(i)

Retain a distinctive pedestrian-oriented commercial area for residents and
visitors.

The proposed project is in close proximity (i.e., walking distance) to employment
within Hale‘iwa Town Center and recognizes that being in such close proximity
to Hale‘iwa’s Town Center, renters will be able to walk to work, and/or ride their
bikes to work. The apartment buildings are designed with interior pedestrian and
bike paths for residents. The developer is coordinating improvements with the
City Department of Design and Construction efforts for the Halwiwa
Improvement District Project which may enhance the pedestrian experience by
providing a dedicated pedestrian access adjacent to Malama Market, connecting
new parking stalls with shops and services along Kamehameha Highway.

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

As stated above, the development will incorporate pedestrian streets to connect
residents to new commercial areas and to Hale‘iwa Town. As a benefit, the
proposed development will provide land for the City to construct 100 parking
stalls to assist with replacing displaced street parking resulting from the City’s
Hale*iwa Improvement District Project which is currently in planning and design
stages. The proposed parking stalls will be located off of Kamehameha Highway’

Enhance the attractiveness and general landscaped open space character of the
area.

Landscaping design elements will be designed in conformance with the Hale*iwa
Special District design controls intended to maintain Hale‘iwa’s existing rural
low-rise, human-scaled form and character.

Preserve and enhance significant views in Haleiwa, especially those within the
highly developed and heavily traveled areas.

The significant views within highly developed and heavily traveled areas in
Hale‘iwa will not be impacted by the Project. As such, these significant views
will be preserved and enhanced.

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.

All roadway, streetlight, street furniture and signage improvements will be
developed in conformance with the Hale‘iwa Special District design controls
intended to maintain Hale‘iwa’s existing rural low-rise, human-scaled form and
character.
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4.9 CiTY AND COUNTY OF HONOLULU SPECIAL MANAGEMENT AREA

The Hawai‘i Coastal Zone Management (CZM) Program, Chapter 205A, Hawai‘i Revised
Statutes (HRS), outlines control, policies and guidelines for development within an area along
the shoreline referred to as the Special Management Area (SMA). CZM policies are
administered by each County. In the City and County of Honolulu, management of lands located
within the SMA is regulated through Chapter 25, Special Management Area, Revised Ordinances
of Honolulu (ROH). Chapter 205A, HRS also establishes the shoreline setback area to further
manage uses along the shoreline. The City and County of Honolulu is delegated authority to
regulate uses located within the established Shoreline Setback Area (SSA) for the island of
O‘ahu. The proposed development is not located within the SMA or SSA established by the City
and County of Honolulu.
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5.0 FINDINGS AND ANTICIPATED
DETERMINATION

The proposed development of residential and commercial properties is not anticipated to have a
significant impact based on the criteria set forth in the State Department of Health Rules, Chapter
200, Title 11, Section 12. The objective of this assessment is to identify and consider the
“significance” of potential environmental effects which includes the sum of effects on the quality
of the environment along with cumulative long-term effects.

As set forth in the State Department of Health Rules, Chapter 200, Title 11, a prescribed set of
13 Significance Criteria is used to determine the project’s impact on the environment. The
project’s relationship to each criterion is discussed in this chapter and followed by the ensuing
anticipated project determination.

5.1 FINDINGS

To determine whether a proposed action may have a significant effect on the environment under
Hawai‘i Administrative Rules Title 11, Chapter 200, the Approving Agency needs to consider
every phase of the action, the expected primary and secondary consequences, cumulative effect,
and the short- and long-term effects. The Approving Agency’s review and evaluation of the
proposed action’s effect on the environment would result in a determination whether: 1) the
action would have a significant effect on the environment, and an Environmental Impact
Statement Preparation Notice should be issued, or 2) the action would not have a significant
effect warranting a Finding of No Significant Impact (FONSI).

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

The proposed action will develop agricultural lands which are currently not being used for
agriculture and have been reduced in value as agricultural or natural resources as a result of the
construction of Joseph P. Leong Highway. The biological survey conducted for the project
determined that the habitat is highly degraded and consists primarily of a variety of non-native
plant species. Because of previous disturbance to the property, the flora and fauna communities
on the property are comprised of non-native birds and plants. Therefore, use of the subject
property for residential and commercial development therefore does not represent an irrevocable
commitment to loss or destruction of any natural flora or faunal resources.

No historic sites are known to be present on the property based on previous archaeological
surveys, and no impacts to archaeological resources are anticipated according to the SHPD. No
impacts to cultural resources or practices are expected as the site is not associated with ongoing
cultural practices and does not possess any unique resources to support such activities.
Therefore the proposed project does not represent an irrevocable commitment to loss or
destruction of any cultural or archeological resource.

2. Curtails the range of beneficial use of the environment;
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The proposed development will not curtail the range of potential beneficial uses of the subject
parcel or surrounding environment. The residential and commercial improvements will provide
a community benefit by providing needed rental housing options in Hale*iwa, a permanent
Farmers Market, and opportunities for construction-related and retail employment, while
resulting in a minimal loss of beneficial uses of the environment because the property is
currently vacant, highly degraded and not being used for agriculture.

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 proposed project is consistent with the State’s policies, goals and guidelines established in
Chapter 344, HRS. The project site has been heavily impacted by grading activities as part of
the Joseph P. Leong Highway construction, resulting in the loss or displacement of all topsoil
and is of minimal value for agriculture. The proposed project will improve and enhance the
nature of the subject property by providing a community-based locus that includes housing,
small businesses and parking, while maintaining the character Hale‘iwa Town. The project is
consistent with the goals of HRS Chapter 344-3 (2) (B): “Creating opportunities for the
residents of Hawaii to improve their quality of life through diverse economic activities which are
stable and in balance with the physical and social environments”.

4. Substantially affects the economic welfare, social welfare, and cultural practices of the
community or State;

The subject property is currently unutilized. In the long-term, the proposed action will have a
beneficial economic impact through the creation of temporary construction, real estate, legal,
engineering, insurance, retail and other long-term employment opportunities. New employment
opportunities will be created by the additional 30,000 gross square feet of commercial spaces
proposed. In addition, Hale‘iwa is in need of a permanent space for a farmers market. The
proposed farmers market would provide an added socio-economic benefit. Local artisans and
farmers will be able to sell products in the permanent farmers market proposed. The proposed
development will increase property tax revenue to the City and County and general excise tax
revenue to the State.

The proposed development is anticipated to have an overall positive effect on socio-economic
conditions by providing additional housing for current Hale‘iwa residents. The proposed project
will provide housing and employment opportunities, particularly for those in the area who would
choose to walk or bike over driving, while maintaining the character of the area. The proposed
project will have a net positive effect on the economic and social welfare of the Hale‘iwa
community.

No impact to cultural practices is anticipated as the subject property is not associated with
ongoing cultural activities and no archaeological sites are known to be present on the property.
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5. Substantially affects public health;

The proposed action is not anticipated to have any environmental impacts that would affect
public health. No hazardous materials will be used during construction, and construction
impacts to water and air quality will be minimized through the implementation of best
management practices. Vehicle emissions will increase slightly over current levels resulting
from the transport of residents and visitors to the residences and businesses of the proposed
development on the property. The slight increase in vehicle emission resulting for the proposed
project is not expected to cause a significant impact to air quality in the project vicinity.

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

Between 2000 and 2010, the Hale‘iwa census tract (tract 99.02) lost 218 people and 16 housing
units, and average household size shrank from 3.55 people per household to 3.31. In addition to
shrinking household sizes, other recent projects in Hale*iwa have removed homes, and others are
being converted to commercial use along the highway. The project improvements will create
needed additional housing and employment opportunities in Hale‘iwa. The long-term
employment as a result of the retail and restaurant redevelopment and a permanent farmers
market will be beneficial to the local economy.

There will be an impact from the project on government supported services such as utilities,
schools, public safety, and transportation systems. However, the slight increase in population
resulting from this project in not anticipated to adversely impact public facilities. The proposed
development is anticipated to have an overall positive effect on socio-economic conditions by
providing additional housing and long-term employment options for current Hale‘iwa residents.

7. Involves a substantial degradation of environmental quality;

The proposed action is not expected to cause a substantial degradation of environmental quality.
No hazardous materials will be used during construction, and construction impacts to water and
air quality will be minimized through the implementation of best management practices. No
significant long-term adverse impacts are anticipated from development of the subject property
for residential and commercial purposes.

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. Between 2000
and 2010, the Hale‘iwa census tract (tract 99.02) lost 218 people and 16 housing units, and
average household size shrank from 3.55 people per household to 3.31. The development of the
project’s residential units is intended to provided additional rental housing in Hale*iwa for
younger adults and families, particularly for those working in the area who would choose to walk
or bike over driving. Assuming a household size of approximately three (3) persons, the
proposed development is expected to increase the population in the area by about 468 persons.

The proposed development is consistent with the growth management goals from the NSSCP
intended to protect the region’s large tracts of agricultural lands, open spaces and natural and

- 66 -



Hale‘iwa Parcel Zone Change Draft Environmental Assessment

cultural resources. Rezoning of the property is consistent with the NSSCP’s “Community
Growth Boundary” and “Country Town District” designations. There have been no large-scale
housing projects built within the Haleiwa area since the 1970s.

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

Because of previous disturbance to the property, the flora and fauna communities on the property
are comprised of non-native birds and plants. No rare, threatened, or endangered species inhabit
the subject property, nor does the site provide a unique or exceptional habitat for rare, threatened,
or endangered species.

10. Detrimentally affects air or water quality or ambient noise levels;

No significant impact to air or water quality or ambient noise levels are anticipated to result from
the proposed action. Short-term impacts during construction of facilities will be minimized
through the implementation of best management practices to control construction dust and
emissions in compliance with provisions of HAR Section 11.60.1-33. All work will be in
conformance with the air pollution standards and regulations of the State Department of Health
(DOH).

Long term impacts to air quality from the proposed project are expected to be minimal. Vehicle
emissions will increase slightly over current levels resulting from the transport of residents and
visitors to the residences and businesses of the proposed development on the property. The
slight increase in vehicle emission resulting for the proposed project is not expected to cause a
significant impact to air quality in the project vicinity.

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 water.

The subject property 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.

12. Substantially affects scenic vistas and view plans identified in county or state plans or studies.

Although the proposed residential and commercial structures will be visible when traveling in
along Joseph P. Leong Highway, all structures will be designed in accordance with design
guidelines for the Hale‘iwa Special District. The design guidelines will control the architectural
building form and landscaping screening that ensure the development is compatible with the
rural character of Hale“iwa.

Development of the subject property for residential and commercial purposes will not affect
scenic vistas or view planes. The proposed development will comply with the Hale‘iwa Special
District architectural design guidelines to ensure it preserves the unique character of Historic
Hale‘iwa Town.
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13. Requires 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.

5.2 ANTICIPATED DETERMINATION

Based upon the information and results of the assessments conducted for the project site, a
Finding of No Significant Impact (FONSI) determination is anticipated for the proposed
rezoning and development of the subject property.
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6.0 AGENCY AND PUBLIC CONSULTATION

6.1 NORTH SHORE NEIGHBORHOOD BOARD MEETING

The proposed project was presented to the North Shore Neighborhood Board No. 27, at their
February 2015 meeting. At the meeting, the Board took action to oppose BMX-3 zoning as well
as any other zoning that does not keep with the country character of Hale‘iwa Town.

6.2 PRE-ASSESSMENT CONSULTATION

Pre-assessment consultation comments were solicited from the following government agencies
and organizations. Comments received are included in Appendix A of this Environmental
Assessment.

Federal Agencies
U.S. Department of Agriculture

State of Hawai‘i Agencies

Department of Agriculture

Department of Business, Economic Development & Tourism
Department of Education

Department of Health

Department of Land and Natural Resources

State Historic Preservation Division

Department of Transportation

City & County of Honolulu Agencies
Board of Water Supply

Department of Community Services
Department of Design and Construction
Department of Environmental Services
Department of Facility Maintenance
Department of Planning and Permitting
Department of Parks and Recreation
Department of Transportation Services
Honolulu Fire Department

Honolulu Police Department

North Shore Neighborhood Board No. 27
Honolulu City Council
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Method for determining peak hour: Total Entering Volume

Type of peak hour being reperted: System Peak
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APPENDIX B

TheBus Route Schedules and Maps
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Appendix E: Water and Drainage Report
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