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January 12, 2016

Mr. Scott Glenn, Interim Director

State of Hawaii

Department of Health

Office of Environmental Quality Control
235 South Beretania Street, Suite 702
Honolulu, Hawaii 96813

Dear Mr. Glenn:

SUBJECT: Chapter 343 Hawaii Revised Statutes
Draft Environmental Assessment
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Project: Park Kalia

Applicant: Best Hospitality, LLC

Agent: Kusao & Kurahashi, Inc. (Keith Kurahashi)

Location: 2055 & 2057 Kalakaua Avenue - Waikiki

Tax Map Key: 2-6-6:1&4

Proposal: The Applicant, Best Hospitality, LLC, proposes to demolish the

former two-story Kyoya restaurant and parking structure and
construct a 26-story, 350-foot high condo-hotel with up to 170
units, restaurant, wedding chapel, recreational facilities, parking
structure, and appurtenant site improvements. The site is
located along Kalakaua Avenue and adjacent to Luana Waikiki
condo-hotel and Fort DeRussy.

With this letter, the Department of Planning and Permitting hereby transmits the Draft
Environmental Assessment (DEA) and anticipated finding of no significant impact
(DEA-AFONSI) for the Park Kalia project located on Tax Map Key Parcels 2-6-6:1 and 4 in the
Waikiki District on the island of Oahu, for publication of the project summary of the DEA in the
next edition of The Environmental Notice on January 23, 2016.

We respectfully request publication. Enclosed are two hard copies and one electronic
copy of the DEA and the Publication Form. The Publication Form, including project summary,
was also sent via electronic mail to your office.



Mr. Scott Glenn
January 12, 2016
Page 2

Should you have any questions, please contact Joette Yago of our Urban Design Branch
at 768-8034 or via email at jyago@honolulu.gov.

Very truly yours,

/
X
2R George |. Atta-FAICP

Director

Enclosure: DEA, two hard copies and one disk
One copy of OEQC Publication Form

Doc 1313684
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SECTION 343-5(e), HRS
PUBLICATION FORM JAN 2 3 2016

Project Name Park Kalia-Waikiki Condo-Hotel
HRS §343-5 Trigger(s): Use within Waikiki Special District
Island: Oahu

District: Waikiki

TMK: 2-6-1:1and 4

Permits: Waikiki Special District Permit

Grading and Building Permits

Approving Agency:

(Address, Contact Person, Telephone)
Department of Planning and Permitting
City and County of Honolulu
650 South King Street, 7™ Floor
Honolulu, Hawaii 96813
Joette Yago

Phone (808) 768-8034 oa
Se T =
Applicant: ch g m
(Address, Contact Person, Telephone) 2§ = ()
Best Hospitality LLC ox M N
Waikiki Shopping Plaza 22 L <
2250 Kalakaua Avenue, Suite 401 2w M
Honolulu, Hawaii 96815 =x RO

Hiro Matsumura
Phone (808) 926-2315

Consultant:
(Address, Contact Person, Telephone)
Kusao & Kurahashi, Inc.
2752 Woodlawn Drive, Suite 5-217
Honolulu, Hawaii 96822
Keith Kurahashi
Phone (808) 988-2231

Status (check one only):

_X_DEA-AFNSI 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 gegchawaii@doh.hawaii.gov; a 30-day
comment period ensues upon publication in the periodic bulletin.

__FEA-FONSI 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.

_ FEA-EISPN 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.qov; a 30-day
consultation period ensues upon publication in the periodic bulletin.

_ Act172-12 EISPN 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




Applicant Action Publication Form - Page 2

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

The Applicant, Best Hospitality, LLC, proposes to demolish the former two-story Kyoya restaurant and
parking structure and construct a 26-story, 350-foot high condo-hotel with up to 170 units, restaurant,
wedding chapel, recreational facilities, parking structure, and appurtenant site improvements. The

site is located along Kalakaua Avenue and adjacent to Luana Waikiki condo-hotel and Fort DeRussy.

The proposed 350-foot height exceeds the maximum allowable height of 25 feet and City Council
approval. A Finding of No Significant Impact (FONSI) is anticipated.
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BEST HOSPITALITY LLC KUSAO & KURAHASHI, INC.

2250 Kalakaua Avenue, Suite 401 2752 Woodlawn Drive, Suite 5-202
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DRAFT ENVIRONMENTAL ASSESSMENT
PARK KALIA WAIKIKI CONDO-HOTEL PROJECT

WAIKIKI, HONOLULU, OAHU, HAWAI‘l | TAX MAP KEY 2-6-6:1& 4

1. GENERAL INFORMATION

A. APPLICANT/LESSEE Best Hospitality LLC
c/o Hiro Matsumura
Waikiki Shopping Plaza
2250 Kalakaua Avenue, Suite 401
Honolulu, Hawai‘i 96815

B. OWNER Best Hospitality LLC
c/o Hiro Matsumura
Waikiki Shopping Plaza
2250 Kalakaua Avenue, Suite 401
Honolulu, Hawai‘i 96815

C. ACCEPTING AUTHORITY Department of Planning and Permitting
650 So. King Street, 7th Floor
Honolulu, Hawai‘i 96813

D. TAX MAP KEYS 2-6-6:1and 4

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

F. LOCATION 2055 and 2057 Kalakaua Avenue
Honolulu, Hawai‘i
(Figure 1, Location and Zoning Map)

G. LOT AREA 28,761 sf
H. ZONING Resort Mixed Use Precinct (Figure 1)
l. STATE LAND USE Urban

CHAPTER1 | Pagel



PARK KALIA WAIKIKI CONDO-HOTEL PROJECT DRAFT ENVIRONMENTAL ASSESSMENT, DECEMBER 2015

J. DEVELOPMENT PLAN
Land Use Map: Resort Precinct (Figure 2)
Public Infrastructure Map: No improvements affecting the Project Site (Figure 3)
K. SPECIAL DISTRICT Waikiki Special District (Figure 4)
Waikiki Special District - Heights (Figure 5)
L. EXISTING USE Former Kyo-ya Restaurant and Parking Structure

M. AGENCIES CONSULTED PRIORTO State of Hawai'i -
PREPARATION OF THE EISPN
Department of Health - Environmental Health Ad-
ministration
Department of Land & Natural Resources
General Delivery
State Historic Preservation Division
Department of Transportation
City and County of Honolulu-

Board of Water Supply
Department of Community Services
Department of Design & Construction
Department of Environmental Services
Department of Facility Maintenance
Department of Parks and Recreation
Department of Planning & Permitting
Site Development Division
Planning Division
Department of Transportation Services
Honolulu Fire Department
Honolulu Police Department
Waikiki Neighborhood Board

Organizations-

Hawaiian Electric Company
Waikikt Improvement Association

Page2 | CHAPTER1
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LOCATION AND ZONING MAP

FIGURE 1
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DEVELOPMENT PLAN LAND USE MAP

FIGURE 2
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FIGURE 3 PUBLICINFRASTRUCTURE MAP
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WAIKIKI SPECIAL DISTRICT MAP

FIGURE 4
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-URBAN DESIGN CONTROLS (HEIGHT MAP)

WAIKIKI SPECIAL DISTRICT

FIGURE 5
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DRAFT ENVIRONMENTAL ASSESSMENT, DECEMBER 2015 PARK KALIA WAIKIKI CONDO-HOTEL PROJECT

2. PROJECT INFORMATION SUMMARY

The applicant, Best Hospitality (BH), proposes to demolish the existing Kyo-ya Restaurant and
parking garage structures to allow the site to be developed with the Park Kalia-Waikiki Condo-
Hotel Project (“Project”, formerly “One Waikiki”), a 26-floor, 325-foot high (350" with architectural
appurtenances), 170-unit condo-hotel project, with a basement.

PROJECT INFORMATION

BH is submitting this Draft Environmental Assessment to the Department of Planning and Permit-
ting (“DPP”) for processing. BH also plans to submit a request to DPP and the City

Council to allow a 325-foot high (350’ with architectural appurtenances) for the Project and a
Waikiki Special District permit application to DPP for the Project.

This Draft Environmental Assessment (“DEA”) for the Project is prepared pursuant to and in accor-
dance with the requirements of Chapter 343, Hawai‘i Revised Statutes (“HRS”) and Chapter 200 of
Title 11, Hawai‘i Administrative Rules - Environmental Impact Statement Rules. The actions that
trigger this DEA are the proposed development in the Waikiki Special District (“WSD”) and the pos-
sible improvements on City land in the Kalakaua Avenue right-of-way.

The proposed condo-hotel, restaurant and chapel development is permitted in the Resort Mixed
Use Precinct in Waikiki.

2.1 THE PROJECT

BH proposes to demolish the existing buildings on the Project Site and to construct the
Park Kalia-Waikiki Condo-Hotel Project, a 26-floor, 325-foot high (350’ with architectural
appurtenances), 170-unit condo-hotel project, with a basement. The Project will be devel-
oped on two parcels of land (“Project Site”) located at 2055 and 2057 Kalakaua Avenue in
Waikiki, Honolulu, on O‘ahu, on the makai (south) side of Kalakaua Avenue.

The Project will include: in the basement, a mechanical area and lower level auto lift and
elevator areas; the ground floor the Project includes a porte cochere, landscaped gardens
and water feature, lobby, front desk, concierge, office, restaurant, back of house, loading
zones, and two auto lifts; mechanical parking levels on Levels P1 through P4; above Level P4
on the 2nd floor a swimming pool, deck, fitness center, spa, pool bar, restrooms and back
of house; on the 3rd floor, a restaurant, lounge, private dining, kitchen, and storage; the
4th through 11th floors will have 10 condo-hotel units per floor (one one-bedroom and nine
studio units); the 12th through 20th floors will have 8 condo-hotel units per floor (two one-
bedroom and six studio units); the 21st floor will contain three penthouse units, two one-
bedroom and one two-bedroom units; and the 22nd floor will have a wedding chapel, guest
lounge, storage, office, family lounge, bridal salon restrooms, back of house and gardens
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and water features. Including parking levels, the building will have 26 floors. Although the

Project has 155 condo-hotel units planned, up to 15 of the one and two bedroom units will

be lock off units, increasing the condo-hotel unit count to 170 units.

A Conceptual Design showing the proposed improvements is provided in Appendix A.

-

o e Ceumals

= = =g

WAIKIKT GATEWAY
*PARK

History of the Height Limit for the Project Site

1969
Jan.

The Project Site and other adjacent parcels (“privately owned parcels”) not part
of Fort DeRussy were zoned B-5 Resort Commercial District and under the
Comprehensive Zoning Code (CZC), Ordinance No. 3234, these parcels had a
350-foot height limit, except for the first 35 feet fronting the street (Kalakaua
Avenue) which had a 25-foot height limit.

1976
Apr.

These privately owned parcels were rezoned from the B-5 Resort Commercial
District to Resort Hotel Precinct and under the CZC, Waikiki Special Design
District (Ordinance No. 4573) had a 25-foot height limit.
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1986 With the adoption of the Land Use Ordinance (LUO), Ordinance No. 86-96,

Oct. these privately owned parcels were zoned Resort Commercial Precinct on the
Use Precinct Map (Exhibit 13); designated Park on the Circulation Plan (Exhibit
14); and designated “Land Areas Recommended as Open Space” with a 25-foot
height limit on the Urban Design Controls Map (Exhibit 15).

1992 These privately owned parcels were re-designated on the Primary Urban
Dec. Center (PUC) Development Plan Land Use Map from Commercial to Park by
Ordinance No. 92-144.

1993 The re-designation of these privately owned parcels to Park on the PUC
Development Plan resulted in an attempt to rezone these parcels from the
Resort Commercial Precinct to a Public Precinct on the Use Precinct Map
(Exhibit 21-9.13). In the Public Precinct permitted uses were limited to “Public
uses and structures, including accessory activities operated by private lessees
under supervision of a public agency.” The City Council based on testimony
received on this proposed rezoning decided to let the parcels remain in the
Resort Commercial Precinct.

1996 These privately owned parcels were re-designated on the Primary Urban
Mar. Center (PUC) Development Plan Land Use Map from Park to Commercial by
Ordinance No. 96-13.

1997 These privately owned parcels were zoned Resort Commercial Precinct on the

Aug. Use Precinct Map (Exhibit 7.13); the Circulation Plan Exhibit 14 was eliminated;
and designated with a 25-foot height limit on the Urban Design Controls Map
(Exhibit 15). In August 1997, on Exhibit 15 the Project Site and other adjacent
parcels were no longer designated as “Land Areas Recommended as Open
Space”.

2011 These privately owned parcels were rezoned from Resort Commercial Precinct

Dec. to Resort Mixed Use Precinct on the Use Precinct Map (Exhibit 21-9.13) by
Ordinance No. 11-31 and continued to be designated with a 25-foot height
limit on the Urban Design Controls Map (Exhibit 21-9.15).

2015 These privately owned parcels continue to be zoned Resort Mixed Use Precinct
Dec. on the Use Precinct Map (Exhibit 21-9.13) and continue to be designated with a
25-foot height limit on the Urban Design Controls Map (Exhibit 21-9.15).
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Between January 1969 and April 1976, these privately owned parcels (including the Project
Site) were zoned B-5 Resort Commercial District with a maximum height limit of 350 feet,
except for the 35 feet of the street frontage which had a 25-foot height limit. The Hale
Makai Hotel (now Luana Waikiki Hotel and Suites) was constructed in 1969 and is 16 stories
high (about 160 feet) and with about 225 units.

In April 1976, with the adoption of the Waikiki Special Design District, these privately
owned parcels were rezoned to the Resort Hotel Precinct and the height limit was reduced
from 350 feet to 25 feet. This action turned the Luana Waikiki Hotel and Suites (Luana
Waikiki) into a nonconforming structure as far as height. This also significantly reduced
the development potential of these privately owned parcels.

With the adoption of the LUO in October 1986, these privately owned parcels were rezoned
from the Resort Hotel Precinct to the Resort Commercial Precinct and recommended for
open space on the Urban Design Controls Map. The use with a was downzoned in 1976
from were 1986 were treated as a park/open space area in the Land Use Ordinance, possibly
with the idea that the City would one day purchase these parcels at a significantly reduced
price from the early parcel values under the H-2 Hotel District zoning with a 350-foot
height limit.

In 1992, the applicant believes the re-designation of these privately owned parcels on the
PUC Development Plan Land Use Map was done in error. If the City intended to acquire
these parcels for park use, rather than designate them Park on the Land Use Map, they
should have placed a symbol on the PUC Public Facilities Map, which would have allowed
for City acquisition in the future. This is the process that is followed when the City in-
tends to acquire privately owned parcels. The Park designation on the Land Use Map led
to a proposed downzoning to a Public Precinct which would have severely restricted use
of the property to “Public uses and structures, including accessory activities operated by
private lessees under supervision of a public agency.” Fortunately the City and City Council
eliminated this proposed rezoning from package of zone changes and kept these privately
owned parcels in a Resort Commercial Precinct.

In 1996, the error on the Land Use Map was corrected and the privately owned parcels were
re-designated from Park to Commercial.

The applicant feels that there is an opportunity to restore the previous 350-foot height
limit for the Project Site under the existing LUO, Waikiki Special District (WSD) provision
that allows an increase in height limit to 350 feet, provided certain public views are not af-
fected.
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2.2

This process would require processing of a WSD, Major permit and concurrent with the
processing of the WSD permit requesting an increase in the allowable height of the build-
ing to 325 feet (350’ with architectural appurtenances), provided the Project meets certain
criteria in the WSD, in accordance with Sec. 21-9.80-4(g)(3). Sec. 21-9.80-4(g)(3) states as
follows:

“The council by resolution may approve a building that exceeds the building height limits es-
tablished in Exhibit 21-9.15 and on the zoning map, provided that the council determines that
the building with the added height would not be visible within the view cones from the Punch-
bowl lookouts towards Diamond Head and the horizon line of the ocean or from the Kalakaua
Avenue frontage of Fort DeRussy towards the slopes and ridgeline of the Koolau Range, and
the building does not exceed a height of 350 feet.”

The Project will not be visible within the view cones from the Punchbowl lookouts towards
Diamond Head and the horizon line of the ocean, as shown in Appendix A2, View Corridors.
The Project will also not impact the view from any Kalakaua Avenue frontage of Fort De-
Russy towards the slopes and ridgeline of the Koolau Range.

The 25-foot height limit for the Project Site will not serve to protect mauka views from
Fort DeRussy because the area between the Project Site and the Ala Wai Canal between
Kuamoo Street and Kaiolu Street has a 300-foot height limit (Figure 5). As this area is re-
developed according to the allowable height, views of the Koolau Range from Fort DeRussy
will be blocked for this section of Fort DeRussy.

PUBLIC BENEFITS

The Project will provide multiple public benefits including:

» The Project implements the City’s vision for Waikiki described in the Primary Urban
Center Development Plan (PUCDP). Specifically, that vision seeks private reinvestment
in the physical plant of Waikiki to allow Waikiki to remain the State’s most popular
tourist destination.

»  The Project will comply with the WSD design guidelines providing landscape and build-
ing elements that will convey a Hawaiian sense of place.

» The Project will provide an increase in public open space including 7,708 square feet of
landscaped open space and walking paths on the ground floor.

» The Project will provide a greater average setback along Kalakaua Avenue and greater
landscaping in the front yard and throughout the property to enhance the pedestrian
experience for visitors and local residents alike.
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» The Project is intended to become an important condo-hotel destination located to
energize this portion of Kalakaua Avenue towards the west end of Waikiki which meets
the demands of today’s urban resort destination visitor.

» The Project will provide 170 additional condo-hotel rooms in Waikiki of which approxi-
mately 85% are anticipated to be in a hotel rental program, which will help to replace
some of the hotel units that have been lost in recent years and units in existing hotels
planned for closure.

The hotel units lost in Waikiki since 2003, include the Ohana Waikiki Hobron Hotel
conversion of 596 hotel rooms to the Windsor, a 181-unit condominium; the net loss
of 1,300 hotel rooms at the Waikiki Beach Walk redevelopment; and the loss of 358
hotel rooms of the Miramar Hotel for the International Market Place redevelop-
ment, totaling 2,254 hotel units.

The proposed Princess Ka‘iulani/Diamond Head Tower (Moana) redevelopment will
result in the net loss of 430 hotel units. The total hotel units lost and to be lost will
be 2,684 units.

The most recent redevelopment project planned at the Waikiki Parc Hotel will have
areduction from the existing 297 rooms into 126 1-bedroom and 2-bedroom rooms
(reducing the unit count by 171 rooms).

The total hotel units lost and to be lost will be 2,855 units. This reduction in units is
however off set by planned units at the Ritz Carlton | and Il with 641 units planned;

the Hilton Hawaiian Village with 550 units planned; the 133 Ka‘iulani with 246 units
planned and this Project with 170 units planned. The net result is still a reduction of

1,248 units in Waikiki, resulting in a net reduction of tourist capacity in Waikiki.

» The Project will offer an economic and job-creating stimulus for the local economy, dur-
ing the construction period, with increases in construction jobs while being built. Upon
completion, it will provide approximately 110 full-time equivalent hotel jobs as well as
support jobs.

» The Project will provide an increase in property values for the City and County of Ho-
nolulu (the “City”) resulting in an estimated increase in annual property taxes (from
$132,000 to $1,049,000, an increase of $917,000), a portion of the General Excise
Taxes (“GET”) for rail estimated at $142,000, and estimated hotel room tax (portion of
$2,141,000) and generates additional estimated tax revenue to the State in terms of col-
lections from GET taxes estimated at $1,190,000 and hotel room tax (major portion of
$2,141,000). Total taxes generated annually estimated at $4,390,000.

» The Project will be designed, maintained, and operated employing best practices for
energy efficiency and environmental sustainability for projects of its kind.

The Project will review all applicable LEED rating systems, use the certification

standards as guidelines, and pursue certification when financially feasible. LEED
(Leadership in Energy and Environmental Design) is an internationally recognized
building certification system intended to provide building owners and operators
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a concise framework for identifying and implementing practical and measurable
green building design, construction, operations and maintenance solutions.

The Project will implement low-flow plumbing fixtures, explore waterless urinals,
and incorporate efficient landscape irrigation systems in an effort to further reduce
wastewater and potable water demands.

The Project will reduce material waste through effective construction and opera-
tional recycling programs.

» Lastly, toillustrate that Celebrating, Stewarding and Sustaining the Cultural and His-
torical Legacy of Kalia is the basis of which The Project has been developed, The Project
will make a commitment to the creation, operations and coordination of programing
for Parks in Kalia, Waikiki.

The creation of a new park in Waikiki to be called Park Kalia. Improvements to in-
clude native landscaping, water features and culturally based interpretive art and
signage.

Coordinated off-site improvements to neighboring parks and open spaces, Kalakaua
Park (Waikiki Gateway Park) and Fort DeRussy, to create greater connectivity.

Commitment to providing an on-site cultural historian to provide insight and edu-
cate park users.

Commitment to provide cultural programing, open to the public, to honor and per-
petuate the history and cultural significance of Kalia, Waikik.

Work with the management groups of Kalakaua Park (Waikiki Gateway Park) and
Fort DeRussy Park to coordinate activities and programing.

23 POTENTIAL ADVERSE IMPACTS

Potential short-term adverse impacts include the following:

2.3.1 Construction Noise, Short-Term Impact

Y. Ebisu & Associates has prepared the “Acoustical Study for the One Waikiki Proj-
ect, Waikiki, O‘ahu, Hawai'‘i ” for the Project (“Acoustical Study”) dated July 2015.
The Acoustical Study in its entirety is provided in Appendix B.

Chapter VII. Discussion of Project-Related Noise Impacts and Possible Mitigation
Measures”, includes a discussion of potential short-term noise impacts from the
Project which states in part as follows:

“Noise sensitive receptors who are predicted to experience the highest noise levels
during construction activities, are located at the neighboring Aqua Luana Waikiki
Hotel and at the Fort DeRussy Chapel. Predicted construction noise levels during
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demolition and site preparation phase of the work on the project site ranged from

53 to 95 dBA (plus or minus 5 dBA). The highest noise levels during construction are
expected to occur at the Aqua Luana Waikiki Hotel west of the project site during the
demolition and site preparation work, where buffer distances are relatively small (in
the order of 15 to 50 feet). On the makai (south) side of the project site where the
Fort DeRussy Chapel is located, construction noise levels during demolition and site
preparation are predicted to range from 56 to 86 dBA. Adverse impacts from con-
struction noise are not expected to be in the ‘public health and welfare’ category due
to the temporary nature of the work, and due to the administrative controls available
for regulation of construction noise. Instead, these impacts will probably be limited to
the temporary degradation of the quality of the acoustic environment in the immedi-
ate vicinity of the project site.”

2.3.2 Construction Air Quality, Short-Term Impact

TRC Solutions, Inc. has prepared the “Air Quality Study for the Proposed Park Kalia-
Waikiki Condo-Hotel Development” (“Air Quality Study”) dated November 2015. The
Air Quality Study in its entirety is provided in Appendix C.

Short term impacts on air quality are expected to be primarily related to engine
exhaust from on-site construction equipment and fugitive dust generated by the
construction activity.

As stated in Section 5.0 Short-Term Project Impacts:

“For construction projects such as this, the largest on-site equipment emissions
generally come from diesel engine exhaust. The main pollutants contributed by diesel
engines are NOx and CO. The CO emissions from the diesel-powered construction
engines is expected to be low compared to the vehicles on nearby roads. In addition,
existing concentrations of CO measured are well below, approximately 80% below,
the more stringent of the applicable standards. Diesel engine NOx emissions do tend
to be higher in comparison to gasoline engines. However, construction emissions are
temporary (as opposed to a permanent engine installation such as a generator) and
unlikely to cause a violation of state or federal standards. In 2014, the recorded 1-hour
NO2 emissions value was approximately 80% below the applicable federal standard
(there is no state standard), and this value is the result of a three year average. Also in
2014, the recorded annual NO2 value was approximately 90% below the state stan-
dard, the more stringent of the two standards.”
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2.3.3

234

“Though reasonable precautions to avoid fugitive dust are expected to be determined
on a case by case basis, the Clean Air Branch of the Hawai‘i Department of Health
provides a number of emission control techniques. These precautions can include mea-
sures such as using water to suppress dust, establishing and monitoring speed limits
for on-site vehicles, and covering material being transported. It is recommended that
a dust control plan be created and implemented during construction.”

Construction Impact on Traffic and Pedestrians, Short-Term

During the construction phase there will be impacts to pedestrians and vehicular
trafficin the area due to construction activity on-site and possibly affecting side-
walk areas and the street, during certain construction activities.

Potential long term adverse impacts include the following:

Noise Impact, Long-Term

Chapter VII. Discussion of Project-Related Noise Impacts and Possible Mitigation
Measures”, includes a discussion of potential long-term noise impacts from the
Project which states in part as follows:

“Noise impacts from project related traffic along the roadways which are expected to
service the project are not expected due to the relatively low levels of project related
traffic when compared to the noise levels of non-project related traffic and other
noise sources. In addition, the existing resort units which are located in the immediate
vicinity of the project are currently provided with air conditioning.

“Parking Garage and Other On-Site Sources. The underground parking area’s ventila-
tion openings and/or exhaust fans may require sound attenuation treatments so as to
not exceed State Department of Health noise limits at the project’s property boundar-
ies. Audible tire squeal noise from the circulation and parking areas of the project are
possible.

“Mechanical equipment, such as air conditioning chillers or cooling towers, and ga-
rage and kitchen ventilation fans are the primary on-site noise sources expected to be
located on the project site. These equipment, singly or together, have the potential
of exceeding the allowable property line noise limits of the State DOH noise regula-
tion (Reference 4). The State DOH noise limits which apply along the property lines
of resort districts are 60 dBA and 50 dBA during the daytime and nighttime periods,
respectively, where the daytime period is from 7:00 am to 10:00 pm, and the night-
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time period is from 10:00 pm to 7:00 am. Typical noise levels of untreated mechanical
equipment are significantly higher (by at least 10 dBA) than the allowable DOH noise
limits, such that sound attenuation treatment of the mechanical equipment will prob-
ably be required for compliance with DOH regulations.

“The Club Lounge may be a source of low frequency music sounds which can propagate
outdoors if exterior windows or open lanai doors are used at the exterior walls.”

2.3.5 Air Quality Impact, Long-Term

As stated in part in Chapter 7.0 Conclusions and Recommendations of the Air Qual-
ity Study:

“Long-term impacts from the project, occurring after construction when the facility is
operational, are not expected to be significant. The modeled worst-case concentra-
tions resulting from increased traffic from operation of the proposed project for CO
remain well within the national and state air quality standards.”

2.4 MITIGATION MEASURES

Certain impacts from the proposed development could be significant, so the following
mitigation measures are planned.

2.4.1. Construction Practices
2.4.1.1 Construction Noise Impact, Short-Term Mitigation

Y. Ebisu & Associates has prepared the “Acoustical Study for the One Waikiki Proj-
ect, Waikiki, O‘ahu, Hawai‘i ” for the Project (“Acoustical Study”) dated July 2015.
The Acoustical Study in its entirety is provided in Appendix B.

Chapter VII. Discussion of Project-Related Noise Impacts and Possible Mitigation
Measures”, includes a discussion of short-term noise impacts and mitigation mea-
sures for the Project that is stated in part as follows:

“Severe noise impacts are not expected to occur inside air conditioned structures
which are beyond 70 to 450 feet from the project construction sites. Inside natu-
rally ventilated structures, interior noise levels (with windows or doors opened) are
estimated to range between 73 to 55 dBA at 70 feet to 450 feet from the construc-
tion site.”
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Most structures are well over 70 feet from the construction site and most resort
units are air conditioned. The Fort DeRussy Chapel and the Luana Waikiki Hotel are
the two exceptions. The Fort DeRussy Chapel is located about 55 feet away, howev-
er, their scheduled of events noted Protestant Services on Sunday morning at 9:00
am; Catholic Services on Saturday evening at 5:00 pm and “Chapel On the Beach”
beach side of the Hale Koa Hotel at 6:00 pm. These services except for the 5:00 pm
Catholic Services on Saturday fall outside of the typical construction hours allowed
by the State. The Applicant will instruct contractors to voluntarily stop noise creat-
ing activity at 5:00 pm on Saturdays so as not to adversely impact the Fort DeRussy
Chapel Saturday operations.

The Luana Waikiki Hotel and Suites (“Luana Waikiki”) is air conditioned which should
help to mitigate construction noise impacts, but its guests, due to their proximity,
will still be the most affected by construction noise impacts.

“The incorporation of State Department of Health construction noise limits and
curfew times, which are applicable throughout the State of Hawai'‘i (Reference 4), is
another noise mitigation measure which is normally applied to construction activities.
Figure 13 depicts the normally permitted hours of construction. Noisy construction ac-
tivities are not allowed on Sundays and holidays, during the early morning, and during
the late evening and nighttime periods under the DOH permit procedures.”

The contractor will be asked to use reasonable and standard practices to mitigate
noise, such as using mufflers on diesel and gasoline engines, and using properly
tuned and balanced machines.

2.4.1.2 Construction Air Quality, Short-Term Mitigation

Chapter 7.0, Conclusions and Recommendations stated in part as follows:

“The most significant potential short-term impacts from the proposed project will
occur during construction. The primary potential impact of concern is from fugitive
dust emissions. It is recommended that a dust control plan be developed that includes
measures specific to this project and implemented during construction. There are a
number of possible measures that may be appropriate, such as spraying water on un-
paved roads, storage piles, and disturbed areas that may be present to suppress dust,
establishing and monitoring speed limits for on-site vehicles, and covering material
being transported. Routinely cleaning the access road to the site and washing tires
will help prevent track-out of dirt onto paved roads, reducing the potential for fugitive
dust emissions. Additional measures to prevent fugitive emissions from the occur-
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rence of wind include the use of wind screens to block disturbed areas and placement
of landscape as early as possible.

“Though highly unlikely to impact local air quality related to the NAAQS and HAAQS,
engine exhaust emissions will also occur during construction. These emissions will oc-
cur from both equipment used on site and motor vehicles used by construction workers
to commute to and from the job site. To minimize these emissions, it is recommended
equipment and crew be moved to and from site during off-peak traffic hours. It is also
recommended that idling of equipment be minimized during construction.”

As stated in Section 5.0 Short-Term Project Impacts:

“Though reasonable precautions to avoid fugitive dust are expected to be determined
on a case by case basis, the Clean Air Branch of the Hawai‘i Department of Health
provides a number of emission control techniques. These precautions can include mea-
sures such as using water to suppress dust, establishing and monitoring speed limits
for on-site vehicles, and covering material being transported. It is recommended that
a dust control plan be created and implemented during construction.”

Short term impacts on air quality are expected to be primarily related to dust gen-
erated by the construction activity. Dust will be generated in the course of exca-
vating for foundations and utility lines. Dust control measures appropriate to the
situation will be employed by the contractor during construction, including active
work areas will be watered at least twice daily on days without rainfall. Use of wind
screens and/or limiting the area that is disturbed at any given time will also help to
contain fugitive dust emissions. Dirt-hauling trucks will be covered when traveling
on roadways. A routine road cleaning and/or tire washing program will also help to
reduce fugitive dust emission, that may occur as a result of trucks tracking dirt onto
paved roadways in the project area.

2.4.1.3 Traffic

BH will prepare a construction management plan detailing plans during the con-
struction phase to address impacts to pedestrians and vehicular traffic in the area.

2.4.2 TrafficImprovements

Although traffic operations (level of service) with the Project in 2018 are expected
to remain similar to conditions without the Project in 2018, traffic mitigation
measures are planned to improve traffic circulation in the immediate surrounding

area. The “Traffic Impact Report Park Kalia-Waikiki” (“Traffic Impact Report”) dated
November 2015 was prepared by Wilson Okamoto Corporation and is provided in
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Appendix D. The report recommends the following traffic mitigation measures:

1. Maintain sufficient sight distance for motorists to safely enter and exit the
project driveway.

2. Provide adequate on-site loading and off-loading service areas and prohibit off-
site loading operations.

3. Provide adequate turn-around area for service, delivery, and refuse collection
vehicles to maneuver on the project site to avoid vehicle-reversing maneuvers
onto public roadways.

4. Provide sufficient turning radii at the project driveway to avoid or minimize
vehicle encroachments to oncoming traffic lanes.

The Traffic Impact Report concluded that:

“The proposed Park Kalia - Waikiki development entails the replacement of the for-
mer Kyo-Ya Restaurant site with a new condo-hotel. With the development of the
proposed project, traffic operations in the vicinity are expected to remain similar to
without project conditions despite the anticipated increases in traffic along the sur-
rounding roadways. As such, with the implementation of the aforementioned recom-
mendations, the proposed Park Kalia - Waikiki Development is not expected to have a
significant impact on traffic operations in the vicinity.”

The applicant will implement these recommended traffic mitigation measures.

Noise (Acoustical) Long Term Mitigation

Chapter VII. Discussion of Project-Related Noise Impacts and Possible Mitigation
Measures”, includes a discussion of potential long-term noise impacts and mitiga-
tion measures for the Project which states in part as follows:

“Noise impacts from project related traffic along the roadways which are expected to
service the project are not expected due to the relatively low levels of project related
traffic when compared to the noise levels of non-project related traffic and other
noise sources. In addition, the existing resort units which are located in the immediate
vicinity of the project are currently provided with air conditioning.

“Parking Garage and Other On-Site Sources. The underground parking area’s ventila-
tion openings and/or exhaust fans may require sound attenuation treatments so as to
not exceed State Department of Health noise limits at the project’s property boundar-
ies. Audible tire squeal noise from the circulation and parking areas of the project are
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possible. Tire squeal noise can usually be controlled through the use of a brushed or
other coarse finish on the circulation driveways, and this type of treatment is recom-
mended as a noise mitigation measure.”

“.. Typical noise levels of untreated mechanical equipment are significantly higher
(by at least 10 dBA) than the allowable DOH noise limits, such that sound attenuation
treatment of the mechanical equipment will probably be required for compliance with
DOH regulations.

The applicant will provide sound attenuation for ventilation openings, exhaust fans,
and/or mechanical equipment, as needed to not exceed the State Department of
Health noise limits at the project’s property boundaries.

“The Club Lounge may be a source of low frequency music sounds which can propa-
gate outdoors if exterior windows or open lanai doors are used at the exterior walls. If
very loud music with high bass content occurs within the Club Lounge, and if exterior
glazing is planned to be used, the use of thick laminated glazing with very large air
space between double panes of glazing will be required to provide the necessary sound
attenuation. If very loud music with high bass content is not anticipated to occur at
the Club Lounge, the use of insulated glazing similar to that required for traffic noise
attenuation in the living units would be acceptable for use at the Club Lounge.”

The applicant will follow these recommendations in determining the appropriate
glazing to be used for noise mitigation.

2.4.4 Air Quality Long Term Mitigation

As stated in part in Chapter 7.0 Conclusions and Recommendations of the Air Qual-
ity Study:

“Long-term impacts from the project, occurring after construction when the facility
is operational, are not expected to be significant. The modeled worst-case concen-
trations resulting from increased traffic from operation of the proposed project for
CO remain well within the national and state air quality standards. No measures are
recommended to mitigate long-term air quality impacts.”

25 UNRESOLVED ISSUES

There will be further action required with respect to the following unresolved issues:
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»

»

»

»

»

A WSD Permit, Major application will be submitted for review and approval by the City’s
DPP along with a request to modify the allowable height of the building to 325 feet
(350’ with architectural appurtenances) which will need to be processed by DPP and ap-
proved by the City Council.

Building Permits, Flood Study, Trenching Permit, Grading Permit, Drain Connection Per-
mit, Street Usage Permit, and Construction Plan Approval will be submitted for review
and approval by the DPP at a later date.

Construction Noise Permit application will be submitted for review and approval by the
State Department of Health.

An Industrial Wastewater Discharge will be submitted to the DOH.

An Archaeological Inventory Survey plan and Burial Treatment Plan, if required, will be
submitted to the Department of Land and Natural Resources, State Historic Preserva-
tion Division.

2.6 COMPATIBILITY WITH LAND USE PLANS AND POLICIES

»

»

»

»

State Land Use - The Project Site is situated within the State Urban district. Within
that district, lands are characterized by city-like concentrations of people, structures,
streets, urban level of services and other related land uses. The Project’s condo-hotel,
restaurant, and chapel development planned in Waikiki are consistent with this Urban
designation.

General Plan - The Project will comply with policies related to improving visitor facili-
ties and timing new development with infrastructure.

PUCDP - The Project will comply with policies related to the support of the visitor in-
dustry with updated facilities, enhance the walking experience in Waikiki, and comply
with the land use map designation of Resort.

Zoning - The Project will be developed in accordance with development standards of
the WSD, except for the existing 25-foot height limit. The proposed 325-foot height
(350" with architectural appurtenances) will need to be processed by DPP and approved
by the City Council. The proposed condo-hotel and dining uses are permitted uses in
the Resort Mixed Use Precinct of the WSD for the specific parcels which comprise the
Project Site.

27 REQUIRED GOVERNMENTAL PERMITS AND APPROVALS

»

A WSD Permit, Major application will be submitted for review and approval by the City’s
DPP along with a request to modify the allowable height of the building to 325 feet
(350’ with architectural appurtenances), which will need to be processed by DPP and ap-
proved by the City Council.
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» Building Permits, Flood Study, Trenching Permit, Grading Permit, Drain Connection Per-
mit, Street Usage Permit, and Construction Plan Approval will be submitted for review
and approval by the DPP at a later date.

» Construction Noise Permit application will be submitted for review and approval by the
State Department of Health.

» AnIndustrial Wastewater Discharge will be submitted to the DOH.

»  An Archaeological Inventory Survey plan and Burial Treatment Plan, if required, will be
submitted to the Department of Land and Natural Resources, State Historic Preserva-
tion Division.

2.8 ALTERNATIVES CONSIDERED
2.8.1 Alternative I: No Action

This alternative was considered and rejected since the potential rents from continu-
ing a restaurant on the property does not provide a return that covers the financing
of the purchase price of the property.

2.8.2 Alternative II: Luxury Condominium Development

This alternative was considered but rejected due to the increasing supply of these
type of units located in nearby Kaka‘ako. Due to the high cost of construction, and
high unit pricing, a very strong market for these luxury units would have to exist at
the time the development would come to market.

2.8.3 Alternative lll: Develop within the WSD Standards

Clearing the Project Site provides an opportunity for BH to start with a clean slate
and develop in accordance with the development standards of the WSD.

This property unfortunately has a height limit of 25 feet and although a maximum
density of 3.5 FAR can be achieved through open space bonuses, there is no way

to utilize this density in a 25-foot structure. A large area, including the properties
immediately across Kalakaua Avenue, has a 300-foot height limit (area bounded by
Kuamo‘o Street, Ala Wai Boulevard, Kai‘olu Street and its extension connecting to
Kalakaua Avenue and Kalakaua Avenue). With this 300-foot height limit immedi-
ately across the street, restricting the Project Site to a 25-foot height limit does not
seem to serve any meaningful purpose, such as protection of public views.

Developing within the WSD Standard for height will create a project that cannot be
financed.
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2.8.4 Alternative IV: Develop within the WSD Standards, Except for Height (Preferred
Alternative)

BH considered a redevelopment scenario which would require, among other things,
arequest to modify only one development standard of the WSD to allow a height
limit of 325 feet (350" with architectural appurtenances).

This process would require processing of a WSD, Major permit and concurrent with
the processing of the WSD permit requesting an increase in the allowable height of
the building to 325 feet (350" with architectural appurtenances), provided the Proj-
ect meets certain criteria in the WSD, in accordance with Sec. 21-9.80-4(g)(3). Sec.
21-9.80-4(g)(3) states as follows:

“The council by resolution may approve a building that exceeds the building height
limits established in Exhibit 21-9.15 and on the zoning map, provided that the
council determines that the building with the added height would not be visible
within the view cones from the Punchbowl lookouts towards Diamond Head and
the horizon line of the ocean or from the Kalakaua Avenue frontage of Fort DeRussy
towards the slopes and ridgeline of the Ko‘olau Range, and the building does not
exceed a height of 350 feet.”

The Project will not be visible within the view cones from the Punchbowl lookouts
towards Diamond Head and the horizon line of the ocean, as shown in Appendix A2,
View Corridors. The Project will also not impact the view from any Kalakaua Avenue
frontage of Fort DeRussy towards the slopes and ridgeline of the Ko‘olau Range.

The Preferred Alternative would include upgraded and inviting landscaping along
Kalakaua Avenue. Landscaping on an upper level of the Project will also provide
visual relief for the overlooking taller buildings nearby, offering a pleasant change
from the typical rooftop view of lower structures.

The Preferred Alternative will also result in implementation of the City’s vision for
Waikiki as described in the PUCDP. Specifically, the vision seeks private reinvest-
ment in the physical plant of Waikiki to allow Waikiki to remain the State’s most
popular tourist destination.

The Preferred Alternative will also result in the following community benefits that
would not be achieved under Alternatives 1 through 3:

» The Project implements the City’s vision for Waikiki described in the Primary
Urban Center Development Plan (PUCDP). Specifically, that vision seeks private
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reinvestment in the physical plant of Waikiki to allow Waikiki to remain the
State’s most popular tourist destination.

»  The Project will comply with the WSD design guidelines providing landscape and
building elements that will convey a Hawaiian sense of place.

» The Project will provide an increase in public open space including 7,708 square
feet of landscaped open space and walking paths on the ground floor.

» The Project will provide a greater average setback along Kalakaua Avenue and
greater landscaping in the front yard and throughout the property to enhance
the pedestrian experience for visitors and local residents alike.

» The Project is intended to become an important condo-hotel destination located
to energize this portion of Kalakaua Avenue towards the west end of Waikiki
which meets the demands of today’s urban resort destination visitor.

» The Project will provide 170 additional condo-hotel rooms in Waikiki of which
approximately 85% are anticipated to be in a hotel rental program, which will
help to replace some of the hotel units that have been lost in recent years and

units in existing hotels planned for closure.

The hotel units lost in Waikiki since 2003, include the Ohana Waikiki Hobron
Hotel conversion of 596 hotel rooms to the Windsor, a 181-unit condomini-
um; the net loss of 1,300 hotel rooms at the Waikiki Beach Walk redevelop-
ment; and the loss of 358 hotel rooms of the Miramar Hotel for the Interna-
tional Market Place redevelopment, totaling 2,254 hotel units.

The proposed Princess Ka‘iulani/Diamond Head Tower (Moana) redevelop-
ment will result in the net loss of 430 hotel units. The total hotel units lost
and to be lost will be 2,684 units.

The most recent redevelopment project planned at the Waikiki Parc Hotel
will have a reduction from the existing 297 rooms into 126 1-bedroom and
2-bedroom rooms (reducing the unit count by 171 rooms).

The total hotel units lost and to be lost will be 2,855 units. This reduction
in units is however off set by planned units at the Ritz Carlton I and Il with
641 units planned; the Hilton Hawaiian Village with 550 units planned; the
133 Ka'‘iulani with 246 units planned and this Project with 170 units planned.
The net result is still a reduction of 1,248 units in WaikikT, resulting in a net

reduction of tourist capacity in Waikiki.

» The Project will offer an economic and job-creating stimulus for the local econ-
omy, during the construction period, with increases in construction jobs while
being built. Upon completion, it will provide approximately 110 full-time equiva-
lent hotel jobs as well as support jobs.
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»

»

»

The Project will provide an increase in property values for the City and County of
Honolulu (the “City”) resulting in an estimated increase in annual property taxes
(from $132,000 to $1,049,000, an increase of $917,000), a portion of the General
Excise Taxes (“GET”) for rail estimated at $142,000, and estimated hotel room tax
(portion of $2,141,000) and generates additional estimated tax revenue to the
State in terms of collections from GET taxes estimated at $1,190,000 and hotel
room tax (major portion of $2,141,000). Total taxes generated annually estimat-
ed at $4,390,000.

The Project will be designed, maintained, and operated employing best practices
for energy efficiency and environmental sustainability for projects of its kind.

The Project will review all applicable LEED rating systems, use the certifi-
cation standards as guidelines, and pursue certification when financially
feasible. LEED (Leadership in Energy and Environmental Design) is an in-
ternationally recognized building certification system intended to provide
building owners and operators a concise framework for identifying and
implementing practical and measurable green building design, construction,
operations and maintenance solutions.

The Project will implement low-flow plumbing fixtures, explore waterless
urinals, and incorporate efficient landscape irrigation systems in an effort to
further reduce wastewater and potable water demands.

The Project will reduce material waste through effective construction and
operational recycling programs.

Lastly, to illustrate that Celebrating, Stewarding and Sustaining the Cultural and
Historical Legacy of Kalia is the basis of which The Project has been developed,
The Project will make a commitment to the creation, operations and coordina-
tion of programing for Parks in Kalia, Waikiki.

The creation of a new park in Waikiki to be called Park Kalia. Improvements
to include native landscaping, water features and culturally based interpre-
tive art and signage.

Coordinated off-site improvements to neighboring parks and open spaces,
Kalakaua Park (Waikiki Gateway Park) and Fort DeRussy, to create greater
connectivity.

Commitment to providing an on-site cultural historian to provide insight
and educate park users.

Commitment to provide cultural programing, open to the public, to honor
and perpetuate the history and cultural significance of Kalia, Waikiki.

Work with the management groups of Kalakaua Park (Waikiki Gateway Park)
and Fort DeRussy Park to coordinate activities and programing.
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3. PURPOSE OF AND NEED FOR THE PROJECT

Park Kalia-WaikikT will provide needed condo-hotel units to replace units lost in Waikiki and help
to energize this west end of Waikiki that has not provided much opportunity to encourage visitors
to travel to this end of Waikik.

Park Kalia-Waikiki will provide a condo-hotel and restaurants to attract visitors to stay and dine in
a lush landscaped setting, with significant amounts of public open space.

The Project will provide redevelopment of an underutilized property that will improve lodging op-
portunities for our visitors and provide tax income to the State and City.

Waikiki Special District

The Project will achieve several of the key objectives of the Waikiki Special District (WSD)
guidelines and result in demonstrable contributions that benefit the community and the
stability, function and overall ambiance of Waikiki, as follows

Sec. 21-9.80-1(a) - Promote a Hawaiian Sense of Place

The Project design includes landscaped yards and public open space, and water features.
The building facade will be varied with a high degree of articulation. From an aerial view,
the high level of articulation will include a curved building face. BH will also provide la-
nais on each of the condo hotel units and open stairs on the makai side of the building to
provide articulation and contrast. These architectural elements, including a high level of
articulation, are intended to promote a Hawaiian sense of place. The use of reflective ma-
terials will be limited. Exterior colors will contribute to the tropical resort ambiance and
complement the added landscaping. Generally neutral tones are being considered for the
development with more vibrant and pronounced colors being used for accenting.

Sec. 21-9.80-1(b) - Optimum Community Benefits

The development of the Project Site will provide the following community benefits:

» The Project implements the City's vision for Waikiki described in the Primary Urban
Center Development Plan (PUCDP). Specifically, that vision seeks private reinvestment
in the physical plant of Waikiki to allow Waikiki to remain the State's most popular
tourist destination.

»  The Project will comply with the WSD design guidelines providing landscape and build-
ing elements that will convey a Hawaiian sense of place.
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»  The Project will provide an increase in public open space including 7,708 square feet of
landscaped open space and walking paths on the ground floor.

» The Project will provide a greater average setback along Kalakaua Avenue and greater
landscaping in the front yard and throughout the property to enhance the pedestrian
experience for visitors and local residents alike.

» The Project is intended to become an important condo-hotel destination located to
energize this portion of Kalakaua Avenue towards the west end of Waikiki which meets
the demands of today's urban resort destination visitor.

»  The Project will provide 170 additional condo-hotel rooms in WaikikT of which approxi-
mately 85% are anticipated to be in a hotel rental program, which will help to replace
some of the hotel units that have been lost in recent years and units in existing hotels

planned for closure.

The hotel units lost in Waikiki since 2003, include the Ohana Waikiki Hobron Hotel
conversion of 596 hotel rooms to the Windsor, a 181-unit condominium; the net loss
of 1,300 hotel rooms at the Waikiki Beach Walk redevelopment; and the loss of 358
hotel rooms of the Miramar Hotel for the International Market Place redevelop-
ment, totaling 2,254 hotel units.

The proposed Princess Ka‘iulani/Diamond Head Tower (Moana) redevelopment will
result in the net loss of 430 hotel units. The total hotel units lost and to be lost will
be 2,684 units.

The most recent redevelopment project planned at the Waikiki Parc Hotel will have
areduction from the existing 297 rooms into 126 1-bedroom and 2-bedroom rooms
(reducing the unit count by 171 rooms).

The total hotel units lost and to be lost will be 2,855 units. This reduction in units is
however off set by planned units at the Ritz Carlton | and Il with 641 units planned;

the Hilton Hawaiian Village with 550 units planned; the 133 Ka‘iulani with 246 units
planned and this Project with 170 units planned. The net result is still a reduction of

1,248 units in Waikiki, resulting in a net reduction of tourist capacity in Waikik.

»  The Project will offer an economic and job-creating stimulus for the local economy, dur-
ing the construction period, with increases in construction jobs while being built. Upon
completion, it will provide approximately 110 full-time equivalent hotel jobs as well as
support jobs.

» The Project will provide an increase in property values for the City and County of Ho-
nolulu (the "City") resulting in an estimated increase in annual property taxes (from
$132,000 to $1,049,000, an increase of $917,000), a portion of the General Excise
Taxes (“GET”) for rail estimated at $142,000, and estimated hotel room tax (portion of
$2,141,000) and generates additional estimated tax revenue to the State in terms of col-
lections from GET taxes estimated at $1,190,000 and hotel room tax (major portion of
$2,141,000). Total taxes generated annually estimated at $4,390,000.
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» The Project will be designed, maintained, and operated employing best practices for
energy efficiency and environmental sustainability for projects of its kind.

The Project will review all applicable LEED rating systems, use the certification
standards as guidelines, and pursue certification when financially feasible. LEED
(Leadership in Energy and Environmental Design) is an internationally recognized
building certification system intended to provide building owners and operators
a concise framework for identifying and implementing practical and measurable
green building design, construction, operations and maintenance solutions.

The Project will implement low-flow plumbing fixtures, explore waterless urinals,
and incorporate efficient landscape irrigation systems in an effort to further reduce
wastewater and potable water demands.

The Project will reduce material waste through effective construction and opera-
tional recycling programs.

»  Lastly, toillustrate that Celebrating, Stewarding and Sustaining the Cultural and His-
torical Legacy of Kalia is the basis of which The Project has been developed, The Project
will make a commitment to the creation, operations and coordination of programing for

Parks in Kalia, WaikikT.

The creation of a new park in Waikiki to be called Park Kalia. Improvements to in-
clude native landscaping, water features and culturally based interpretive art and
signage.

Coordinated off-site improvements to neighboring parks and open spaces, Kalakaua
Park (Waikiki Gateway Park) and Fort DeRussey, to create greater connectivity.

Commitment to providing an on-site cultural historian to provide insight and edu-
cate park users.

Commitment to provide cultural programing, open to the public, to honor and per-
petuate the history and cultural significance of Kalia, Waikik.

Work with the management groups of Kalakaua Park (Waikiki Gateway Park) and
Fort DeRussey Park to coordinate activities and programing.

Sec. 21-9.80-1(d) - Variety of Compatible Land Uses
The Project will include a condo hotel, dining and public open space, a variety of compat-

ible land uses in support of the resort and residential community in Waikiki and the larger
island wide residential community.
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Sec. 21-9.80-1(e) - Multimodal Transportation in Waikiki

The Project will further the WSD objective to support the efficient use of multimodal
transportation in Waikiki and encourage the use of public transit and bicycles.

The Project will take advantage of the existing bus facilities that exist along Kalakaua and
Kahio Avenues in providing for the needs of employees and condo-hotel guests. Con-
venient bike racks will be provided in the parking garage as needed to satisfy bike-user
demand.

The condo-hotel operator intends to implement a Traffic Management Plan (TMP) which
will encourage its employees to use public transit and carpools. The condo-hotel operator
will provide within its management office an employee responsible for the TMP who will
encourage and coordinate the use of public transit and carpools, and make transit and bik-
ing information available to all employees and guests at the Project Site.

Sec. 21-9.80-1(f) - Zoning Requirements Should not Function as Barriers to Desirable Redevel-
opment

At the present time, the 25-foot height limit serves as a major barrier to redevelopment of
this underutilized site. Allowing development in accordance with Section 21-9.80-4(g)(3)
which allows a building height limit of 350 feet, provided certain important views from the
Punchbowl Lookout and from the Kalakaua Avenue frontage of Fort DeRussy is not blocked,
will remove this barrier to redevelopment. The Project will not affect these views as shown
in Appendix A2, View Corridors.

Sec. 21-9.80-1(g) - Support Visitor and Resident Needs

The Project will provide commercial support for visitors and residents with dining experi-
ences in a conveniently located mixed use condo-hotel development. The redevelopment
of the Project Site will enhance the visitor experience in Waikiki.

Sec. 21-9.80-1(h) - Rejuvenation and Revitalization in the Special District

The Project will replace the Project Site’s older development with a new condo-hotel, din-
ing and a chapel.
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Sec. 21-9.80-1(i) - Hawai'i's Tropical Climate and Ambience

The Project will take advantage of Hawai‘i's tropical climate and ambiance with landscaped

public open space and yard areas at street level that will include tropical landscaping and a
water feature.

The Project will also include lanais for each of the condo-hotel units allowing the occupants
to take advantage of the tropical climate and ocean views from their units.

The open portion of the 6th Floor will include a swimming pool, deck, and pool bar. This
open amenity deck will allow the condo-hotel guests to take advantage of Hawai'i s tropi-
cal climate and the ocean and mauka views from the deck.

Sec. 21-9.80-1(k) - Diamond Head View from Punchbowl!
Most of the tower will be in the view profile of the Allure Waikiki and all of the tower will
have no impact on the view of Diamond Head from the Punchbowl Lookout (see Appendix

E). The Applicant designed this Project to minimize the impact on the view of Diamond
Head from Punchbowl.
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4.

4.1

4.2

PROJECT DESCRIPTION

LOCATION

The Project Site is located in the Primary Urban Center of Honolulu and within the Waikiki

Special District. The Project will be developed on the former Kyo-ya Restaurant site that is

comprised of two parcels.

The Project Site is bound by Kalakaua Avenue to the north, Fort DeRussy Park to the east,

Fort DeRussy Park and an Army Chapel to the south, and the Luana Waikiki condo-hotel to
the west.

GENERAL DESCRIPTION OF THE ACTION

4.2.1

4.2.2

Existing Condition

The 28,761 square foot property is comprised of two parcels, Tax Map Key: 2-6-6: 1
and 4. The property is developed with the former Kyo-ya Restaurant and parking
garage. There is an existing Conditional Use Permit for Joint Development (DPP File
No. 88/CUP1-50, approved on October 5,1988) on these two parcels of land. There
is also a variance, DPP File No. 88/ZBA-59, approved by the Director of Land Utiliza-
tion (now DPP) on March 3, 1989 to allow the building to exceed the 25-foot height
limit by nine feet for a maximum height of 34 feet and to provide a vehicle turn-
around which encroaches into the front yard setback.

Proposed Development

BH proposes to demolish the existing buildings on the Project Site and to construct
the Park Kalia-Waikiki Condo-Hotel Project, a 26-floor, 325-foot high (350’ with
architectural appurtenances), 170-unit condo-hotel project, with a basement. The
Project will be developed on two parcels of land (“Project Site”) located at 2055 and
2057 Kalakaua Avenue in Waikiki, Honolulu, on O‘ahu, on the makai (south) side of
Kalakaua Avenue.

The Project will include: in the basement, a mechanical area and lower level auto

lift and elevator areas; the ground floor the Project includes a porte cochere, land-
scaped gardens and water feature, lobby, front desk, concierge, office, restaurant,
back of house, loading zones, and two auto lifts; mechanical parking levels on Levels
P1through P4; above Level P4 on the 2nd floor a swimming pool, deck, fitness
center, spa, pool bar, restrooms and back of house; on the 3rd floor, a restaurant,
lounge, private dining, kitchen, and storage; the 4th through 11th floors will have

10 condo-hotel units per floor (one one-bedroom and nine studio units); the 12th
through 20th floors will have 8 condo-hotel units per floor (two one-bedroom and
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six studio units); the 21st floor will contain three penthouse units, two one-bedroom
and one two-bedroom units; and the 22nd floor will have a wedding chapel, guest
lounge, storage, office, family lounge, bridal salon restrooms, back of house and
gardens and water features. Including parking levels, the building will have 26
floors. Although the Project has 155 condo-hotel units planned, up to 15 of the one
and two bedroom units will be lock off units, increasing the condo-hotel unit count
to 170 units.

4.3 PHASING AND TIMING OF ACTION

Development of the Project is estimated to take approximately 18 months to construct.

Construction of the building is anticipated to begin in the second quarter of 2017, once BH
receives all required permits and approvals, including acceptance of the Final EA, approval
of a Resolution from City Council for the 325-foot height (350" with architectural appurte-
nances), approval of a WSD permit from DPP, approval of building permits from DPP, and
the securing of project financing.

4.4 SUMMARY OF TECHNICAL CHARACTERISTICS
4.4.1 Use Characteristics

The existing Kyo-ya Restaurant and parking garage will be demolished to allow

the site to be developed with the Park Kalia-Waikiki on 28,761 square feet of land
in Waikiki. BH proposes the Park Kalia-Waikiki Condo-Hotel Project, a 26-floor,
325-foot high (350’ with architectural appurtenances), 170-unit condo-hotel proj-
ect, with a basement. The Project will be developed on two parcels of land (“Project
Site”) located at 2055 and 2057 Kalakaua Avenue in Waikiki, Honolulu, on O‘ahu, on
the makai (south) side of Kalakaua Avenue.

Ingress and egress to the Park Kalia-Waikiki will be via right turn in and right turn
out on the one way, eastbound Kalakaua Avenue.

4.4.2 Physical Characteristics

BH proposes the Park Kalia-Waikiki Condo-Hotel Project, a 26-floor, 325-foot high
(350’ with architectural appurtenances), 170-unit condo-hotel project, with a base-
ment.

The Project will include: in the basement, a mechanical area and lower level auto

lift and elevator areas; the ground floor the Project includes a porte cochere, land-
scaped gardens and water feature, lobby, front desk, concierge, office, restaurant,
back of house, loading zones, and two auto lifts; mechanical parking levels on Levels
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4.5

P1through P4; above Level P4 on the 2nd floor a swimming pool, deck, fitness
center, spa, pool bar, restrooms and back of house; on the 3rd floor, a restaurant,
lounge, private dining, kitchen, and storage; the 4th through 11th floors will have

10 condo-hotel units per floor (one one-bedroom and nine studio units); the 12th
through 20th floors will have 8 condo-hotel units per floor (two one-bedroom and
six studio units); the 21st floor will contain three penthouse units, two one-bedroom
and one two-bedroom units; and the 22nd floor will have a wedding chapel, guest
lounge, storage, office, family lounge, bridal salon restrooms, back of house and
gardens and water features. Including parking levels, the building will have 26
floors. Although the Project has 155 condo-hotel units planned, up to 15 of the one
and two bedroom units will be lock off units, increasing the condo-hotel unit count
to 170 units.

HISTORIC PERSPECTIVE (ARCHAEOLOGICAL)

The Project Site is not listed on the State or Federal Register of Historic Places.

An Archaeological Inventory Survey titled “AlS Initial Report for One Waikiki, the Former
Kyo-Ya Restaurant Property, Waikiki, Honolulu (Kona), O‘ahu” was prepared by Cultural Sur-
veys Hawai'‘i, Inc. in July 2015. Please refer to Appendix E for complete report.

The archaeological inventory survey Section 2 “Summary and Interpretation” section states
as follows:

“We started on a 6 m (20 foot long) excavation. This needed to be cut short by about a 85 cm
at the Diamond Head end due to the presence of a sprinkler system water line and exten-
sive collapse due to buried unstable concrete rubble. We regard the loss of this portion of

the trench as not of any consequence as were able to observe the stratigraphy in the rest of
the test excavation down to the water table. We dig these particularly long trenches in part
because we assume we may not be able to see the stratigraphy in the entire length. We got a
good view of an expanse of stratigraphy for a length of approximately 5.15 m (16.9 feet) down
to the water table at 160 cmbs (5 feet 3 inches) which is what we sought.

“Several discrete episodes of fill deposits were observed which is no surprise. These fill epi-
sodes, designated Strata la through Ic, extend to a depth of 50 cm below surface.

“Strata lla and 11b appeared mechanically altered and both strata lacked signatures of Native

Hawaiian occupation (no sea shells, bones or other food scraps, charcoal staining fire cracked
rocks, or lithic debitage from stone tool manufacture).
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“Stratum Ill is relatively undisturbed native Jaucas sand which again lacked any sea shells,
bones, charcoal staining fire cracked rocks, lithic debitage from stone tool manufacture.

“We observed only one archaeological feature consistent with a possible fence post hole circa
1900 and of no consequence for development.

“We observed no human bones and no direct indication (neither artifacts or midden food
scraps, or a cultural layer) of traditional Native Hawaiian occupation.

“Based on my substantial experience the probability of human bones or other Native Hawai-
ian significant historic properties in the immediate area of this test excavation appears to be

on the low side of moderate — which is about as good as it gets for the sands of Waikiki.

“As a result of this test excavation our assessment of the likelihood of the probability of hu-
man bones or other Native Hawaiian significant historic properties has gone down.”
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5. ALTERNATIVES

5.1 ALTERNATIVE I: NO ACTION

This alternative was considered and rejected since the potential rents from continuing a
restaurant on the property does not provide a return that covers the financing of the pur-
chase price of the property.

5.2 ALTERNATIVE II: LUXURY CONDOMINIUM DEVELOPMENT

This alternative was considered but rejected due to the increasing supply of these type of
units located in nearby Kaka‘ako. Due to the high cost of construction, and high unit pric-
ing, a very strong market for these luxury units would have to exist at the time the devel-
opment would come to market.

5.3 ALTERNATIVE Ill: DEVELOP WITHIN THE WSD STANDARDS

Clearing the Project Site provides an opportunity for BH to start with a clean slate and de-
velop in accordance with the development standards of the WSD.

This property unfortunately has a height limit of 25 feet and although a maximum den-
sity of 3.5 FAR can be achieved through open space bonuses, there is no way to utilize this
density in a 25-foot structure. A large area, including the properties immediately across
Kalakaua Avenue, has a 300-foot height limit (area bounded by Kuamo‘o Street, Ala Wai
Boulevard, Kai‘olu Street and its extension connecting to Kalakaua Avenue and Kalakaua
Avenue). With this 300-foot height limit immediately across the street, restricting the
Project Site to a 25-foot height limit does not seem to serve any meaningful purpose.

Developing within the WSD Standard for height will create a project that cannot be fi-
nanced.

5.4  ALTERNATIVE IV: DEVELOP WITHIN THE WSD STANDARDS, EXCEPT FOR HEIGHT (PREFERRED
ALTERNATIVE)

BH considered a redevelopment scenario which would require, among other things, a re-
quest to modify only one development standard of the WSD to allow a height limit of 325-
feet (350" with architectural appurtenances).

This process would require processing of a WSD, Major permit and concurrent with the
processing of the WSD permit requesting an increase in the allowable height of the build-
ing to 325-feet (350’ with architectural appurtenances), provided the Project meets certain
criteriain the WSD, in accordance with Sec. 21-9.80-4(g)(3). Sec. 21-9.80-4(g)(3) states as
follows:
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“The council by resolution may approve a building that exceeds the building height limits es-
tablished in Exhibit 21-9.15 and on the zoning map, provided that the council determines that
the building with the added height would not be visible within the view cones from the Punch-
bowl lookouts towards Diamond Head and the horizon line of the ocean or from the Kalakaua
Avenue frontage of Fort DeRussy towards the slopes and ridgeline of the Ko‘olau Range, and
the building does not exceed a height of 350 feet.”

The Project will not be visible within the view cones from the Punchbowl lookouts towards
Diamond Head and the horizon line of the ocean, as shown in Appendix A2, View Corridors.
The Project will also not impact the view from any Kalakaua Avenue frontage of Fort De-
Russy towards the slopes and ridgeline of the Ko‘olau Range.

The Preferred Alternative would include upgraded and inviting landscaping along Kalakaua
Avenue. Landscaping on an upper level of the Project will also provide visual relief for the
overlooking taller buildings nearby, offering a pleasant change from the typical rooftop
view of lower structures.

The Preferred Alternative will also result in implementation of the City's vision for Waikiki
as described in the PUCDP. Specifically, the vision seeks private reinvestment in the physi-
cal plant of Waikiki to allow Waikiki to remain the State's most popular tourist destination.

The Preferred Alternative will also result in the following community benefits that would
not be achieved under Alternatives 1 through 3:

» The Project implements the City's vision for Waikiki described in the Primary Urban
Center Development Plan (PUCDP). Specifically, that vision seeks private reinvestment
in the physical plant of Waikiki to allow Waikiki to remain the State's most popular
tourist destination.

»  The Project will comply with the WSD design guidelines providing landscape and build-
ing elements that will convey a Hawaiian sense of place.

» The Project will provide an increase in public open space including 7,708 square feet of
landscaped open space and walking paths on the ground floor.

» The Project will provide a greater average setback along Kalakaua Avenue and greater
landscaping in the front yard and throughout the property to enhance the pedestrian
experience for visitors and local residents alike.

» The Project is intended to become an important condo-hotel destination located to
energize this portion of Kalakaua Avenue towards the west end of Waikiki which meets
the demands of today's urban resort destination visitor.
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»

»

»

»

The Project will provide 170 additional condo-hotel rooms in Waikiki of which approxi-
mately 85% are anticipated to be in a hotel rental program, which will help to replace
some of the hotel units that have been lost in recent years and units in existing hotels
planned for closure.

The hotel units lost in WaikikT since 2003, include the Ohana Waikiki Hobron Hotel
conversion of 596 hotel rooms to the Windsor, a 181-unit condominium; the net loss
of 1,300 hotel rooms at the Waikiki Beach Walk redevelopment; and the loss of 358
hotel rooms of the Miramar Hotel for the International Market Place redevelop-
ment, totaling 2,254 hotel units.

The proposed Princess Ka‘iulani/Diamond Head Tower (Moana) redevelopment will
result in the net loss of 430 hotel units. The total hotel units lost and to be lost will
be 2,684 units.

The most recent redevelopment project planned at the Waikiki Parc Hotel will have
areduction from the existing 297 rooms into 126 1-bedroom and 2-bedroom rooms
(reducing the unit count by 171 rooms).

The total hotel units lost and to be lost will be 2,855 units. This reduction in units is
however off set by planned units at the Ritz Carlton | and Il with 641 units planned;

the Hilton Hawaiian Village with 550 units planned; the 133 Ka‘iulani with 246 units
planned and this Project with 170 units planned. The net result is still a reduction of

1,248 units in Waikiki, resulting in a net reduction of tourist capacity in Waikiki.

The Project will offer an economic and job-creating stimulus for the local economy, dur-
ing the construction period, with increases in construction jobs while being built. Upon
completion, it will provide approximately 110 full-time equivalent hotel jobs as well as
support jobs.

The Project will provide an increase in property values for the City and County of Ho-
nolulu (the "City") resulting in an estimated increase in annual property taxes (from
$132,000 to $1,049,000, an increase of $917,000), a portion of the General Excise

Taxes (“GET”) for rail estimated at $142,000, and estimated hotel room tax (portion of
$2,141,000) and generates additional estimated tax revenue to the State in terms of col-
lections from GET taxes estimated at $1,190,000 and hotel room tax (major portion of
$2,141,000). Total taxes generated annually estimated at $4,390,000.

The Project will be designed, maintained, and operated employing best practices for
energy efficiency and environmental sustainability for projects of its kind.

The Project will review all applicable LEED rating systems, use the certification
standards as guidelines, and pursue certification when financially feasible. LEED
(Leadership in Energy and Environmental Design) is an internationally recognized
building certification system intended to provide building owners and operators
a concise framework for identifying and implementing practical and measurable
green building design, construction, operations and maintenance solutions.
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The Project will implement low-flow plumbing fixtures, explore waterless urinals,
and incorporate efficient landscape irrigation systems in an effort to further reduce
wastewater and potable water demands.

The Project will reduce material waste through effective construction and opera-
tional recycling programs.

» Lastly, toillustrate that Celebrating, Stewarding and Sustaining the Cultural and His-
torical Legacy of Kalia is the basis of which The Project has been developed, The Project
will make a commitment to the creation, operations and coordination of programing for
Parks in Kalia, Waikik.

The creation of a new park in Waikiki to be called Park Kalia. Improvements to in-
clude native landscaping, water features and culturally based interpretive art and
signage.

- Coordinated off-site improvements to neighboring parks and open spaces, Kalakaua
Park (Waikiki Gateway Park) and Fort DeRussey, to create greater connectivity.

Commitment to providing an on-site cultural historian to provide insight and edu-
cate park users.

Commitment to provide cultural programing, open to the public, to honor and per-
petuate the history and cultural significance of Kalia, Waikik.

Work with the management groups of Kaldkaua Park (Waikiki Gateway Park) and
Fort DeRussey Park to coordinate activities and programing.
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6. ENVIRONMENTAL SETTING

6.1 LOCAL AND REGIONAL PERSPECTIVE

BH proposes to demolish the existing buildings on the Project Site and to construct the
Park Kalia-Waikiki Condo-Hotel Project, a 26-floor, 325-feet (350" with architectural ap-
purtenances), 170-unit condo-hotel project, with a basement. The Project will be developed
on two parcels of land (“Project Site”) located at 2055 and 2057 Kalakaua Avenue in Waikiki,
Honolulu, on O‘ahu, on the makai (south) side of Kalakaua Avenue.

The Project Site is located in the Primary Urban Center of Honolulu and within the Waikiki
Special District. The Project will be developed on a 28,761 square foot property that pres-
ently has the former Kyo-ya Restaurant and parking garage.

The Project Site is bound by Kalakaua Avenue to the north, Fort DeRussy Park to the east,
Fort DeRussy Park and an Army Chapel to the south, and the Luana Waikiki condo-hotel to
the west.

The greater surrounding area includes hotels, commercial centers, condominiums, apart-
ments, the Ala Wai Canal, and Waikiki Beach.

6.2 RARE OR UNIQUE ENVIRONMENTAL RESOURCES

AECOS Inc. prepared a “Due-Diligence Natural Resources Assessment for TMKs: 2-6-006:
001 & 004 in Waikiki, Island of O‘ahu, Hawai‘i ” (“Natural Resources Assessment”). The en-
tire assessment is provided in Appendix F. Excerpts from this study are provided below:

6.2.1 Flora

The “Discussion, Botanical Resources” section of this Natural Resources Assess-
ment states as follows:

“Our survey revealed no issues on the subject property with respect to the

species of plants growing there. No species listed under either state or federal en-
dangered species programs (DLNR, 1998; USFWS, 2014) are present on or immediately
adjacent to the site.”

6.2.2 Fauna

The “Discussion, Avian Resources” section of this Natural Resources Assessment
states in part as follows:

“The findings of the avian survey are consistent with the urban resort
development present within the general project area, and the reality that the
CHAPTER 6 | Page 43



PARK KALIA WAIKIKI CONDO-HOTEL PROJECT DRAFT ENVIRONMENTAL ASSESSMENT, DECEMBER 2015

6.2.3

6.2.4
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subject property is almost completely covered with a two-story structure. As
previously noted, one of the species detected, White Tern, is an indigenous

resident seabird species with the O‘ahu population listed under state

endangered species statutes as a threatened species (DLNR, 1968). The species is a
relatively common, nesting species in the general Waikiki area, first recorded as one
pair in Honolulu in 1961 (Ord, 1961; VanderWerf, 2003; David, 2013, 2015). “

The applicant will work with the Department of Land and Natural Resource to deter-
mine appropriate measures to minimize impact to the nesting areas of the White Tern.

The “Discussion, Mamalian Resources” section of this Natural Resources Assess-
ment states as follows:

“Although we did not record any mammalian species on or adjacent to the

subject property, it can be expected that all of the standard human commensal spe-
cies, including cats (Felis catus), dogs (Canis familiaris), small Indian mongoose (Her-
pestes auropunctatus), and one or more of the four established alien Muridae found
on O‘ahulroof rat (Rattus rattus), brown rat (Rattus norvegicus), European house
mouse (Mus musculus domesticus), and Polynesian rat (Rattus exulans hawaiiensis)
use various resources found within the general area on a seasonal basis. All of these
introduced species are deleterious to native species. The native 6pe‘ape‘a or Hawaiian
hoary bat (Lasiurus cinereus semotus) is an endangered species, but was not detected
during the course of our survey. Given the limited natural environment on the prop-
erty, this listed mammal is not anticipated to be present.”

Federal Jurisdictional Waters / Critical Habitat

The “Discussion, Federal Jurisdictional Waters/Critical Habitat” section of this
Natural Resources Assessment states as follows:

“Our survey revealed no federal jurisdictional waters (streams or wetlands) on the
subject property. Further, no federally delineated Critical Habitat for any species
includes or is adjacent to the parcels. Thus, modifications of habitats on the site will
not result in impacts to federally designated Critical Habitat. There is no equivalent
statute under state law.”

Issues of Potential Significance

The “Discussion, Issues of Potential Significance” section of this Natural Resources
Assessment states as follows:
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“The only species recorded during the course of these surveys or likely to occur within
the subject property or adjacent area that we are aware of from a literature review
and our combined 90-years of experience in conducting biological surveys and bio-
regulatory permitting in Hawai'‘i is the White Tern.”

The applicant will work with the Department of Land and Natural Resource to de-
termine appropriate measures to minimize impact to the nesting areas of the White
Tern.

RELATED PROJECTS IN THE REGION

In addition to the Project, there are several other projects in the area. Some of them are
mentioned below.

6.3.1

Gray's Beach Restoration Project

According to the Environmental Assessment/Environmental Impact Statement
Preparation Notice for the "Gray’s Beach Restoration Project”, Kyo-ya Hotels &
Resorts is proposing to restore and stabilize a sandy beach fronting the Sheraton
Waikiki Hotel property, approximately 1,500 feet west of the Moana Surfrider Hotel
complex. All of the proposed work for this project is located within the State Land
Use Conservation District. The proposed work can generally be described as fol-
lows:

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

» Replacement of sand fill between the groins to create a beach with a minimum
horizontal crest width of 30-feet at the +5.2 foot elevation extending from the
seawall, and a 1V:10H slope from the crest to the sea bottom.

This project is intended to enhance recreational and aesthetic enjoyment of the
area and provide protection for the backshore. The restored beach is expected to
facilitate lateral access along the shoreline and enhance recreational opportunities.
Pending receipt of the required permits and approvals, project construction was ex-
pected to begin in early 2011 and be completed by the end of 2011. It is BH’s general
understanding that the Gray’s Beach Restoration Project has been put on hold, but
that permitting for this development could begin again this year or next year.

Long term impacts from beach restoration action are not anticipated to result in
any cumulative negative impacts with the Project. If anything, along with other
neighboring projects, it will serve to continue the revitalization of the core of
Waikiki in significant ways.
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6.3.2 Princess Ka'iulani Renovation & Development and the Replacement of the Moana
Surfrider Hotel Diamond Head Tower with a New Tower

The Princess Ka'iulani project includes plans for a tower with 210 condo-hotel suites
and 61 fee simple residences, a 2-level podium with retail/restaurants, 187 below
grade parking spaces, recreational amenities, and other accessory uses, a parking
structure with 625 spaces and condo-hotel accessory uses, an energy saving deep
well cooling system and the renovation of the existing 666-room Ainahau Tower.

The Diamond Head Tower development will include a tower with 185 condo-hotel
rooms and 40 fee simple residences, a 2-level podium with accessory uses to the
condo-hotel, auto court, beach access, public surfboard racks and a 3-foot site el-
evation.

Impacts include encroachment of the Diamond Head Tower into the 40-foot shore-
line setback and the 100-foot coastal building and height setback, impact on infra-
structure, loss of older hotel/retail buildings and short-term construction impacts.

Mitigation includes improved public ocean views, upgrade of sewer mains, comple-
tion of an archaeological inventory survey, an archaeological monitoring plan, traffic
improvements, and mitigation of runoff, construction noise and air quality impacts
through best management practices.

The Princess Ka'iulani and Diamond Head Tower Redevelopment Projects are lo-
cated on the eastern end of Waikiki and in the event the construction period for
the Park Kalia-Waikiki Project, overlaps with Kyo-ya Hotels & Resorts development,
there should be minimum impact to the surrounding roads with trips for the most
part using different routes.

Long term impacts from Kyo-ya's resort condo-hotel, condominium, and commer-
cial development will result in cumulative impacts to infrastructure and traffic in
relation to the impacts of the Project. However, based on Kyo-ya's Final EIS and this
Draft EA, both projects are anticipated to result in minimal impact on the existing
level of service of the intersections, surrounding the projects. Other positive long
term impacts of the Kyo-ya Project will be increases in employment, GET collections
(increase in State tax revenues) and property taxes (increase in City and County tax
revenues).
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6.3.3

Hilton Hawaiian Village - Village Master Plan

Implementation of the "2010 Village Master Plan" will update and expand the Hilton
Hawaiian Village’s offering of world class shopping, dining, entertainment and hos-
pitality options. The following improvements are planned:

» Renovation, alteration, and refurbishment (primarily interior and minor exterior
projects or above-grade improvements) of existing building facades, common
use areas, recreational amenities, and landscaped areas;

» Relocation, realignment, and reallocation of retail and dining areas, recreational
amenities, open space, back-of-house space, traffic circulation, pedestrian flow
and access within the Hilton Hawaiian Village;

» Construction of two new timeshare towers. The first tower will be located in
the mauka corner of the property near Paoa Place and Kalia Road and will be 350
feet tall and include approximately 300 timeshare units, with a portion located
above the current bus depot and loading areas. The second tower will be located
above the makai corner of the Rainbow Bazaar, will be 260 feet tall, and include
approximately 250 timeshare units. Also planned is the reconfiguration of
public sidewalk fronting Kalia Road and overall street front improvements that
include new landscaping, a new public bus pull-out lane, and trolley pull-out
lane, and bus shelter.

The 2010 Village Master Plan is a new plan that carries forward from the existing
improvements on the property. Timetable for the major improvements is estimated
at roughly ten years, as follows:

» Retail space renovations and improvement of public space amenities are ongo-
ing for projects not requiring land use permitting actions

» The development of the first timeshare tower is planned for 2013-2015
» Expansion of retail and convention space is planned from 2012-2013
» Expansion of the Super Pool and lobby area is planned from 2013-2014

» The development of the second timeshare tower is planned in 2019-2021

This proposed development is located at the far west end of Waikiki in close prox-
imity to the Park Kalia-Waikiki Project, however it appears that based on the Hilton
schedule, there will not be an overlap in the construction schedules for the Hilton
and Park Kalia-Waikiki. Should the first tower be delayed, it’s possible that there
will be some overlap in construction periods.

Long term impacts from Hilton's proposed timeshare towers will result in cumula-
tive impacts to infrastructure and traffic in relation to the impacts of the Project.
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The Project's traffic impact assessment indicates there will be no significant impact
on traffic. Other positive long term impacts will be increases in employment, GET
collections (increase in State tax revenues) and property taxes (increase in City and
County tax revenues) from the two developments.

6.3.4 Waikiki Landing

The Waikiki Landing project site currently houses a boatyard repair facility, conve-
nience store and fueling station. The project proposes to renovate and upgrade the
existing boatyard facility and the redevelopment of the remainder of the existing
site. The development is expected to include the following improvements:

» Boat yard Building with 10,694 square feet of retail space; 9,287 square feet of
restaurant space; and 1,877 square feet of office space.

»  Wharf Building with 6,098 square feet of restaurant space and 1,319 square feet
of office space.

» Canoe House with 4,094 square feet of space for wedding ceremonies to be held
on-site.

» Diamond Vista Building with 3007 square feet of retail space; 1,583 square feet
of office space; 6,048 square feet of space for wedding ceremonies to be held
on-site.

» At-grade parking

The proposed wedding facilities within the Canoe House and Diamond Vista Build-
ing should accommodate up to 6 small weddings a day (with about 12 guests per
wedding). The project originally projected for completion by the year 2013. Project
continues through the permitting process and should begin construction soon.

This proposed development is located at the far west end of Waikiki, however the
Waikiki Landing project is in bankruptcy proceedings and the Department of Land
and Natural Resources had planned to take back the lease for the site. This bank-
ruptcy proceeding will stall the Waikiki Landing Project and should trail the Park
Kalia-Waikiki project’s construction. No cumulative impact is expected.

Long term impacts from the Waikiki Landing will result in cumulative impacts to
infrastructure and traffic. Other positive long term impacts will be increases in

employment, GET collections (increase in State tax revenues) and property taxes
(increase in City tax revenues).

Page 48 | CHAPTER 6



DRAFT ENVIRONMENTAL ASSESSMENT, DECEMBER 2015 PARK KALIA WAIKIKI CONDO-HOTEL PROJECT

6.3.5

6.3.6

Royal Hawaiian Market Place

The proposed development is situated on a 7,200 square foot lot at the corner of
Royal Hawaiian Avenue and Lau‘ula Street. The Project will replace 20 temporary
tarp and plywood retail kiosks about 10 feet by 10 feet in size by a two-story struc-
ture with 3,395 square feet on the ground floor and 1,380 square feet on the sec-
ond floor. This represents a relatively small commercial development with existing
retail, dining and an existing 218-foot concrete masonry structure with a money
exchange/take-out food shop that will remain.

The proposed development will support many of the existing tenants. The Project is
not expected to have a significant impact since it essentially continues the existing
commercial use on the project site in a permanent structure. The applicant plans to
begin construction as soon as the applicant receives approval of development per-
mits from the City and the construction is expected to take about four months.

This applicant's schedule should have the project construction completed prior to
the anticipated start of construction of the Park Kalia-Waikiki Project and there
should be no cumulative construction impacts.

The International Market Place

The International Market Place Redevelopment Project includes the replacement of
all existing buildings and structures on the site with a new retail, dining and enter-
tainment center. The redeveloped center will be generally three levels in height, but
the mauka end will have a seven-story structure consisting of two levels of retail
below five levels of parking.

The Project involves the removal of approximately 213,000 square feet of existing
commercial space at the International Market Place and Town Center sites and ap-
proximately 286,000 square feet of existing space at the Miramar Hotel site. With

a proposed redevelopment of 419,960 square feet of new commercial space across
the entire site, the redevelopment will result in a reduction of approximately 79,040
square feet.

Construction recently began, with the first phase being demolition of existing
structures. Construction is expected to be completed by spring 2016, with the new

International Market Place re-opening at that time.

Construction is expected to be completed before ground breaking occurs on the
Park Kalia-Waikiki Project and there should be limited or no overlap in construction.
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6.3.7 2121 Kuhio - Ritz Carlton

The applicant, PACREP LLC, proposes to develop the 2121 Kdhio in Waikiki. Although
2100 Kalakaua Avenue and 2139 Kiihio Avenue properties are part of the joint devel-
oped lot with 2121 Kiihio Avenue, the area planned for development is on the 2121
Kahio property, 1.396 acres of vacant land.

The applicant proposes to develop a 37-story, 350-foot structure. The original plan
for 2121 Kahio included a five story podium with the ground floor lobby, three levels
of parking and fifth and sixth floor of condo-hotel support uses. The new design is
based on an 8-story shared podium with shared resident services, recreational ame-
nities, vehicular access and off-street parking. Above this podium will be a 29-story
tower.

2121 Kahio will include development of 361 condo-hotel units, based on keys (this
may include lock-off units which although are treated as separate units in the 361
unit total may be used as one large unit or used as two separate smaller units, with
separate keyed entrances from the corridor).

The ground floor development will include a sundry/retail shop, a concierge space,
lobby, breezeway, drop-off, porter valet, loading, administrative and back-of-house
offices, entry drive, entry plaza, and lush landscaping.

2121 Kihio broke ground in August of 2013 and completion is expected by mid-2016.
Construction is expected to be completed before ground breaking occurs on the
Park Kalia-Waikiki Project and there should be limited or no overlap in construction.

6.3.8 2139 Kuhio - Ritz Carlton

The Applicant, PACREP 2 LLC, proposes to develop a 39-story condo-hotel at 2139
Kahio Avenue in Waikiki. The proposed development consists of a tower on podium
building with up to 280 units, related building support facilities, resident services,
amenities and public streetscape improvements. The new tower will be a stand-
alone building with its own mechanical, electrical, and utility infrastructure, and but
will share an 8-story building podium with the adjacent 2121 Kahio Tower that is
currently in development. The building podium will contain shared resident servic-
es, recreational amenities, vehicle access and off-street parking.

The Applicant plans to begin construction this year and projects to complete con-
struction by mid-2016. Construction is expected to be completed well before
ground breaking occurs on the Park Kalia-Waikiki Project and there should be no
overlap in construction.

Page 50 | CHAPTER 6



DRAFT ENVIRONMENTAL ASSESSMENT, DECEMBER 2015 PARK KALIA WAIKIKI CONDO-HOTEL PROJECT

6.3.9 Waikiki Parc Hotel Renovation

The Applicant, Halekulani Corporation, proposes the Waikiki Parc Hotel Renovation
Project in Waikiki. The Project will be located on a 48,411 square foot site and will
involve the renovation of the existing Waikiki Parc Hotel including the following:

1. Provide streetscape enhancements, landscaping and special roadway paving
along Kalia and Helumoa Roads.

2. Enhance existing pedestrian hotel entrance and drop off fronting Kalia Road and
porte cochere on Helumoa Road.

3. Renovate ground floor lobby, restrooms and back-of-house facilities, and im-
provements to the existing restaurant.

4. Renovate the 8th floor pool deck to include refurbishing of the existing pool,
adding a new pool, lounge chairs, poolside dining tables and chairs and renovat-
ing the existing pool bar.

5. Renovate the 8th floor by removing guest rooms and providing a new restau-
rant, kitchen, dining room, fitness center and hospitality room.

6. Renovate the 8th floor outdoor gathering area with landscaped wind screens
and retractable roof awning and create a garden with outdoor dining tables and
chairs.

7. Renovating the existing 297 rooms into all 1-bedroom and 2-bedroom rooms
(reducing the unit count to 126 rooms).

8. Provide a new roof top open-air terrace.
9. Extend elevator and stairs to the roof top.

10. Provide facade improvements to the face of the parking garage, to enhance ex-
isting architectural treatment such as post and beam articulation, trellises and
canopy extensions.

11. Replacing the exterior glazing of the building facade and change out all hand
rails and guard rails.

Construction is anticipated to begin in the fall of 2016, and be completed by 2018.
BH expects that there will be an overlap in construction periods. There will be some
cumulative impact over the service roads for each development given the proxim-
ity of the two Projects. BH will discuss possible ways to mitigate the cumulative
impact.
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6.3.10 133 Ka'iulani Condo-Hotel

The Applicant, MK Development Consulting, LLC (MK), proposes the 133 Ka‘iulani
Condo-Hotel Development in Waikiki. The Project includes the replacement of all
existing buildings and structures on the Project Site with a new commercial and
parking podium and a condo-hotel tower above.

The new condo-hotel will provide approximately 238 to 260 condo-hotel units. The
new structure is planned to have a 350-foot, 33-story tower.

A basement will consist of back of house spaces and the ground floor will be com-
posed of a retail spaces, condo-hotel lobby and support spaces. The condo-hotel
reception area, lobby lounge, bar lounge, full-service restaurant as well as multiple
event spaces and executive offices will be located on an amenity deck above the
parking floors. The tower above the amenity deck will mostly be condo-hotel units.

The project will provide a porte-cochere for valet drop off with loading, trash and
vehicular access on the ground floor. The Ka‘iulani Avenue and Koa Avenue corner
of the Project will provide an open-space plaza to serve as the main pedestrian ac-
cess to both the condo-hotel and retail functions. A paved and landscaped area will
connect the plaza, wrapping around Ka‘iulani Avenue with access to the retail, and
connect to the Prince Edward Street side of the property. This pathway will contin-
ue and connect to a landscaped pocket park for use by condo-hotel guests, Waikiki
residents and the general public.

Construction is anticipated to begin in 2016, and be completed by 2018, approxi-
mately 30 months. BH expects that there will be an overlap in construction periods,
however because of the distance between the two Projects, cumulative impact
should be minimal. There will be limited cumulative impact over the service roads
for each development except for the Ala Wai Boulevard which both projects will use.

6.4 POPULATION AND GROWTH CHARACTERISTICS

The Project, when completed, may have a slight impact on the number of permanent
residents in Waikiki, based on the findings with other condo-hotel units which average a
resident occupancy of between 5% and 20%. Based on this percentage, the 170 condo-
hotel units could result in an increase in residents in Waikiki of about 9 to 34. However,
residents that purchase condo-hotels to occupy and not place back with the hotel opera-
tor, normally occupy the units on an occasional basis and not as full time residents. As an
example, the Trump Tower Waikiki has 462 units, but only three of the units are occupied
by full time residents.
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The Project will increase the visitor population potential of Waikki with the development of
170 condo-hotel rooms, of which approximately 85% are anticipated to be in a hotel rental
program. The Project will provide important support services for visitors and local resi-
dents through convenient, resort accommodations, right on Kalakaua Avenue, one of the
major thoroughfares in Waikiki.
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PARK KALIA WAIKTKI CONDO-HOTEL PROJECT

7.

7.1

RELATIONSHIP TO LAND USE PLANS, POLICIES, AND CONTROLS

STATE LAND USE

The Project Site lies within the State land use Urban district. Within this district, lands
are characterized by city-like concentrations of people, structures, streets, urban level of

services and other related land uses. The Project's proposed condo-hotel, restaurants and
chapel are consistent with this Urban designation.

711

Hawai'i State Plan

Goals

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

The Project replaces the Kyo-ya Restaurant that has been closed since 2007 (which
ended 50-years of operation nest to Fort DeRussy Park) and as fine a restaurant and
favorite of many residents and visitors, it did not make economic sense to continue
operations on two very valuable lots. After closure, the property was sold.

The former Kyo-ya Restaurant will be replaced by a 170-unit condo-hotel that will
provide:

» The temporary local construction jobs will peak at approximately 375 tradesmen
onsite, plus ancillary support services.

» When the Project is complete, it is projected to create approximately 110 full-
time equivalent hotel jobs as well as support jobs.

The Project provides much needed hotel rooms in Waikiki with 170 additional condo
hotel rooms, which will help to replace 2,285 hotel units that have been lost and will
be lost in the near future.

The Project will also provide an increase in property values for the City and County
of Honolulu (the "City") resulting in an estimated increase in annual property taxes
(from $132,000 to $1,049,000, an increase of $917,000), a portion of the General
Excise Taxes (“GET”) for rail estimated at $142,000, and estimated hotel room tax
(portion of $2,141,000) and generates additional estimated tax revenue to the State
in terms of collections from GET taxes estimated at $1,190,000 and hotel room

tax (major portion of $2,141,000). Total taxes generated annually estimated at
$4,390,000.
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The money provided in GET taxes, the hotel room tax, and income tax collections
from employees at the condo hotel all provide a revenue source that will assist the
State in implementing each of the State Functional Plans.

7.1.2 State Functional Plan - Agriculture

The Project will not affect objectives, policies and actions recommended in the
Agriculture Plan, except that it will generate a demand for some of the local fruits,
vegetables and other island products for consumption at the condo-hotel, in sup-
port of the Consumption and Demand, Objective C.

7.1.3 State Functional Plan - Conservation Lands

The Project is situated on Urban land within a built environment and will not affect
the policies, goals and implementing actions of the Conservation Lands Plan.

7.1.4 State Functional Plan - Education

The Project will not affect the Policies, Goals and Implementing Actions of the Edu-
cation Plan.

The Project does have a slight potential to generate permanent school age children
since it is anticipated that a small percentage of the units may not be in a hotel
rental. However, based on existing condo hotels in Waikiki, these units are often
used as vacation homes by their owners and not as primary residences.

This Project with about 170 condo-hotel units is projected to have about 85% of the
condo hotel units in a hotel rental program, with a great majority of the remain-
ing 15% of the condo hotel units used as part-time residences or personal vacation
homes. Thus it is anticipated that there may be up to 26 units which will not be

in a hotel rental program, but these 26 units will not all be permanent residences,
as many will be second homes (vacation homes), retirement homes, or rented as
vacation units outside of the hotel rental program, as occurs in other condo hotels.
Even using the 15%, however, there will not be a significant increase on the school
system. Without eliminating any of the units as second homes, retirement homes
or private vacation rentals, the 26 permanent residence unit increase would gener-
ate 4 students in grades K through 12 (0.12 x 26) based on Department of Education
standards for Waikiki. This will not have a significant impact on the schools in the
area, as the schools have sufficient space to accommodate any anticipated increase
in students generated by the Project.

Page 56 | CHAPTER7



DRAFT ENVIRONMENTAL ASSESSMENT, DECEMBER 2015 PARK KALIA WAIKIKI CONDO-HOTEL PROJECT

7.1.5

7.1.6

State Functional Plan - Higher Education

The Project will not affect the Policies, Goals and Implementing Actions of the
Higher Education Plan. The State Functional Plan for Higher Education reflects the
Department of Education Strategies to address the policies and priority guidelines
of the Hawai‘i State Plan and the goals of the Board of Education and the concerns
of the State Education Functional Plan Advisories Committee. It serves as the
mechanism for implementing the Hawai‘i State Plan as it relates to the directions
and programs of the Department of Education.

The Project is a condo-hotel development and will not be involved in policies and
programs related to the directions of the Board of Education or the programs of the
Department of Education.

State Functional Plan - Economy

The Economy Plan relies heavily on the State’s education system and state agencies
in the implementing actions to meet the goals and policies of the Plan.

The Project will help in implementing the objectives and policies for the economy
described in, “8226-6. Objectives and policies for the economy.” specifically:

(1) Increased and diversified employment opportunities to achieve full employ-
ment, increased income and job choice, and improved living standards for Hawai‘i ’s
people.

The Project replaces an aging non-competitive asset with a proposed condo hotel
development that will provide an economic and job-creating stimulus for the local
economy.

» The temporary local construction jobs will peak at approximately 375 tradesmen
onsite, plus ancillary support services.

» When the Project is complete, it is projected to create approximately 110 full-
time equivalent hotel jobs as well as support jobs.

(2) Foster greater cooperation and coordination between the public and private
sectors in developing Hawai‘i 's employment and economic growth opportunities.

The Project requires support from various public agencies in the review and approv-
al of the Project.
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(3) Stimulate the development and expansion of economic activities which will
benefit areas with substantial or expected employment problems.

The Project provides much needed hotel rooms (170 condo-hotel rooms, 85% of
which are anticipated to be placed in a hotel rental program) in Waikiki in a sector
that has lost employment with 2,254 hotel units that have been lost in recent years
and expectes future losses of hotel units.

7.1.7 State Functional Plan - Energy

The Energy Plan relies heavily on the Department of Business and Economic Devel-
opment (now Department of Business, Economic Development and Tourism) to take
the lead in implementing most action items in support of the objectives and policies
of the Energy Plan and encouraging private energy agencies to develop alternate
energy systems to reduce dependence on fossil fuels. Other State and County
agencies take the lead in remaining action items.

In a smaller scale, the Project will support sustainability and energy conservation
on-site as follows:

» The existing buildings on the Project that are proposed to be demolished were
built in 1990 and do not incorporate the latest energy savings measures that will
be introduced in the newly developed structures.

» BHintends to design, maintain, and operate the Project employing best practic-
es for energy efficiency and environmental sustainability for projects of its kind.
The new buildings will meet or exceed the energy efficiency code requirements.

»  BH will review all applicable LEED rating systems, use the certification standards
as guidelines, and pursue certification when financially feasible. LEED (Lead-
ership in Energy and Environmental Design) is an internationally recognized
building certification system intended to provide building owners and operators
a concise framework for identifying and implementing practical and measurable
green building design, construction, operations and maintenance solutions.

» BHintends to incorporate high performance building skins and roofing in the
Project to maximize building thermal efficiency.

»  BH will implement low-flow plumbing fixtures, explore waterless urinals, in-
corporate efficient landscape irrigation systems, and explore the use of non-
potable water in planting areas in an effort to further reduce wastewater and
potable water demands. Condensate drain from the outside air unit will be
collected and piped to cooling tower makeup water. Cooling tower conductivity
meter will be provided. A chemistry free cooling tower water treatment system
will be provided to reduce cooling tower water blow-down rate.
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7.1.8

7.1.9

» BH will reduce the Project's material waste through effective construction and
operational recycling programs.

State Functional Plan - Health

The Project will not affect the objectives, policies and implementing actions of the
Health Plan, which will be implemented by State Agencies and Medical facilities
throughout the State.

The six major health issues in the State Functional Plan for Health include:

1. Health Promotion and Disease Prevention

2. Communicable Diseases Prevention and Control

3. Special Population with Impaired Access to Health Care

4. Healthcare Services (Acute, Long-term, Primary and Emergent) for Rural
5. Communities

6. Environmental Health and Protection

7. Department of Health Leadership

The Project will not be affecting these major health issues of the State Functional
Plan for Health.

State Functional Plan - Historic Preservation

In accordance with Implementing Action B.2.c. “Respond to the discovery of prehis-
toric/historic burials in a timely and sensitive manner, which takes into consider-
ation cultural concerns.”

The existing structures on the Project Site are only about 25 years old and they are
not listed on the State or Federal Register of Historic Places. An Archaeological In-
ventory Survey Initial Report (“AlS”) and Cultural Impact Assessment (“CIA”) for One
Waikiki were conducted by Cultural Surveys Hawai‘i, Inc. in July, 2015. The Archaeo-
logical Inventory Survey for One Waikiki is included in its entirety in Appendix E.
The Cultural Impact Assessment is included in its entirety in Appendix G.

The AIS stated in part as follows:

“We observed only one archaeological feature consistent with a possible fence post
hole circa 1900 and of no consequence for development.
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“We observed no human bones and no direct indication (neither artifacts or midden
food scraps, or a cultural layer) of traditional Native Hawaiian occupation.

“Based on my substantial experience the probability of human bones or other Native
Hawaiian significant historic properties in the immediate area of this test excavation
appears to be on the low side of moderate - which is about as good as it gets for the
sands of Waikiki.

“As a result of this test excavation our assessment of the likelihood of the probability
of human bones or other Native Hawaiian significant historic properties has gone
down.”

The CIA stated in part as follows:

“Based on information gathered from the cultural and historic background detailed in
this CIA report, the proposed project may potentially impact Native Hawaiian burials
and subsurface cultural layers. CSH summarizes the potential impacts and recommen-
dations:

» Community consultation should be conducted to inform kama‘aina, kiipuna, and
lineal and cultural descendants of the proposed project and to collect informa-
tion on traditional cultural practices (past and present) within Waikiki Ahupua‘a. A
proposed community contact outreach list is available in Appendix B.

» Thereis a significant possibility that iwi kipuna, ancestral bones, may be present
within the project area and that land-disturbing activities during construction
may uncover presently undetected burials or other cultural materials.

»  Personnel involved in the project construction activities should be informed of the
possibility of inadvertent cultural finds, including human remains. Should burials
or other cultural finds be identified during ground disturbance, the construction
contractor should immediately cease all work and the appropriate agencies be
notified pursuant to applicable law, HRS §6E.

» Personnel involved in the project construction activities should be informed of the
possibility of inadvertent cultural finds, including human remains. Should burials
or other cultural finds be identified during ground disturbance, the construction
contractor should immediately cease all work and the appropriate agencies be
notified pursuant to applicable law, HRS §6E.

»  Project proponents should consult with lineal and cultural descendants of Waikiki
to develop a reinterment plan and cultural preservation plan in the event that any
human remains or cultural sites or artifacts are uncovered during construction or
long-term.”
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7.1.10

7.1

7.1.12

7113

BH will implement these recommendations.

State Functional Plan - Housing

The Project will not affect the Policies, Goals and Implementing Actions of the
Housing Plan. Although there is a potential for a slight percentage of the units not
being placed in the hotel program, only a few will become permanent residences,
many will become private short term rentals or vacation homes. The few that be-
come permanent residences will not be affordable based on the location and quality
of the constructed units. The Project will not provide housing for the very low and
lower income households, which is the goal of the State Functional Plan for Hous-

ing.

State Functional Plan - Human Services

The Project will not affect the Policies, Goals and Implementing Actions of the Hu-
man Services Plan, which will primarily be guided by public agencies and private so-
cial service agencies. Priority issues of the Human Services Functional Plan include
Elderly Care, Children and Family Support, Self-Sufficiency (related to help with
medical coverage, child care, and job training), and Service Delivery Improvements.
The Project as a condo-hotel will not be providing services to help in resolving these
priority issues.

State Functional Plan - Recreation

The Project will be developed with a swimming pool and spa; fitness center; and
public open space on the ground floor with landscaping and water features. The
Project is also situated adjacent to Fort DeRussy Park.

Except for an increase in residents from this Project and an increase in recreational
use and facilities on the island, the Project is not expected to affect other Policies,
Goals and Implementing Actions of the Recreation Plan.

State Functional Plan - Tourism

The Project with its new condo-hotel units is consistent with Objective I.A. which
calls for “Development, implementation and maintenance of policies and actions
which support the steady and balanced growth of the visitor industry.”

The Project also implements Policy I.A.2. by maximizing benefits to the residents of
the State in general and revenues to State and County governments, specifically:

» The Project implements the City's vision for Waikiki described in the Primary
Urban Center Development Plan (PUCDP). Specifically, that vision seeks private
reinvestment in the physical plant of Waikiki to allow Waikiki to remain the

State's most popular tourist destination.
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»  The Project will comply with the WSD design guidelines providing landscape and
building elements that will convey a Hawaiian sense of place.

» The Project will provide an increase in public open space including 7,708 square
feet of landscaped open space and walking paths on the ground floor.

» The Project will provide a greater average setback along Kalakaua Avenue and
greater landscaping in the front yard and throughout the property to enhance
the pedestrian experience for visitors and local residents alike.

» The Project is intended to become an important condo-hotel destination located
to energize this portion of Kalakaua Avenue towards the west end of Waikiki
which meets the demands of today's urban resort destination visitor.

»  The Project will provide 170 additional condo-hotel rooms in Waikiki of which
approximately 85% are anticipated to be in a hotel rental program, which will
help to replace some of the hotel units that have been lost in recent years and
units in existing hotels planned for closure.

The hotel units lost in Waikiki since 2003, include the Ohana Waikiki Hobron
Hotel conversion of 596 hotel rooms to the Windsor, a 181-unit condomini-
um; the net loss of 1,300 hotel rooms at the Waikiki Beach Walk redevelop-
ment; and the loss of 358 hotel rooms of the Miramar Hotel for the Interna-
tional Market Place redevelopment, totaling 2,254 hotel units.

The proposed Princess Ka‘iulani/Diamond Head Tower (Moana) redevelop-
ment will result in the net loss of 430 hotel units. The total hotel units lost
and to be lost will be 2,684 units.

The most recent redevelopment project planned at the Waikiki Parc Hotel
will have a reduction from the existing 297 rooms into 126 1-bedroom and
2-bedroom rooms (reducing the unit count by 171 rooms).

The total hotel units lost and to be lost will be 2,855 units. This reduction
in units is however off set by planned units at the Ritz Carlton | and Il with
641 units planned; the Hilton Hawaiian Village with 550 units planned; the
133 Ka‘iulani with 246 units planned and this Project with 170 units planned.
The net result is still a reduction of 1,248 units in Waikiki, resulting in a net
reduction of tourist capacity in Waikiki.

»  The Project will offer an economic and job-creating stimulus for the local
economy, during the construction period, with increases in construction jobs
while being built. Upon completion, it will provide approximately 110 full-time
equivalent hotel jobs as well as support jobs.

» The Project will provide an increase in property values for the City and County of
Honolulu (the "City") resulting in an estimated increase in annual property taxes
(from $132,000 to $1,049,000, an increase of $917,000), a portion of the General
Excise Taxes (“GET”) for rail estimated at $142,000, and estimated hotel room tax
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(portion of $2,141,000) and generates additional estimated tax revenue to the
State in terms of collections from GET taxes estimated at $1,190,000 and hotel
room tax (major portion of $2,141,000). Total taxes generated annually estimat-
ed at $4,390,000.

» The Project will be designed, maintained, and operated employing best practices
for energy efficiency and environmental sustainability for projects of its kind.

The Project will review all applicable LEED rating systems, use the certifi-
cation standards as guidelines, and pursue certification when financially
feasible. LEED (Leadership in Energy and Environmental Design) is an in-
ternationally recognized building certification system intended to provide
building owners and operators a concise framework for identifying and
implementing practical and measurable green building design, construction,
operations and maintenance solutions.

The Project will implement low-flow plumbing fixtures, explore waterless
urinals, and incorporate efficient landscape irrigation systems in an effort to
further reduce wastewater and potable water demands.

The Project will reduce material waste through effective construction and
operational recycling programs.

» Lastly, toillustrate that Celebrating, Stewarding and Sustaining the Cultural and
Historical Legacy of Kalia is the basis of which The Project has been developed,
The Project will make a commitment to the creation, operations and coordina-
tion of programing for Parks in Kalia, Waikiki.

The creation of a new park in Waikiki to be called Park Kalia. Improvements
to include native landscaping, water features and culturally based interpre-
tive art and signage.

Coordinated off-site improvements to neighboring parks and open spaces,
Kalakaua Park (Waikiki Gateway Park) and Fort DeRussey, to create greater
connectivity.

Commitment to providing an on-site cultural historian to provide insight
and educate park users.

Commitment to provide cultural programing, open to the public, to honor
and perpetuate the history and cultural significance of Kalia, Waikiki.

Work with the management groups of Kaldkaua Park (Waikiki Gateway Park)
and Fort DeRussey Park to coordinate activities and programing.

The Project is located in Waikiki (the State’s primary visitor destination area) with
adequate infrastructure and support services is consistent with Policy I1.A.8.
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7.1.14 State Functional Plan - Transportation

The condo-hotel operator intends to implement a Traffic Management Plan (TMP)
which will encourage its employees to use public transit and carpools. The condo
hotel operator will provide within its management office an employee responsible
for the TMP who will encourage and coordinate the use of public transit and car-
pools, and make transit and biking information available to all employees. Transit
and biking information will also be made available for all patrons at the customer
service desk within the Project. Bike racks will be provided in the parking garage as
needed to satisfy bike-user demand. BH will encourage its employees to use pub-
lic transit and carpools and will encourage and assist tenants in doing the same for
their employees. The goals of the TMP are consistent with Policies I.C.2 (ride share)
and 1.C.5. (Bikeway program).

7.2 GENERAL PLAN
7.2.1 Economic Activity

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

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

The Project will be a significant upgrade from existing facilities and provide a high
quality and safe environment for visitors and residents in Waikiki. The public ben-
efits will include increasing the opportunities with new visitor accommodations in
Waikiki; enhanced open space available to the public; and provision of an economic
stimulus to a local and national economy. The development will also result in an in-
crease in property values for the City and County of Honolulu (resulting in increased
property taxes) and generate additional tax revenue in terms of GET and transient
taxes to the State.

The Project is intended to become an important addition to existing visitor accom-
modations at this ewa end of Waikiki. It will upgrade an older, underutilized prop-
erty with a new condo-hotel development, adding to the inventory of hotel rooms
that has been decreasing in recent years.

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

» The Project implements the City's vision for Waikiki described in the Primary
Urban Center Development Plan (PUCDP). Specifically, that vision seeks private
reinvestment in the physical plant of Waikiki to allow Waikiki to remain the
State's most popular tourist destination.
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»

»

»

»

»

»

»

The Project will comply with the WSD design guidelines providing landscape and
building elements that will convey a Hawaiian sense of place.

The Project will provide an increase in public open space including 7,708 square
feet of landscaped open space and walking paths on the ground floor.

The Project will provide a greater average setback along Kalakaua Avenue and
greater landscaping in the front yard and throughout the property to enhance
the pedestrian experience for visitors and local residents alike.

The Project is intended to become an important condo-hotel destination located
to energize this portion of Kalakaua Avenue towards the west end of Waikiki
which meets the demands of today's urban resort destination visitor.

The Project will provide 170 additional condo-hotel rooms in Waikiki of which
approximately 85% are anticipated to be in a hotel rental program, which will
help to replace some of the hotel units that have been lost in recent years and
units in existing hotels planned for closure.

The hotel units lost in Waikiki since 2003, include the Ohana Waikiki Hobron
Hotel conversion of 596 hotel rooms to the Windsor, a 181-unit condomini-
um; the net loss of 1,300 hotel rooms at the Waikiki Beach Walk redevelop-
ment; and the loss of 358 hotel rooms of the Miramar Hotel for the Interna-
tional Market Place redevelopment, totaling 2,254 hotel units.

The proposed Princess Ka‘iulani/Diamond Head Tower (Moana) redevelop-
ment will result in the net loss of 430 hotel units. The total hotel units lost
and to be lost will be 2,684 units.

The most recent redevelopment project planned at the Waikiki Parc Hotel
will have a reduction from the existing 297 rooms into 126 1-bedroom and
2-bedroom rooms (reducing the unit count by 171 rooms).

The total hotel units lost and to be lost will be 2,855 units. This reduction
in units is however off set by planned units at the Ritz Carlton | and Il with
641 units planned; the Hilton Hawaiian Village with 550 units planned; the
133 Ka‘iulani with 246 units planned and this Project with 170 units planned.
The net result is still a reduction of 1,248 units in Waikiki, resulting in a net
reduction of tourist capacity in Waikiki.

The Project will offer an economic and job-creating stimulus for the local econ-
omy, during the construction period, with increases in construction jobs while
being built. Upon completion, it will provide approximately 110 full-time equiva-
lent hotel jobs as well as support jobs.

The Project will provide an increase in property values for the City and County of
Honolulu (the "City") resulting in an estimated increase in annual property taxes
(from $132,000 to $1,049,000, an increase of $917,000), a portion of the General
Excise Taxes (“GET”) for rail estimated at $142,000, and estimated hotel room tax
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(portion of $2,141,000) and generates additional estimated tax revenue to the
State in terms of collections from GET taxes estimated at $1,190,000 and hotel
room tax (major portion of $2,141,000). Total taxes generated annually estimat-
ed at $4,390,000.

» The Project will be designed, maintained, and operated employing best practices
for energy efficiency and environmental sustainability for projects of its kind.

The Project will review all applicable LEED rating systems, use the certifi-
cation standards as guidelines, and pursue certification when financially
feasible. LEED (Leadership in Energy and Environmental Design) is an in-
ternationally recognized building certification system intended to provide
building owners and operators a concise framework for identifying and
implementing practical and measurable green building design, construction,
operations and maintenance solutions.

The Project will implement low-flow plumbing fixtures, explore waterless
urinals, and incorporate efficient landscape irrigation systems in an effort to
further reduce wastewater and potable water demands.

The Project will reduce material waste through effective construction and
operational recycling programs.

» Lastly, toillustrate that Celebrating, Stewarding and Sustaining the Cultural and
Historical Legacy of Kalia is the basis of which The Project has been developed,
The Project will make a commitment to the creation, operations and coordina-
tion of programing for Parks in Kalia, Waikiki.

The creation of a new park in Waikiki to be called Park Kalia. Improvements
to include native landscaping, water features and culturally based interpre-
tive art and signage.

Coordinated off-site improvements to neighboring parks and open spaces,
Kalakaua Park (Waikiki Gateway Park) and Fort DeRussey, to create greater
connectivity.

Commitment to providing an on-site cultural historian to provide insight
and educate park users.

Commitment to provide cultural programing, open to the public, to honor
and perpetuate the history and cultural significance of Kalia, Waikik.

Work with the management groups of Kalakaua Park (Waikiki Gateway Park)
and Fort DeRussey Park to coordinate activities and programing.

Policy 9 - Encourage the visitor industry to provide a high level of service to visitors.
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7.2.2

7.2.3

The Project will upgrade existing facilities to improve the visitor accommodation
experience in Waikiki. That experience will also include enhanced open space avail-
able to visitors and local residents.

Energy

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

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

BH intends to design, maintain, and operate the Project employing best practices
for energy efficiency and environmental sustainability for projects of its kind. BH
will review all applicable LEED rating systems, use the certification standards as
guidelines, and pursue certification when financially feasible. BH will implement
low-flow plumbing fixtures, explore waterless urinals, and incorporate efficient
landscape irrigation systems in an effort to further reduce wastewater and potable
water demands. BH will reduce material waste through effective construction
and operational recycling programs. LEED (Leadership in Energy and Environmen-
tal Design) is an internationally recognized building certification system intended
to provide building owners and operators a concise framework for identifying and
implementing practical and measurable green building design, construction, opera-
tions and maintenance solutions.

Physical Development and Urban Design

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

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

As noted in this DEA various public service agencies have indicated that water sup-
ply and quasi-public utilities are adequate to support the Project. Drainage impacts
will be reduced with the provision of additional landscaped open space. See "Due
Diligence Report, Park Kalia-Waikiki" prepared by Wilson Okamoto Corporation and
dated November 2015, attached as Appendix H.
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The "Traffic Impact Report Park Kalia-Waikiki" (“Traffic Impact Report”) dated
November 2015 was prepared by Wilson Okamoto Corporation and is provided in
Appendix D. The Traffic Impact Report indicates there will be no significant impact
on traffic related to level of service at surrounding intersections.

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

The phasing of the Project should not require more supporting services and infra-
structure than are presently available, as discussed in detail in other sections of this
DEA.

7.3 PUC DEVELOPMENT PLAN

The Project’s compliance with the PUCDP is discussed as follows:

7.3.1 Vision For The PUCDP’s Future
7.3.1.1 Honolulu is the Pacific’s Leading City and Travel Destination

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

The proposed action will result in the redevelopment and improvement of this im-
portant site. The Project will provide 170 additional condo-hotel units in Waikiki of
which approximately 85% are anticipated to operate in a hotel rental program. The
units will help to replace some of the hotel units that have been lost in recent years
and units in existing hotels planned for closure. The hotel units lost in Waikiki since
2003, include the Ohana Waikiki Hobron Hotel conversion of 596 hotel rooms to the
Windsor, a 181-unit condominium; the net loss of 1,300 hotel rooms at the Waikikt
Beach Walk redevelopment; and the loss of 358 hotel rooms of the Miramar Hotel for
the International Market Place, totaling 2,254 hotel units. In addition, the proposed
Princess Ka‘iulani/Diamond Head Tower (Moana) redevelopment will result in the net
loss of 430 hotel units. The total hotel units lost and to be lost will be 2,684 units.
The most recent redevelopment project planned at the Waikiki Parc Hotel will have
areduction from the existing 297 rooms into 126 1-bedroom and 2-bedroom rooms
(reducing the unit count by 171 rooms). The total hotel units lost and to be lost will
be 2,855 units. This reduction in units is however off set by planned units at the Ritz
Carlton I and Il with 641 units planned; the Hilton Hawaiian Village with 550 units
planned; and this Project with 246 units planned. The net result is still a reduction of
1,418 units in Waikiki, resulting in a net reduction of tourist capacity in Waikiki.
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7.3.2 Land Use and Transportation
7.3.2.1 Visitor Industry

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

BH proposes to invest approximately $116,000,000 million to replace the older im-
provements on this Project Site with a new condo-hotel facility. This development
will help in replacing some of the hotel units lost in Waikiki. This private reinvest-
ment in Waikiki's physical plant will implement this important vision statement of
the PUCDP.

7.3.2.2 Walking

“Regional pedestrian networks are appropriate for the central Honolulu and Pear|
Harbor areas. Districts with existing high levels of pedestrian activity include Waikiki
and Downtown. .. Additional elements of the network are new promenades and other
pedestrian improvements to city streets (e.g., Punchbowl Street, Nimitz Highway in
the Downtown area, Ward Avenue, Young Street, Keeaumoku Street and Kalakaua
Avenue.”

BH plans to improve the pedestrian experience along Kalakaua Avenue with en-
hanced public open space.

Asignificant increase in open space available to the public and landscaping along
Kalakaua Avenue will greatly enhance the pedestrian experience through Waikiki
and provide relief from the urban forms in Waikik.

7.3.2.3 Bicycles

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

The Honolulu Bicycle Master Plan (dated April 1999) proposes a bike lane along the
makai side of Kalakaua Avenue from Ala Moana Boulevard to Kapahulu Avenue.
BH plans to provide bicycle racks in the new parking structure to accommodate
employees that may bicycle to work, using the new bike lane planned for Kalakaua
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Avenue. BH understands that Bikeshare Hawai‘i will be starting their bike share
program in early 2016, prior to the opening of this Project.

7.4 LAND USE MAP PUC - EAST

The Project is designated Resort on the Primary Urban Center (PUC) Development Plan Land
Use Map. The proposed development of Park Kalia-Waikiki as a condo-hotel is consistent
with this designation.

7.5 LAND USE ORDINANCE (SEC. 21-9.80 Waikiki SPECIAL DISTRICT)
7.5.1 Waikiki Special District Objectives (Sec. 21-9.80-1)
7.5.1.1 Promote a Hawaiian Sense of Place

The Project design includes landscaped yards and public open space, and water fea-
tures. The building facade will be varied with a high degree of articulation. From an
aerial view, the high level of articulation will include a curved building face. BH will
also provide lanais on each of the condo hotel units and open stairs on the makai
side of the building to provide articulation and contrast. These architectural ele-
ments, including a high level of articulation, are intended to promote a Hawaiian
sense of place. The use of reflective materials will be limited. Exterior colors will
contribute to the tropical resort ambiance and complement the added landscap-
ing. Generally neutral tones are being considered for the development with more
vibrant and pronounced colors being used for accenting.

7.5.1.2 Optimum Community Benefits

The development of the Project Site will provide the following community benefits:

» The Project implements the City's vision for Waikiki described in the Primary
Urban Center Development Plan (PUCDP). Specifically, that vision seeks private
reinvestment in the physical plant of Waikiki to allow Waikiki to remain the
State's most popular tourist destination.

»  The Project will comply with the WSD design guidelines providing landscape and
building elements that will convey a Hawaiian sense of place.

» The Project will provide an increase in public open space including 7,708 square
feet of landscaped open space and walking paths on the ground floor.

» The Project will provide a greater average setback along Kalakaua Avenue and
greater landscaping in the front yard and throughout the property to enhance
the pedestrian experience for visitors and local residents alike.

» The Project is intended to become an important condo-hotel destination located
to energize this portion of Kalakaua Avenue towards the west end of Waikiki
which meets the demands of today's urban resort destination visitor.
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»

»

»

»

The Project will provide 170 additional condo-hotel rooms in Waikiki of which
approximately 85% are anticipated to be in a hotel rental program, which will
help to replace some of the hotel units that have been lost in recent years and
units in existing hotels planned for closure.

The hotel units lost in WaikikT since 2003, include the Ohana Waikiki Hobron
Hotel conversion of 596 hotel rooms to the Windsor, a 181-unit condomini-
um; the net loss of 1,300 hotel rooms at the Waikiki Beach Walk redevelop-
ment; and the loss of 358 hotel rooms of the Miramar Hotel for the Interna-
tional Market Place redevelopment, totaling 2,254 hotel units.

The proposed Princess Ka‘iulani/Diamond Head Tower (Moana) redevelop-
ment will result in the net loss of 430 hotel units. The total hotel units lost
and to be lost will be 2,684 units.

The most recent redevelopment project planned at the Waikiki Parc Hotel
will have a reduction from the existing 297 rooms into 126 1-bedroom and
2-bedroom rooms (reducing the unit count by 171 rooms).

The total hotel units lost and to be lost will be 2,855 units. This reduction
in units is however off set by planned units at the Ritz Carlton I and Il with
641 units planned; the Hilton Hawaiian Village with 550 units planned; the
133 Ka'iulani with 246 units planned and this Project with 170 units planned.
The net result is still a reduction of 1,248 units in Waikiki, resulting in a net
reduction of tourist capacity in Waikiki.

The Project will offer an economic and job-creating stimulus for the local econ-
omy, during the construction period, with increases in construction jobs while
being built. Upon completion, it will provide approximately 110 full-time equiva-
lent hotel jobs as well as support jobs.

The Project will provide an increase in property values for the City and County of
Honolulu (the "City") resulting in an estimated increase in annual property taxes
(from $132,000 to $1,049,000, an increase of $917,000), a portion of the General
Excise Taxes (“GET”) for rail estimated at $142,000, and estimated hotel room tax
(portion of $2,141,000) and generates additional estimated tax revenue to the
State in terms of collections from GET taxes estimated at $1,190,000 and hotel
room tax (major portion of $2,141,000). Total taxes generated annually estimat-
ed at $4,390,000.

The Project will be designed, maintained, and operated employing best practices
for energy efficiency and environmental sustainability for projects of its kind.

The Project will review all applicable LEED rating systems, use the certifi-
cation standards as guidelines, and pursue certification when financially
feasible. LEED (Leadership in Energy and Environmental Design) is an in-
ternationally recognized building certification system intended to provide
building owners and operators a concise framework for identifying and
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implementing practical and measurable green building design, construction,
operations and maintenance solutions.

The Project will implement low-flow plumbing fixtures, explore waterless
urinals, and incorporate efficient landscape irrigation systems in an effort to
further reduce wastewater and potable water demands.

The Project will reduce material waste through effective construction and
operational recycling programs.

» Lastly, toillustrate that Celebrating, Stewarding and Sustaining the Cultural and
Historical Legacy of Kalia is the basis of which The Project has been developed,
The Project will make a commitment to the creation, operations and coordina-
tion of programing for Parks in Kalia, Waikiki.

The creation of a new park in Waikiki to be called Park Kalia. Improvements
to include native landscaping, water features and culturally based interpre-
tive art and signage.

Coordinated off-site improvements to neighboring parks and open spaces,
Kalakaua Park (Waikiki Gateway Park) and Fort DeRussey, to create greater
connectivity.

Commitment to providing an on-site cultural historian to provide insight
and educate park users.

Commitment to provide cultural programing, open to the public, to honor
and perpetuate the history and cultural significance of Kalia, Waikik.

Work with the management groups of Kalakaua Park (Waikiki Gateway Park)
and Fort DeRussey Park to coordinate activities and programing.

7.5.1.3 Variety of Compatible Land Uses

The Project will include a condo hotel, retail, and dining in a mixed use venue of
compatible land uses in support of the resort and residential community in Waikikt
and the larger island wide residential community.

7.5.1.4 Multimodal Transportation in Waikiki

The Project will further the WSD objective to support the efficient use of multimod-
al transportation in Waikiki and encourage the use of public transit, while balancing
the critical need for adequate parking at the Project Site.

The Project will take advantage of the existing bus facilities that exist along Kiihio
and Kalakaua Avenues in providing for the needs of employees and condo hotel
guests. Convenient bike racks will be provided in the parking garage as needed to
satisfy bike-user demand.
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The condo-hotel operator intends to implement a TMP which will encourage its
employees to use public transit and carpools. The condo hotel operator will provide
within its management office an employee responsible for the TMP who will en-
courage and coordinate the use of public transit and carpools, and make transit and
biking information available to all employees at the Project Site.

7.5.1.5 Support Visitor and Resident Needs

The Project will provide commercial support for visitors and residents with dining
experiences in a conveniently located mixed use development. The redevelopment
of the Project Site will enhance the visitor experience in Waikiki.

7.5.1.6 Rejuvenation and Revitalization in the Special District

The Project will replace the Project Site’s older development with a new condo-con-
do-hotel, a chapel and dining.

7.5.1.7 Hawai'i's Tropical Climate and Ambience

The Project will take advantage of Hawai‘i's tropical climate and ambiance with a
large public open space and setback and yard areas at street level that will include
tropical landscaping and a water feature.

The Project will also include lanais for each of the condo-hotel units allowing the oc-
cupants to take advantage of the tropical climate and ocean views from their units.

The open, podium area on the amenity deck located on the 6th floor will be utilized
as an outdoor dining terrace and main pool deck. This open amenity deck will al-
low the condo-hotel guests to take advantage of Hawai‘i’s tropical climate and the
ocean and mauka views from the deck.

7.5.1.8 Diamond Head View from Punchbowl

Most of the tower will be in the view profile of the Allure Waikiki and all of the tow-
er will have no impact on the view of Diamond Head from the Punchbowl! Lookout
(see Appendix A2, View Corridors). The Applicant designed this Project to minimize
the impact on the view of Diamond Head from Punchbowl.

7.5.1.9 Pedestrian Orientation in Waikikt; People-Oriented, Interactive
Landscaped Open Spaces

The Project, through its landscaped public open space and its landscaped yard area
will provide a people oriented interactive landscaped open space. These areas will
also provide an inviting pedestrian experience around the Project Site.
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7.5.2 Prominent View Corridors and Historic Properties (Sec. 21-9.80-4)
7.5.2.1 Significant Public Views

“(1) Intermittent ocean views from Kalia Road across Fort DeRussy Park and from
the Ala Wai Bridge on Ala Moana Boulevard;

(2) Continuous ocean views along Kalakaua Avenue, from Kiihio Beach to Kapa-
hulu Avenue;

(3) Ocean views from Ala Wai Yacht Harbor;

(4) Ocean views from Kiihié Beach Park;

(5) Views of Ala Wai Yacht Harbor from Ala Moana Park (Magic Island Park);
(6) Mauka views from the portions of the following streets mauka of Kiihio Av-
enue:

(A) Nohonani Street;
(B) Nahua Street;

(C) Kanekapolei Street;
(D) Kai‘olu Street;

(E) Lewers street;

(F) Walina Street; and
(G) Seaside Avenue;

and
(7) View of Diamond Head from Ala Wai Boulevard between McCull Street and
Kapahulu Avenue.”

Due to the Project’s location, none of these significant public views will be affected
by the proposed tower.

7.5.2.2 Preserve, Maintain, and Enhance These Views

Due to the Project’s location, none of these significant public views will be affected
by the proposed tower.

7.5.2.3 Historic Properties

“Development should preserve, maintain and enhance historic roperties whenever
possible. Special district permit applications involving buildings over 50 years old
shall be submitted to the state department of land and natural resources for review
and comments.”

The existing structures on the Project Site are only about 25 years old and they are
not listed on the State or Federal Register of Historic Places. An Archaeological In-
ventory Survey Initial Report (“AlS”) and Cultural Impact Assessment (“CIA”) for One
Waikiki were conducted by Cultural Surveys Hawai‘i, Inc. in July, 2015. The Archaeo-
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7.5.3

logical Inventory Survey for One Waikiki is included in its entirety in Appendix E.
The Cultural Impact Assessment is included in its entirety in Appendix G.

General Requirements and Design Controls (Sec. 21-9.80 4)

The design of buildings and structures will reflect a Hawaiian sense of place, as
described in this section.

7.5.3.1 Uses and Structures Allowed in Required Yards and Setbacks

Should roof eaves, awnings (including retractable awnings) and other sunshade
devices be provided, they will not be more than 42 inches vertically or horizontally
beyond the building face for buildings under 60 feet in height. On buildings over
60 feet in height, roof eaves may extend more than 42 inches into a required yard,
street setback or height setback area if the resulting roof form is integral to a co-
hesive, coherent design character for the structure. In no case, will such extension
exceed one-half the width of the required yard or height setback.

7.5.3.2 Curb Cuts

Curb cuts for driveway openings and sight distances at all intersections will comply
with the design standards of the Department of Transportation Services (DTS).

7.5.3.3 Design Guidelines.

General Guidelines

The only general guideline described in LUO Exhibit 21-9.15 that affects this Project
is the 25-foot height limit. BH will be requesting, through a Resolution from City
Council, a 350-foot height limit. The Project will meet all other Waikiki Special Dis-
trict design standards.

Yards. The 20-foot yard required for Kalakaua Avenue per the development stan-
dards under LUO Table 21-9.6(B) will be met possibly through yard averaging.

Utility Installations. Except for antennas, utility installations (if developed) will

be designed and installed in an aesthetic manner so as to hide or screen wires and
equipment completely from view, including views from above; provided, however,
that any antenna located at a height of 40 feet or less from existing grade, visible
from a public right-of-way, will take full advantage of stealth technologies in order
to be adequately screened from view at ground level without adversely affecting
operational capabilities.
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Building Materials. BH may be utilizing articulated concrete and plaster finishes
bringing out neutral tones for the larger areas of color on the structure to blend
with the natural environment. A variety of building materials will be employed,

including natural materials and possibly textured concrete and plaster.

Building Scale, Features and Articulation. The building facade will be varied with a
high degree of articulation. From an aerial view, the high level of articulation will
include a curved building face. BH will also provide lanais on each of the condo
hotel units and open stairs on the makai side of the building to provide articulation
and contrast. These architectural elements, including a high level of articulation,
are intended to promote a Hawaiian sense of place. The use of reflective materials
will be limited. Exterior colors will contribute to the tropical resort ambiance and
complement the added landscaping. Generally neutral tones are being considered
for the development with more vibrant and pronounced colors being used for ac-
centing.

Ground Level Features

a. Within the development, attention will be given to pedestrian-oriented ground
level features, which will draw pedestrians into the condo-hotel lobby. A close
indoor-outdoor relationship will be promoted with the partially open condo ho-
tel lobby. Design priority will include the visual links through the development
connecting the sidewalk and other public areas with on-site open spaces, such
as the public open space.

b. Building facades at the ground level along open spaces and major streets (in-
cluding Kalakaua Avenue, Kiihio Avenue, Kapahulu Avenue, Ala Wai Boulevard
and Ala Moana Boulevard) will include as appropriate open lobbies, arcade en-
trances, and display windows, and may include outdoor dining where it is per-
mitted. The Kalakaua Avenue frontage will have a porte cochere and open lobby
as promoted by this guideline.

c. All commercial uses located at ground level, other than as required by paragraph
"b", at least one-half of the total length of the building facade along streets
shall be devoted to open lobbies, arcade entrances, display windows and out-
door dining where permitted. This guideline will be met with the open lobby.
The Project will include a partially open condo hotel-lobby.

e. The building will be situated between a street and open spaces, the ground level
pedestrian way will provide visual links between the street and the partially
open condo-hotel lobby.

f.  Where blank walls occur fronting a street or open space, they shall be screened
with heavy landscaping or appropriately articulated exterior surfaces.
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g. Only a ground level parking lift is planned for the mechanical parking garage.
h. The partially open condo hotel lobby will be open to its Kalakaua Avenue front-
age.

Outdoor Lighting
Outdoor lighting will be subdued or shielded to prevent glare and light spillage onto
surrounding properties and public rights-of-way.

7.5.3.4 Planned Development-Resort (PD-R)

The Project does not meet the minimum lot size requirements of 1 acre to process
as a Planned Development-Resort project. (Project is 28,761 square feet in size)

7.5.3.5 Landscaping

a. Some trees six inches or greater in trunk diameter may be removed or relocated
in order to allow appropriate development of the Project Site.

b. The parking structure will be landscaped or articulated with designs to reduce
the impact of a solid wall.

c. Newly introduced landscape will include fragrant, lush, tropical vegetation and
native plant species, where appropriate.

d. Fences or walls exceeding 36 inches in height, except for moss rock walls, shall
be landscaped with vine or hedge planting or other approved vegetation on the
street side. The only exception will be retractable fences to secure the property
after business hours.

e. Alllandscape areas will have an adequate irrigation system.

7.5.3.6 Height Regulations

a. Rooftop height exemptions as allowed in the special district may be used, for
mechanical appurtenances and utilitarian and architectural features.

b. Coastal height setbacks are not applicable for this development located makai
of Kalakaua Avenue, about 1,800 square feet from the shoreline.

7.5.3.7 Parking

BH understands that ground floor uses other than dwellings are exempt from off-
street parking requirements.

7.5.3.8 Vending Carts

Vending carts are not planned at this time.
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7.5.4 Resort Mixed Use Precinct

7.5.4.1 Permitted Uses

The Resort Mixed Use Precinct allows as permitted uses the Project's proposed
condo-hotel and dining uses.

7.5.4.2 Development Standards

Development Standard Resort Mixed Use Precinct Project
Minimum lot area (square feet) 10,000 28,761 square feet
Minimum lot width and depth (feet) 50 Average - 160’ width and 180’ depth
Yards - Front 20 20-foot average
(feet) - Side 0
Maximum Density (FAR) .0 28,761 sf
(plus 1/2 of the abutting right-of-way) 6,480 sf
35,241 sf
Minimum open space 0 30%
(percent of zoning lot)
Open Space Bonus 10 sf/1 sf of public open space 7,708 x 10 = 77,080 sf
5 sf/1 sf of open space 507 x 5=2,535sf
3 sf/1sf of arcade area 4,437 x3=13,311 sf
1sf/1 sf of rooftop landscape 1,306 x 1= 1,306
Total = 94,232 sf
Lot area 50% right-of-way 35,241 sf + 88,102 sf =
Max FAR 3.5FAR 123,343 sf
Maximum Height (feet) 25 feet per zoning map 325 feet
350 feet subject to City Council ap- (350" with architectural appurte-
proval by Resolution nances)
Transitional Height Setback 1 foot for every 10 feet of height over Will be met
40 feet

7.5.4.3 Parking

The parking requirement for the Project, based on 170 condo-hotel rooms is 43
stalls. BH plans to provide 67 parking stalls 24 more than required.

7.5.4.4 Loading

The loading requirement based on the 123,343 square feet of floor area for hotel use
will be three loading stalls, two full size (12’ by 35’) and one smaller loading stalls
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(8.5” by 19°). BH will provide two full size stalls and one smaller loading stall, as re-
quired.

7.6 Waikiki SPECIAL DISTRICT GUIDELINES

The proposed development will satisfy the objectives and standards of the WSD as follows:

7.6.1

7.6.2

Hawaiian Sense of Place

The Project’s overall design will reflect a “Hawaiian Sense of Place” by including a
lush tropical landscape in public open spaces, a water feature, meandering walk-
ways, a contemporary Hawaiian facade, canopy trees and gathering places.

The Project design includes landscaped yards and public open space, and water fea-
tures. The building facade will be varied with a high degree of articulation. From an
aerial view, the high level of articulation will include a curved building face. BH will
also provide lanais on each of the condo hotel units and open stairs on the makai
side of the building to provide articulation and contrast. These architectural ele-
ments, including a high level of articulation, are intended to promote a Hawaiian
sense of place.

Exterior Building Colors. The use of reflective materials will be limited. Exterior
colors will contribute to the tropical resort ambiance and complement the added
landscaping. Generally neutral tones are being considered for the development
with more vibrant and pronounced colors being used for accenting.

The building facade will be varied with a high degree of articulation. The overall
exterior and interior design and finish materials will be selected to convey a con-
temporary tropical Hawaiian feel. From an aerial view, the high level of articulation
will include a curved building face. BH will also provide lanais for each of the condo
hotel units and open stairs on the mauka side of the building to provide articulation
and contrast. At the pedestrian level specifically, native patterns are planned for the
facade of the building on all sides, and stone walls, wooden benches, stone walk-
ways, and other natural elements in all areas of public interaction further promote a
“Hawaiian Sense of Place”.

Building Design

“The following guidelines are intended to promote building design which re-
sponds to Hawai'i ‘s climate, relates to human scale and preserves significant pub-
lic views. The resulting design solutions should reduce the perception of crowd-
ing, enhance the aesthetics of Waikiki and impart a greater sense of Hawaiiana in

the built environment.”
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As noted, the following guidelines, including the mauka/makai orientation are
intended to promote a design that responds to climate, relates to human scale and
preserves significant public views (emphasis added).

Significant public views are described in the “Waikiki Special District Design Guide-
lines” as follows:

“..Significant views are identified in Section 9.80-3(a) of the LUO and include:
Views of Diamond Head from as many vantage points as possible, but especially
from Ala Wai Boulevard and the Punchbowl Lookout.
Continuous views of the ocean along Kaldkaua Avenue, from Kiihié Beach to Kapa-
hulu Avenue.
Intermittent ocean views from Kalia Road across Fort DeRussy Park, Ala Wai Yacht
Harbor, and the Ala Wai Bridge on Ala Moana Boulevard.
Mauka views from the following streets mauka of Kiihié Avenue:

Nohonani and Nahua Streets; Kanekapolei and Kai‘olu Streets; Lewers and

Walina Streets; and Seaside Avenue and the Ala Wai Promenade.
Views of Ala Wai Yacht Harbor from Magic Island Park.”

The Project will not affect any of these significant public views described here and
in Section 21-9.80-3(a) of the Land Use Ordinance.

The Project responds to Hawai‘i ’s climate with lanais and a swimming pool and deck
to allow visitors to enjoy the tropical climate of Hawai‘i and provides a public open
space at the ground level to further experience the tropical climate.

7.6.2.1 Orientation & Form

As noted in Section 7.6.2 above, since the Project will not affect the significant pub-
lic views that the mauka/makai orientation was intended to protect, there is some
flexibility afforded in the building orientation. This building is, however, angled in a
mauka/makai orientation.

The building facade will be varied with a high degree of articulation. From an aerial
view, the high level of articulation will include a curved building face. BH will also
provide lanais on each of the condo hotel units and open stairs on the makai side
of the building to provide articulation and contrast. These architectural elements,
including a high level of articulation, are intended to promote a Hawaiian sense of
place.
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7.6.2.2 Open Space

The Project, through its landscaped public open space and setback areas and its
landscaped yard areas will provide a people oriented interactive landscaped open
space. These areas will also provide an inviting pedestrian experience around the
Project Site.

7.6.2.3 Parking Facilities

The mechanical parking podium will be located above the ground floor, but will
include two parking lifts that will carry and maneuver cars into the four mechanical
parking levels. The Project requires 43 parking stalls but will contain approximately
67 parking stalls, which is 24 stalls in excess of the 43 parking stalls required un-
der the LUO for hotel. This location is noted in the “Waikiki Special District Design
Guidelines” as appropriate for parking in a structure.
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7.6.2.4 Articulation, Scale, Material Color

The building facade will be varied with a high degree of articulation. From an aerial
view, the high level of articulation will include a curved building face. BH will also
provide lanais on each of the condo hotel units and open stairs on the makai side
of the building to provide articulation and contrast. These architectural elements,
including a high level of articulation, are intended to promote a Hawaiian sense of
place.

The use of reflective materials will be limited. Exterior colors will contribute to the
tropical resort ambiance and complement the added landscaping. Generally neutral
tones are being considered for the development with more vibrant and pronounced
colors being used for accenting.

BH will be utilizing articulated concrete and plaster finishes bringing out neutral
tones for the larger areas of color on the structure to blend with the natural envi-
ronment.

A variety of building materials will be employed, including natural materials and
textured concrete and plaster. The use of reflective materials will be limited. Ex-
terior colors will contribute to the tropical resort ambiance and complement the
added landscaping. Generally neutral tones are being considered for the develop-
ment with more vibrant and pronounced colors being used for accenting.

These elements of articulation, material and color are in keeping with the recom-
mendation of the “Waikiki Special District Design Guidelines”

7.6.2.5 Entries, Lobbies & Arcades

HB plans open landscaped entry areas leading visitors into the Project at the porte
cochere entry on Kalakaua Avenue. Additional landscaped public open space and
landscaped yard areas will provide inviting gathering places within the Project. The
Project will have an open condo-hotel lobby.

7.6.2.6 Visual Links

This building is not located between a public space and a shoreline, mountain view,
open space or landmark, and is not subject to the visual link criteria. However,

BH does plan to have a partially open condo hotel lobby at their porte cochere on
Kalakaua Avenue.
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7.6.2.7 Features in Required Yards

The following features will enhance the open space and improve the appearance of
the streetscape:

» A porte cochere is planned along Kalakaua Avenue, and is set back onto the
property.

» Leistands are not proposed at this time.

» Walls & Fences - Fences and/or walls may be used to secure the perimeter of the
Project in the evenings, respecting the front yard setback. The landscape ele-
ments will also have walls less than 36 inches in height to provide separation
from walkways, including seat walls as a rest stop and/or gathering place for
pedestrians.

» Shading Devices - Shading devices such as roof overhangs and eaves are pro-
posed, and may encroach into the required yards no more than the amount
permitted by the LUO.

» Outdoor Dining - Outdoor dining facilities are being considered and will meet
WSD criteria. Vending carts are not proposed at this time.

» Rooftop Design and Equipment Screening - Rooftop machinery, equipment
and utility installations will not exceed the established height limit and will be
screened from view.

7.6.2.8  Roof Design and Equipment Screening

Rooftop machinery, equipment and utility installations (if any) will be screened from
view (as required by the LUO) to prevent undesirable views and vistas from sur-
rounding buildings, as well as from Punchbowl| and Diamond Head.

7.6.2.9 Landscaping

As indicated in the preliminary concept plan, landscaping will be provided to improve
the streetscape along Kalakaua Avenue and enhance the pedestrian experience for
visitors and local residents alike. There will be significant public open space on the
Project to maintain and enhance the inviting, park-like setting. The landscaping will
promote and create the image for Waikiki as a tropical resort destination.

7.6.2.10 Water Features and Artwork

A water feature will be provided within the Property.
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7.6.2.11  Sidewalk & Paving

Public walkways will be constructed to match the existing sidewalks on Kalakaua
Avenue, or will be upgraded to a design acceptable to the City’s Department of Fa-
cility Maintenance.

7.6.2.12  Signage

BH has not designed the proposed signs for the Project; however, the proposed
signs will meet LUO requirements, possibly through development of a Sign Master
Plan to be submitted as a Zoning Adjustment. If illuminated, the lighting will com-
ply with the WSD guidelines.

7.6.2.13  Lighting

Lighting for the Project will be utilized to contribute to public safety and to enhance
the nighttime ambiance of the open space areas on the property. Outdoor lighting
will be subdued or shielded so as not to provide inappropriate or excessive spillage
onto surrounding properties or public rights-of-way.
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7.6.3 Urban Design Controls
7.6.3.1 Waikiki Gateways and Fort DeRussy

The Project is located about 640 feet from the Kalakaua Avenue/Ala Moana Boule-
vard gateway and will not affect this important gateway to Waikiki.

7.6.3.2 Major Streets

The Project site abuts Kalakaua Avenue, one of the Major Streets identified in the
WSD Design Guidelines. Due to the increase in public open space and landscape
within the required yards, the proposed design will improve pedestrian flow and
offer visual relief for motorists. Landscaping and trees will be located to accentuate
the tropical outdoor experience.
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7.6.3.3 Waikiki Promenade

The Project is not situated along the Waikiki Promenade and will not affect the
Waikiki Promenade.

7.6.3.4 Coastal Height Setback

The Project is not located near the shoreline; therefore it is not subject to a coastal
height setback.

7.6.3.5 Mini Parks

A large public open space on the Project site will be maintained by the condo hotel
operator or association.

7.6.3.6 Significant Public Views

As mentioned earlier, the Project will not impact the significant views that are iden-
tified in the WSD Design Guidelines and Section 9.80-3(a) of the LUO.

7.6.3.7 Public Pedestrian Access

The Project will not affect existing public pedestrian access in Waikiki. Due to the
size, shape and location of the property, new public pedestrian access is not needed
or warranted.

7.6.3.8 Historic Structures, Significant Sites and Landmarks

The existing structures on the Project Site are only about 25 years old and they are
not listed on the State or Federal Register of Historic Places. An Archaeological In-
ventory Survey Initial Report (“AIS”) and Cultural Impact Assessment (“CIA”) for One
Waikiki were conducted by Cultural Surveys Hawai‘i, Inc. in July, 2015. The Archaeo-
logical Inventory for One Waikiki is included in its Appendix E. The Cultural Impact
Assessment is included in its entirety in Appendix G.
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1.7 LIST OF NECESSARY APPROVALS

The Project will require a “Finding of No Significant Impact” (FONSI) from the State of
Hawai‘i, Dept. of Business, Economic Development and Tourism, Housing & Community
Development Corp. of Hawai‘i (HCDCH). The following is a preliminary list of the antici-
pated permits, approvals and reviews that are required prior to construction of the Project.

7.7.1 City and County of Honolulu

»  A'WSD Permit, Major application will be submitted for review and approval by
the City’s DPP along with a request to modify the allowable height of the build-
ing to 325 feet (350’ with architectural appurtenances), which will need to be
processed by DPP and approved by the City Council.

»  Building Permits, Flood Study, Trenching Permit, Grading Permit, Drain Connec-
tion Permit, Street Usage Permit, and Construction Plan Approval will be sub-
mitted for review and approval by the DPP at a later date.

7.7.2 State of Hawai'i

» Construction Noise Permit application will be submitted for review and approval
by the State Department of Health.

» An Industrial Wastewater Discharge will be submitted to the DOH.

» An Archaeological Inventory Survey plan and Burial Treatment Plan, if required,
will be submitted to the Department of Land and Natural Resources, State His-
toric Preservation Division.
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8. PROBABLE IMPACTS

8.1 IMPACTS OF THE NATURAL OR HUMAN ENVIRONMENT ON THE PROJECT

Neither the natural nor human environment is anticipated to have an impact on the Project.

8.2 DIRECT AND INDIRECT IMPACTS

The Traffic Impact Report (Appendix D) noted that: “The proposed Park Kalia - Waikiki de-
velopment entails the replacement of the former Kyo-Ya Restaurant site with a new condo-
hotel. With the development of the proposed project, traffic operations in the vicinity are
expected to remain similar to without project conditions despite the anticipated increases
in traffic along the surrounding roadways. As such, with the implementation of the afore-
mentioned recommendations, the proposed Park Kalia - Waikiki development is not expect-
ed to have a significant impact on traffic operations in the vicinity.”

A short term indirect impact will be increased revenues for construction-related industries
providing services and supplies to contractors involved in the construction of the Project.

8.3 GENERAL PUBLIC BENEFITS

The Project offers a multitude of public benefits as discussed below:

» The Project implements the City's vision for Waikiki described in the Primary Urban
Center Development Plan (PUCDP). Specifically, that vision seeks private reinvestment
in the physical plant of Waikiki to allow Waikiki to remain the State's most popular
tourist destination.

» The Project will comply with the WSD design guidelines providing landscape and build-
ing elements that will convey a Hawaiian sense of place.

» The Project will provide an increase in public open space including 7,708 square feet of
landscaped open space and walking paths on the ground floor.

» The Project will provide a greater average setback along Kalakaua Avenue and greater
landscaping in the front yard and throughout the property to enhance the pedestrian
experience for visitors and local residents alike.

» The Project is intended to become an important condo-hotel destination located to
energize this portion of Kalakaua Avenue towards the west end of Waikiki which meets
the demands of today's urban resort destination visitor.

» The Project will provide 170 additional condo-hotel rooms in Waikiki of which approxi-
mately 85% are anticipated to be in a hotel rental program, which will help to replace
some of the hotel units that have been lost in recent years and units in existing hotels

planned for closure.
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The hotel units lost in Waikiki since 2003, include the Ohana Waikiki Hobron Hotel
conversion of 596 hotel rooms to the Windsor, a 181-unit condominium; the net loss
of 1,300 hotel rooms at the Waikiki Beach Walk redevelopment; and the loss of 358
hotel rooms of the Miramar Hotel for the International Market Place redevelop-
ment, totaling 2,254 hotel units.

The proposed Princess Ka‘iulani/Diamond Head Tower (Moana) redevelopment will
result in the net loss of 430 hotel units. The total hotel units lost and to be lost will
be 2,684 units.

The most recent redevelopment project planned at the Waikiki Parc Hotel will have
areduction from the existing 297 rooms into 126 1-bedroom and 2-bedroom rooms
(reducing the unit count by 171 rooms).

The total hotel units lost and to be lost will be 2,855 units. This reduction in units is
however off set by planned units at the Ritz Carlton | and Il with 641 units planned;

the Hilton Hawaiian Village with 550 units planned; the 133 Ka‘iulani with 246 units
planned and this Project with 170 units planned. The net result is still a reduction of
1,248 units in Waikiki, resulting in a net reduction of tourist capacity in Waikiki.
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The Project will offer an economic and job-creating stimulus for the local economy, dur-
ing the construction period, with increases in construction jobs while being built. Upon
completion, it will provide approximately 110 full-time equivalent hotel jobs as well as
support jobs.

The Project will provide an increase in property values for the City and County of Ho-
nolulu (the "City") resulting in an estimated increase in annual property taxes (from
$132,000 to $1,049,000, an increase of $917,000), a portion of the General Excise

Taxes (“GET”) for rail estimated at $142,000, and estimated hotel room tax (portion of
$2,141,000) and generates additional estimated tax revenue to the State in terms of col-
lections from GET taxes estimated at $1,190,000 and hotel room tax (major portion of
$2,141,000). Total taxes generated annually estimated at $4,390,000.

The Project will be designed, maintained, and operated employing best practices for
energy efficiency and environmental sustainability for projects of its kind.

The Project will review all applicable LEED rating systems, use the certification
standards as guidelines, and pursue certification when financially feasible. LEED
(Leadership in Energy and Environmental Design) is an internationally recognized
building certification system intended to provide building owners and operators
a concise framework for identifying and implementing practical and measurable
green building design, construction, operations and maintenance solutions.

The Project will implement low-flow plumbing fixtures, explore waterless urinals,
and incorporate efficient landscape irrigation systems in an effort to further reduce
wastewater and potable water demands.

The Project will reduce material waste through effective construction and opera-
tional recycling programs.

Lastly, to illustrate that Celebrating, Stewarding and Sustaining the Cultural and His-
torical Legacy of Kalia is the basis of which The Project has been developed, The Project
will make a commitment to the creation, operations and coordination of programing
for Parks in Kalia, Waikiki.

The creation of a new park in Waikiki to be called Park Kalia. Improvements to in-
clude native landscaping, water features and culturally based interpretive art and
signage.

Coordinated off-site improvements to neighboring parks and open spaces, Kalakaua
Park (Waikiki Gateway Park) and Fort DeRussey, to create greater connectivity.

Commitment to providing an on-site cultural historian to provide insight and edu-
cate park users.

Commitment to provide cultural programing, open to the public, to honor and per-
petuate the history and cultural significance of Kalia, Waikiki.

Work with the management groups of Kalakaua Park (Waikiki Gateway Park) and
Fort DeRussey Park to coordinate activities and programing.
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8.4 DEMOGRAPHIC IMPACTS
8.4.1 Residential Population

The Project, when completed, may have a slight impact on the number of perma-
nent residents in Waikiki, based on the findings with other condo-hotel units which
average a resident occupancy of between 5% and 20%. Based on this percentage,
the 170 condo-hotel units could result in an increase in residents in Waikiki of about
9 to 34. However, residents that purchase condo-hotels to occupy and not place
back with the hotel operator, normally occupy the units on an occasional basis and
not as full time residents. As an example, the Trump Tower Waikiki has 462 units,
but only three of the units are occupied by full time residents.

8.4.2 \Visitor Population

The Project will increase the visitor population potential of Waikki with the devel-
opment of 170 condo-hotel rooms, of which approximately 85% are anticipated to
be in a hotel rental program. The Project will provide important support services for
visitors and local residents through convenient, resort accommodations, right on
Kalakaua Avenue, one of the major thoroughfares in Waikiki.

8.4.3 Character or Culture of the Neighborhood

The character and culture of the surrounding neighborhood will not change, as the
existing development within the surrounding neighborhood with its focus on hotel
and dining is similar to the development being proposed for the Project Site. The
revitalization of this property could provide an incentive for neighboring properties
to also redevelop and revitalize their properties with a needed upgrading of facili-
ties in this part of Waikiki.

8.4.4 Displacement of Tenants

There will be no displacement of tenants as the proposed Kyo-ya Restaurant closed
in 2007.

8.5 HOUSING IMPACTS

The Project, when completed, may have a slight impact on the number of permanent
residents in Waikiki, based on the findings with other condo-hotel units which average a
resident occupancy of between 5% and 20%. Based on this percentage, the 170 condo-
hotel units could result in an increase in residents in Waikiki of about 9 to 34. However,
residents that purchase condo-hotels to occupy and not place back with the hotel opera-
tor, normally occupy the units on an occasional basis and not as full time residents. As an
example, the Trump Tower Waikiki has 462 units, but only three of the units are occupied
by full time residents.
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8.6 PUBLIC SERVICES
8.6.1 Access and Transportation

The "Traffic Impact Report Park Kalia-Waikiki" (“Traffic Impact Report”) dated No-
vember 2015 was prepared by Wilson Okamoto Corporation and is provided in its
entirety in Appendix D.

8.6.1.1 Area Roadway System

The Traffic Impact Report describes the area roadway system as follows:

“Kalakaua Avenue is a one-way (eastbound) roadway that with Ala Wai

Boulevard forms a couplet system providing east-west access through Waikiki.
Southwest of the project site, Kalakaua Avenue intersects “Olohana Street. At this
signalized T-intersection, the eastbound approach of Kalakaua Avenue has four
through lanes. “Olohana Street is a two-lane, one-way (southbound) connector
roadway between Ala Wai Boulevard and Kalakaua Avenue. At the intersection with
Kalakaua Avenue, “Olohana Street has two exclusive left-turn lanes.

“East of the intersection with “Olohana Street, Kalakaua Avenue intersects
Kalaimoku Street and Saratoga Road. At this signalized intersection, Kalakaua
Avenue has four eastbound lanes that serve all traffic movements. Kalaimoku Street
is a two-lane, one-way (northbound) connector roadway oriented in the north-south
direction between Ala Wai Boulevard and Kalakaua Avenue while Saratoga Road is a
predominately three-lane, two-way roadway also oriented in the north-south direc-
tion between Kalakaua Avenue and Kalia Road. At the intersection with Kalakaua
Avenue, Saratoga Road has one northbound through lane and two exclusive right-turn
lanes. It should be noted that there are posted signs at the intersection indicating
northbound right-turn movements are prohibited on red.

“North of the intersection with Kalakaua Avenue, Kalaimoku Street intersects

Kiihié Avenue. At this signalized intersection, the northbound approach of

Kalaimoku Street has two lanes that serve all traffic movements. Kiihié Avenue is a
predominantly four-lane, two-way roadway that runs parallel to Kaldkaua Avenue
and Ala Wai Boulevard. At the intersection with Kalaimoku Street, the eastbound ap-
proach of Kiihio Avenue has a shared left-turn and through lane, and one through lane
while the westbound approach has one through lane and a shared through and right-
turn lane.

“West of the intersection with Kalaimoku Street, Kiihié Avenue intersects
“Olohana Street. At this signalized intersection, the eastbound approach of Kiihio

Avenue has one through lane and a shared through and right-turn lane while the
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westbound approach has an exclusive left-turn lane and one through lane. The
“Olohana Street approach of this intersection has two southbound lanes that serve all
traffic movements.”

8.6.1.2 Traffic Impact Analysis

The Traffic Impact Report summarizes the traffic impact analysis as follows:

“Under Year 2018 with project conditions, traffic operations are expected to remain
similar to without project conditions despite the addition of site-generated vehicles
to the surrounding roadways. Along Kalakaua Avenue, the eastbound approaches of
the intersection with “Olohana Street and Saratoga Road/Kalaimoku Street are ex-
pected to continue operating at LOS “B” during both peak periods while the “Olohana
Street and Saratoga Road approaches of those intersections are expected to continue
operating at LOS “B” during both peak periods. Along Kiihié Avenue, the eastbound
approaches of the intersections with Kalaimoku Street and ‘Olohana Street are ex-
pected to continue operating at LOS “C” or better during both peak periods while the
westbound approaches are expected to continue operating at LOS “B’ or better during
both peak periods. The Kalaimoku Street and ‘Olohana Street approaches of those in-
tersections are expected to continue operating at LOS “C” during both peak periods.”

8.6.1.3 Recommendations

Although traffic operations (level of service) with the Project in 2018 are expected
to remain similar to conditions without the Project in 2018, the Traffic Impact
Report recommends the following traffic mitigation measures to improve traffic
circulation in the immediate surrounding area:

“I. Maintain sufficient sight distance for motorists to safely enter and exit the proj-
ect driveway.

2. Provide adequate on-site loading and off-loading service areas and prohibit off-
site loading operations.

3. Provide adequate turn-around area for service, delivery, and refuse collection
vehicles to maneuver on the project site to avoid vehicle-reversing maneuvers onto
public roadways.

4. Provide sufficient turning radii at the project driveway to avoid or minimize ve-
hicle encroachments to oncoming traffic lanes.”

The Traffic Impact Report concluded that:

“The proposed Park Kalia - Waikiki development entails the replacement of the for-
mer Kyo-Ya Restaurant site with a new condo-hotel. With the development of the
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proposed project, traffic operations in the vicinity are expected to remain similar to
without project conditions despite the anticipated increases in traffic along the sur-
rounding roadways. As such, with the implementation of the aforementioned recom-
mendations, the proposed Park Kalia - WaikikT development is not expected to have a
significant impact on traffic operations in the vicinity.”

The applicant will implement these recommended traffic mitigation measures.

8.6.2 Water

Wilson Okamoto Corporation prepared a “Due Diligence Report for Park Kalia-
Waikiki” on the existing infrastructure and impact of the Project, including impact
to the existing municipal water system, is included in its entirety in Appendix | and
described in part as follows:

“Water supply for the project will be provided through the municipal water system of
the City and County of Honolulu’s Board of Water Supply (BWS).

The BWS water system in the vicinity of the project site consists of a system of
distribution mains and fire hydrants. BWS facility map indicates an existing 8-inch
waterline that runs within the makai side of Kalakaua Ave roadway. Based on BWS fa-
cility maps, the closest existing fire hydrant to the project site is located on the makai
side of Kalakaua Ave near the intersection of Kalakaua Ave and Kalaimoku Street (See
Appendix B - Water System Facility Map).

A request letter for water availability for the project and pressure information for fire
hydrants in the vicinity of the project was submitted to the Board of Water Supply
(BWS) on June 16, 2015 (See Appendix B - Request For Flow and Pressure Data Letter).
A response letter to the request for water availability for the project and pressure
information for fire hydrants was received on June 29, 2015. The letter stated that
the existing water system cannot provide adequate fire protection to the proposed
development. The system is inadequate as the distance from the development to the
nearest existing fire hydrant (approximately 295 linear feet) exceeds the standard 125
linear feet required for a high-rise hotel development. BWS will require the developer
toinstall a fire hydrant on Kalakaua Ave within 125 linear feet of the development.
During the design process, construction drawings should be submitted to BWS for re-
view approval and on-site fire protection requirements should be coordinated with the
Fire Prevention Bureau of the Honolulu Fire Department. BWS will require the imple-
mentation of water conservation measures.....
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8.6.3

BWS records show an existing 2-inch copper lateral and 2-inch water meter
servicing Parcel 1 and an 8-inch ductile iron main and 8-inch DC meter servicing
Parcel 4.

Average Daily Water Demand:

»  Number Of Units - 170

» Commercial/Residential Mix Use - 20,353 sf

» Average Daily Demand For Resort - 350 gallons per unit per day

» Average Daily Demand For Commercial/Residential Use - 120 gals per 1,000 sf per
day

Based on the above criteria the estimated average daily water demand for the
project is calculated as:

170 units x 350 gallons per unit per day = 59,500 gallons per day
20,353 sf x 120 gallons per 1,000 sf per day = 2,443 gallons per day
Total average daily water demand = 61,943 gallons per day”

Wastewater

Wilson Okamoto Corporation prepared a “Due Diligence Report for Park Kalia-
Waikiki” on the existing infrastructure and impact of the Project, including impact
to the existing municipal wastewater system, is included in its entirety in Appendix
H and described in part as follows:

“3. SANITARY SEWER SYSTEM

3.1 Existing Conditions

Information obtained from the City and County of Honolulu GIS map system
indicates each parcel has a sewer lateral that connects to an existing 8-inch gravity
sewerline that runs within the sidewalk fronting the project site along Kalakaua
Avenue. The existing sewer main connects to the Fort DeRussy pump station
located along Kalakaua Avenue, north of the project site (See Appendix A for C&C of
Honolulu GIS Map of Sewer System in Project Vicinity).

3.2 Connection to the City and County Sewer System
A sewer connection application was submitted to the City and County of Honolulu,
Department of Planning and Permitting, Wastewater Branch in April 2014 (See Appen-

dix A - Sewer Connection Application, submitted April 2014). The City has not pro-
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vided any preliminary opinion regarding the connection application. Correspondence
between the City and Wilson Okamoto Corporation has clarified the reason for delay
in response (See Appendix A - Email Correspondence 1). In summary, a 2010 consent
decree between the City and the EPA required the City to either upgrade the Fort De-
Russy wastewater pump station or construct an alternative project that would result
in the decommissioning of the station. The City responded to the EPA in August 2014
stating that the requirement to upgrade the wastewater pump station was already
completed in 2009. The EPA and DOH have not responded to the City’s August 2014
response, therefore, the City is not able to approve new sewer connection applications
served by the Fort DeRussy waste water pump station until a response is received.

Since the original connection application was submitted, the project program values
and concept has been revised. Inquiry emails were sent to the City on June 24, 2015 for
direction on how to update the original values. A response has not been received to
date (See Appendix A - Email Correspondence 2). In anticipation of the City requiring
the submittal of a new application, a new sewer connection application that included
the latest design concept program values was submitted to the City on June 26,2015
(See Appendix A - Sewer Connection Application, submitted June 2015). WOC inquired
with the City in November 2015 to follow up with the status of the sewer connection
application review. The City responded the application is still in review at DPP, Envi-
ronmental Services Department (See Appendix A - Email Correspondence 3).

It is anticipated that the proposed project will utilize one or more of the existing
sewer laterals. Locations of the existing laterals and its ability to be utilized in the
proposed project should be verified during the design process.

33 Design Criteria and Facility Charges

Average daily sanitary sewer rates are based on the City and County of Honolulu,
Design Standards of the Department of Wastewater Management. The quantity of
wastewater was determined as follows:

Flow Criteria:

- Based on 170 units and 2.8 capita per unit = 476 capita

- Plus, Commercial Use Area of 0.47 acre and 300 capita per acre = 141 capita
- Average per capita flow = 80 gallons per day

Based on the above criteria the estimated average daily flow for the project is

calculated as:
617 capita x 80 gallons per day = 49,360 gallons per day”
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8.6.4 Drainage and Storm Water Quality

Wilson Okamoto Corporation prepared a “Due Diligence Report for Park Kalia-
Waikiki” on the existing infrastructure and impact of the Project, including impact
to the existing municipal drainage system and storm water quality, is included in its
entirety in Appendix H and described in part as follows:

“5.1  Background
Review of the site grading, flooding, and storm drainage system is based on site
reconnaissance and City and County of Honolulu GIS Map Data.

5.2 Existing Conditions

The site is mainly occupied by the closed Kyo-ya restaurant building and two-level
parking garage. During site reconnaissance, it was observed that on the Maluhia
Road, Fort DeRussy Park, and Luana Waikiki Hotel faces of the property, the wall of
the existing building straddles the property line and on the Kalakaua Ave. frontage,
there is a high point at the entrance to the two-level parking garage and the site
generally slopes towards the existing sidewalk. It was observed that a portion of the
existing sidewalk along this frontage is depressed due to uplifting of the sidewalk by
the root system of an existing tree adjacent to the curb line along Kalakaua Ave. A
series of trench drains were installed in the depressed areas to mitigate the ponding in
the low areas. The trench drain outlet location was undetermined. A portion of the ex-
isting gutter adjacent to the bike lane is also uplifting due to the root system causing
ponding in the gutter. No mitigation measures were observed for the ponding within
the gutter (See Appendix C - Site Reconnaissance Photos).

Along Kalakaua Avenue there is an existing catch basin located approximately in
line with the boundary between Parcels 1 and 4. The catch basin is connected to

the City underground drainage system that discharges into the Ala Wai Canal at the
mauka end of Kalaimoku Street (See Figure 5 - Existing Drainage System Map).

Based on the Flood Insurance Rate Map (FIRM) prepared by the Federal

Emergency Management Agency (FEMA), Community Panel 15003C0366G dated Janu-
ary 19, 2011, the project site is located in the Zone AO (Depth 2°) (See Figure 4 - FIRM
Map). Zone AO (Depth 2’) is the Special Flood Hazard Area defined as “Flood depths
of 1to 3 feet (usually sheet flow on sloping terrain); average depths determined. For
areas of alluvial fan flooding, velocities also determined”.

5.3 Proposed Improvements
Due to the project site being within the AO (Depth 2’) flood zone, the lowest ground
floor finished floor elevation for any proposed building should be established at a
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minimum of 2-feet above the highest existing grades on-site to satisfy the flood zone
requirements as well as provide positive drainage away from proposed structures to
avoid flooding of the building interior.

Grading of the proposed project site should convey storm runoff offsite. Besides
adhering to the flood zone requirements another factor that could dictate proposed
elevations of the site is if the sidewalk fronting the site is improved to raise the
depressed area to eliminate the existing ponding condition. If the sidewalk is im-
proved, incidental work such as raising the covers of the various utility boxes within
the sidewalk to finish grade should be completed. Other modifications to improve

the area would be reconstruction of the existing gutter and landscaping measures to
contain the existing tree root system to prevent uplifting of the surrounding area. The
City should be consulted during the design process to help determine the extent of
improvements along the sidewalk.

Due to the project site being less than one acre in size and not classified in the
required criteria classification, storm water quality management practices may not
be required for the project. The City should be consulted and confirmed on this at the
time of final design for the project.”

8.6.5 Solid Waste Disposal

The DES, Refuse Collection and Disposal Division manages solid waste disposal fa-
cilities for the Island of O‘ahu. There are two City solid waste disposal facilities: the
H-POWER refuse to energy plant at Campbell Industrial Park and Waimanalo Gulch
Landfill. PVT Land Company operates a privately owned and operated, licensed,
solid waste facility for recovery of recyclable materials and disposal of construction
and demolition materials. The PVT Landfill accepts wastes on a pre-arranged basis
from haulers and contractors registered with them. Waste loads are screened with
recyclable materials removed for sale/reuse and the remaining wastes land filled.
The capacity of the PVT Landfill as currently licensed is about 20 years, with expan-
sion areas available.

The solid waste generated by the proposed development will be collected by a pri-
vate firm and will not impact municipal refuse services.

8.6.6 Public Schools

The Project does have a slight potential to generate permanent school age children
since it is anticipated that a small percentage of the units may not be in a hotel
rental. However, based on existing condo hotels in Waikiki, these units are often
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8.6.7

8.6.8

8.6.9

8.6.10

used as vacation homes by their owners and not as primary residences.

This Project with about 170 condo-hotel units is projected to have about 85% of the
condo hotel units in a hotel rental program, with a great majority of the remain-
ing 15% of the condo hotel units used as part-time residences or personal vacation
homes. Thus it is anticipated that there may be up to 26 units which will not be

in a hotel rental program, but these 26 units will not all be permanent residences,
as many will be second homes (vacation homes), retirement homes, or rented as
vacation units outside of the hotel rental program, as occurs in other condo hotels.
Even using the 15%, however, there will not be a significant increase on the school
system. Without eliminating any of the units as second homes, retirement homes
or private vacation rentals, the 26 permanent residence unit increase would gener-
ate 4 students in grades K through 12 (0.12 x 26) based on Department of Education
standards for Waikiki. This will not have a significant impact on the schools in the
area, as the schools have sufficient space to accommodate any anticipated increase
in students generated by the Project.

Parks

Fort DeRussy Park is located adjacent to the Project Site. The beach at Fort DeRussy
is located approximately 0.35 miles south of the Project Site.

Police

Initial response will be provided by patrol officers assigned to District 6, which op-
erates out of the Police Substation located at 2405 Kalakaua Avenue next to Kiihio
Beach, is approximately 1.0 miles away from the Project Site. The administrative
offices for District 6 operate out of the Alapai Headquarters.

Fire

The Pawa‘a Fire Station #7 with its engine and ladder company will provide primary
response in case of an emergency. The Pawa‘a Fire Station is located approximately
a 0.9 miles away and will be able to quickly respond to a fire on the Project Site by
traveling on Kapi‘olani Boulevard and Kalakaua Avenue.

Utilities
8.6.10.1 Electricity

HECO has existing power lines serving this area including the Project Site and BH
will coordinate the timing of the development with HECO to ensure that the power
lines will be adequate to support the Project and that HECO facilities are not be
adversely impacted.
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BH intends to design, maintain, and operate the Project employing best practices
for energy efficiency and environmental sustainability for projects of its kind. BH
will review all applicable LEED rating systems, use the certification standards as
guidelines, and pursue certification when financially feasible.

8.6.10.2 Telephone

Hawaiian Telcom currently serves the Project Site and has existing utility service
linesin the area. It is expected that these existing lines will continue to be used to
service the Project.

8.6.10.3 Cable/Satellite Television and High-speed Internet Access

Cable/ television and high-speed internet access service is currently provided to the
neighboring Luana Waikiki property. BH will coordinate this serve with the provider.

8.7 ENVIRONMENTAL IMPACTS

8.7.1

8.7.2
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Environmentally Sensitive Area

Since there are no endangered flora and one recognized bird, the white tern, con-
sidered a threatened species, and no other environmentally sensitive features on
the Project Site, the Project Site, except for potential burials, is not considered to be
environmentally sensitive.

Historical and Archaeological Resources

The Project Site is not listed on the State or Federal Register of Historic Places.

An Archaeological Inventory Survey titled “AlS Initial Report for One Waikiki, the
Former Kyo-Ya Restaurant Property, Waikiki, Honolulu (Kona), O‘ahu” was prepared
by Cultural Surveys Hawai‘i, Inc. in July 2015. Please refer to Appendix E for com-
plete report.

The archaeological inventory survey Section 2 “Summary and Interpretation” sec-
tion states as follows:

“We started on a 6 m (20 foot long) excavation. This needed to be cut short by about
a 85 cm at the Diamond Head end due to the presence of a sprinkler system water
line and extensive collapse due to buried unstable concrete rubble. We regard the loss
of this portion of the trench as not of any consequence as were able to observe the
stratigraphy in the rest of the test excavation down to the water table. We dig these
particularly long trenches in part because we assume we may not be able to see the
stratigraphy in the entire length. We got a good view of an expanse of stratigraphy
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for a length of approximately 5.15 m (16.9 feet) down to the water table at 160 cmbs (5
feet 3 inches) which is what we sought.

“Several discrete episodes of fill deposits were observed which is no surprise. These fill
episodes, designated Strata la through Ic, extend to a depth of 50 cm below surface.

“Strata lla and I1b appeared mechanically altered and both strata lacked signatures of
Native Hawaiian occupation (no sea shells, bones or other food scraps, charcoal stain-
ing fire cracked rocks, or lithic debitage from stone tool manufacture).

“Stratum Ill is relatively undisturbed native Jaucas sand which again lacked any sea
shells, bones, charcoal staining fire cracked rocks, lithic debitage from stone tool
manufacture.

“We observed only one archaeological feature consistent with a possible fence post
hole circa 1900 and of no consequence for development.

“We observed no human bones and no direct indication (neither artifacts or midden
food scraps, or a cultural layer) of traditional Native Hawaiian occupation.

“Based on my substantial experience the probability of human bones or other Native
Hawaiian significant historic properties in the immediate area of this test excavation
appears to be on the low side of moderate - which is about as good as it gets for the
sands of Waikiki.

“As a result of this test excavation our assessment of the likelihood of the probability
of human bones or other Native Hawaiian significant historic properties has gone
down.”

Natural Resources
8.7.3.1 Water Resources

There are no potable or surface fresh water resources on the Project Site. The
Project Site is located in Waikiki, on the makai side of Kalakaua Avenue, about 1,800
feet from the shoreline. The waters off the south shore of O ahu, including Waikiksi,
are designated Class A by the State DOH. Rules of the State DOH indicate that the
purpose of the Class A designation is to protect these waters for recreational use
and aesthetic enjoyment. Because there are no fresh water features on the sites,
the Project is not anticipated to adversely impact these resources.
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8.7.3.2 Flood Plain Management

Wilson Okamoto Corporation prepared a “Due Diligence Report for Park Kalia-
Waikiki” on the existing infrastructure and impact of the Project, including informa-
tion on the Flood Insurance Rate Map, is included in its entirety in Appendix H and
described in part as follows:

“Based on the Flood Insurance Rate Map (FIRM) prepared by the Federal

Emergency Management Agency (FEMA), Community Panel 15003C0366G dated Janu-
ary 19, 2011, the project site is located in the Zone AO (Depth 2’) (See Figure 4 - FIRM
Map). Zone AO (Depth 2’) is the Special Flood Hazard Area defined as ‘Flood depths of 1
to 3 feet (usually sheet flow on sloping terrain); average depths determined. For areas

79

of alluvial fan flooding, velocities also determined™.

8.7.3.3 Wetlands Protection

The development site is an urbanized lot that contains no wetlands.

8.7.3.4 Coastal Zone Management

The Project Site is within the coastal zone management area, but not within the
City's Special Management Area. As such, a Special Management Area Use Permit
will not be required, and the Project is not subject to permit requirements under
Chapter 25, Revised Ordinances of Honolulu. Section 8.8 of this DEA provides a
detailed review of Coastal Zone Management review criteria.

8.7.3.5 Unique Natural Features

The development site is level with soil suitable to support urban development as
can be seen from other high rise structures on nearby lots. There are no unique fea-
tures such as sand dunes or sloped areas where erosion would be a concern.

8.7.3.6  Sole Source Aquifers

There is no designated “sole source aquifer” within the vicinity of the Project Site.
The location of our development falls within the Nu‘uanu aquifer system that has a
resource of 15 million gallons per day.

8.7.3.7 Wild and Scenic Rivers Act - Federal

According to our discussion with staff at the Federal Commission on Water Re-
sources there are no wild or scenic rivers designated in the State of Hawai'i .
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8.7.3.8  Agricultural Lands and Federal Farmland Protection Policy

The development site is in an urban area where its use will not impact agricultural
lands or lands with the potential for agricultural use. It is zoned Resort Mixed Use
Precinct in the Waikiki Special District.

8.7.3.9 Open Space

The Project Site has been developed with limited open space, primarily front yard. It
is situated in an urbanized and developed area and redevelopment of this site will
not affect any important public open space features in the area.

8.7.3.10 Topography and Soils

The subject site is relatively flat with ground elevations ranging between +5 feet to
+7 feet mean sea level (msl).

The U.S. Department of Agriculture Soil Conservation Service Soil Survey Report for
the Island of O‘ahu classifies the soils for this area as Fill Land. This land type con-
sists of areas filled with material from dredging, excavation from adjacent uplands,
garbage and bagasse and slurry from sugar mills. The areas are on the islands of
Kauai, Maui and O‘ahu.

Fill land, mixed (FL) - This land type occurs mostly near Pearl Harbor and in Hono-
lulu, adjacent to the ocean. It consists of areas filled with material dredged from
the ocean or hauled from nearby areas, garbage and general material from other
sources. Included in mapping were a few areas that have been excavated.

This soil type is used for urban development including airports, housing areas and
industrial facilities.

8.7.3.12 Noise (Acoustical) - Short Term

Y. Ebisu & Associates has prepared the “Acoustical Study for the One Waikiki Proj-
ect, Waikiki, O‘ahu, Hawai'‘i ” for the Project (“Acoustical Study”) dated July 2015.
The Acoustical Study in its entirety is provided in Appendix B.

Chapter VII. Discussion of Project-Related Noise Impacts and Possible Mitigation

Measures”, includes a discussion of potential short-term noise impacts from the
Project which states in part as follows:
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“Noise sensitive receptors who are predicted to experience the highest noise levels
during construction activities, are located at the neighboring Aqua Luana Waikiki
Hotel and at the Fort DeRussy Chapel. Predicted construction noise levels during
demolition and site preparation phase of the work on the project site ranged from

53 to 95 dBA (plus or minus 5 dBA). The highest noise levels during construction are
expected to occur at the Aqua Luana Waikiki Hotel west of the project site during the
demolition and site preparation work, where buffer distances are relatively small (in
the order of 15 to 50 feet). On the makai (south) side of the project site where the
Fort DeRussy Chapel is located, construction noise levels during demolition and site
preparation are predicted to range from 56 to 86 dBA. Adverse impacts from con-
struction noise are not expected to be in the ‘public health and welfare’ category due
to the temporary nature of the work, and due to the administrative controls available
for regulation of construction noise. Instead, these impacts will probably be limited to
the temporary degradation of the quality of the acoustic environment in the immedi-
ate vicinity of the project site.”

Chapter VII. Discussion of Project-Related Noise Impacts and Possible Mitigation
Measures”, includes a discussion of short-term noise impacts and mitigation mea-
sures for the Project that is stated in part as follows:

“Severe noise impacts are not expected to occur inside air conditioned structures
which are beyond 70 to 450 feet from the project construction sites. Inside naturally
ventilated structures, interior noise levels (with windows or doors opened) are esti-
mated to range between 73 to 55 dBA at 70 feet to 450 feet from the construction
site.”

Most structures are well over 70 feet from the construction site and most resort
units are air conditioned. The Fort DeRussy Chapel and the Luana Waikiki Hotel are
the two exceptions. The Fort DeRussy Chapel is located about 55 feet away, howev-
er, their scheduled of events noted Protestant Services on Sunday morning at 9:00
am; Catholic Services on Saturday evening at 5:00 pm and “Chapel On the Beach”
beach side of the Hale Koa Hotel at 6:00 pm. These services except for the 5:00 pm
Catholic Services on Saturday fall outside of the typical construction hours allowed
by the State. The Applicant will instruct contractors to voluntarily stop noise creat-
ing activity at 5:00 pm on Saturdays so as not to adversely impact the Fort DeRussy
Chapel Saturday operations.

The Luana Waikiki Hotel and Suites (“Luana Waikiki”) is air conditioned which should
help to mitigate construction noise impacts, but its guests, due to their proximity,
will still be the most affected by construction noise impacts.
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“The incorporation of State Department of Health construction noise limits and
curfew times, which are applicable throughout the State of Hawai'‘i (Reference 4), is
another noise mitigation measure which is normally applied to construction activities.
Figure 13 depicts the normally permitted hours of construction. Noisy construction
activities are not allowed on Sundays and holidays, during the early morning, and dur-
ing the late evening and nighttime periods under the DOH permit procedures.”

The contractor will be asked to use reasonable and standard practices to mitigate
noise, such as using mufflers on diesel and gasoline engines, and using properly
tuned and balanced machines.

8.7.3.13  Air Quality - Short Term

TRC Solutions, Inc. has prepared the “Air Quality Study for the Proposed Park Kalia-
Waikiki Condo-Hotel Development” (Air Quality Study”) dated November 2015. The
Air Quality Study in its entirety is provided in Appendix C.

Short term impacts on air quality are expected to be primarily related to engine
exhaust from on-site construction equipment and fugitive dust generated by the
construction activity.

As stated in Section 5.0 Short-Term Project Impacts:

“For construction projects such as this, the largest on-site equipment emissions
generally come from diesel engine exhaust. The main pollutants contributed by diesel
engines are NOx and CO. The CO emissions from the diesel-powered construction
engines is expected to be low compared to the vehicles on nearby roads. In addition,
existing concentrations of CO measured are well below, approximately 80% below,
the more stringent of the applicable standards. Diesel engine NOx emissions do tend
to be higher in comparison to gasoline engines. However, construction emissions are
temporary (as opposed to a permanent engine installation such as a generator) and
unlikely to cause a violation of state or federal standards. In 2014, the recorded 1-hour
NO2 emissions value was approximately 80% below the applicable federal standard
(there is no state standard), and this value is the result of a three year average. Also in
2014, the recorded annual NO2 value was approximately 90% below the state stan-
dard, the more stringent of the two standards.”

“Though reasonable precautions to avoid fugitive dust are expected to be determined
on a case by case basis, the Clean Air Branch of the Hawai‘i Department of Health
provides a number of emission control techniques. These precautions can include mea-
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sures such as using water to suppress dust, establishing and monitoring speed limits
for on-site vehicles, and covering material being transported. It is recommended that
a dust control plan be created and implemented during construction.”

8.7.3.14 Traffic - Short Term

During the construction phase there will be impacts to pedestrians and vehicular
trafficin the area due to construction activity on-site and possibly affecting side-
walk areas and the street, during certain construction activities.

8.7.3.15  Traffic Improvements - Long Term

Although traffic operations (level of service) with the Project in 2018 are expected
to remain similar to conditions without the Project in 2018, traffic mitigation
measures are planned to improve traffic circulation in the immediate surrounding
area. The "Traffic Impact Report Park Kalia-Waikiki" (“Traffic Impact Report”) dated
November 2015 was prepared by Wilson Okamoto Corporation and is provided in
Appendix D. The report recommends the following traffic mitigation measures:

1. Maintain sufficient sight distance for motorists to safely enter and exit the
project driveway.

2. Provide adequate on-site loading and off-loading service areas and prohibit off-
site loading operations.

3. Provide adequate turn-around area for service, delivery, and refuse collection
vehicles to maneuver on the project site to avoid vehicle-reversing maneuvers
onto public roadways.

4. Provide sufficient turning radii at the project driveway to avoid or minimize
vehicle encroachments to oncoming traffic lanes.

The Traffic Impact Report concluded that:

“The proposed Park Kalia - Waikiki development entails the replacement of the for-
mer Kyo-Ya Restaurant site with a new condo-hotel. With the development of the
proposed project, traffic operations in the vicinity are expected to remain similar to
without project conditions despite the anticipated increases in traffic along the sur-
rounding roadways. As such, with the implementation of the aforementioned recom-
mendations, the proposed Park Kalia - Waikiki development is not expected to have a
significant impact on traffic operations in the vicinity.”

The applicant will implement these recommended traffic mitigation measures.
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8.7.3.16  Noise (Acoustical) - Long Term Impacts

Chapter VII. Discussion of Project-Related Noise Impacts and Possible Mitigation
Measures”, includes a discussion of potential long-term noise impacts from the
Project which states in part as follows:

“Noise impacts from project related traffic along the roadways which are expected to
service the project are not expected due to the relatively low levels of project related
traffic when compared to the noise levels of non-project related traffic and other
noise sources. In addition, the existing resort units which are located in the immediate
vicinity of the project are currently provided with air conditioning.

“Parking Garage and Other On-Site Sources. The basement area’s ventilation open-

ings and/or exhaust fans may require sound attenuation treatments so as to not
exceed State Department of Health noise limits at the project’s property boundaries.
Audible tire squeal noise from the circulation and parking areas of the project are pos-
sible.

“Mechanical equipment, such as air conditioning chillers or cooling towers, and ga-
rage and kitchen ventilation fans are the primary on-site noise sources expected to be
located on the project site. These equipment, singly or together, have the potential
of exceeding the allowable property line noise limits of the State DOH noise regula-
tion (Reference 4). The State DOH noise limits which apply along the property lines
of resort districts are 60 dBA and 50 dBA during the daytime and nighttime periods,
respectively, where the daytime period is from 7:00 am to 10:00 pm, and the night-
time period is from 10:00 pm to 7:00 am. Typical noise levels of untreated mechanical
equipment are significantly higher (by at least 10 dBA) than the allowable DOH noise
limits, such that sound attenuation treatment of the mechanical equipment will prob-
ably be required for compliance with DOH regulations.

“The Club Lounge may be a source of low frequency music sounds which can propagate
outdoors if exterior windows or open lanai doors are used at the exterior walls.”
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8.7.3.17  Visual Impacts

Most of the tower will be in the view profile of the Allure Waikiki and all of the tow-
er will have no impact on the view of Diamond Head from the Punchbowl! Lookout
(see Appendix A2, View Corridors). The Applicant designed this Project to minimize
the impact on the view of Diamond Head from Punchbowl.

WAIKIKI LANDMARK

1888 Kalakaua Ave
320’ Occupiable / 335’ Appurtenance
RITZ CARLTON PARK KALIA
2121+ 2139 Kahio Ave 2055 Kalakaua Ave
350’ Occupiable / 370’ Appurtenance 325’ Occupiable / 350" Appurtenance
MAILE SKY COURT ALLURE WAIKIKT
2058 Kahi6 Ave , 1857 Kalakaua Ave
350 Occupiable /370 Apg 320’ Occupiable / 340’ Appurtenace
HORIZON LINE
CENTURY CENTER

1750 Kalakaua Ave -
92 350" Occcuplable/BSO Appurtenance T

: HALE KAHEKA
. 930 Kaheka St &
337 Occupi

8.7.4 Department of Health Standard Comments

8.7.4.1 Clean Air Branch

1. Construction/Demolition Involving Asbestos.
Asbestos was widely used in construction in Hawai‘i prior to 1980. Since the
Kyo-ya Restaurant was built in 1990, the applicant does not anticipate encoun-
tering asbestos in their renovation Project. However, if asbestos is encountered,
the applicant will contact the Asbestos Abatement Office in the Noise, Radiation
and Indoor Air Quality Branch at 586-5800.
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2. Control of Fugitive Dust
The applicant will prepare a dust control management plan and understands
that the plan does not require DOH approval.

Activities will comply with the provisions of HAR Section 11-60.1-33 on Fugitive Dust.
The following measures will be considered as appropriate to control fugitive dust:

a) Planning the different phases of construction, focusing on minimizing the
amount of dust-generating materials and activities, centralizing on-site vehicu-
lar traffic routes, and locating potential dust-generating equipment in areas of
least impact;

b) Providing an adequate water source at the site prior to construction activities;

c) Landscaping and providing rapid covering of bare areas, including slopes, start-
ing from the initial grading phase;

d) Minimizing dust from shoulders and access roads;

e) Providing adequate dust control measures during weekends, after hours, and
prior to daily start-up of construction activities; and

f) Controlling dust from debris being hauled away from the project site.

8.7.4.2 Clean Water Branch

1. The applicant understands and will comply with applicable requirements of HAR
Chapter 11-54.

2. Since the Project does not involve work performed in, over, and under navigable
waters of the United States, the Project will not require a Department of the
Army Permit and is not expected to require a 401 Water Quality Certification
(WQC).

3. The Project will not require a National Pollutant Discharge Elimination System
(NPDES) permit since the area of disturbance is anticipated to be less than one
acre of total land area.

4. The applicant understands that all discharges related to the Project construc-
tion must comply with the State's Water Quality Standards.

5. The applicant understands and will comply with the monitoring requirements,
if applicable and further understands the enforcement and penalties that could
occur.

6. The applicant does not expect this Project to involve polluted runoff control as
outlined in the State's Coastal Nonpoint Pollution Control Management Plan or
Hawai‘i 's Implementation Plan for Polluted Runoff Control.
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8.7.4.3 Hazard Evaluation & Emergency Response Office

1. The applicant intends to follow the recommendations made by the DOH in its
standard comments, and to comply with applicable sections of Chapter 128D,
Environmental Response Law, HRS, and Title 11, Chapter 451 of the Hawai‘i Ad-
ministrative rules (HAR) State Contingency Plan.

2. The Project site does not involve lands formerly used in the production of sugar
cane.

3. The applicant will seek a "no further action" letter if necessary, prior to permit
approval.

8.7.4.4 Noise Radiation & Indoor Air Quality Branch Standard Comments

The Project will comply with applicable requirements of the following Administra-
tive Rules of the Department of Health:

» Chapter 11-39 Air Conditioning and Ventilating
» Chapter 11-45 Radiation Control

» Chapter 11-46 Community Noise Control

8.7.4.5  Safe Drinking Water Branch

The Project does not involve development or actions affecting a public water sys-
tem, except for a water line lateral (connection) for service off the municipal sys-
tem. The Project does not involve an underground injection well, nor does it involve
development of a Golf Course. Therefore, our understanding is that the standard
comments standard comments of the Safe Drinking Water Branch are not applicable
to the Project.

8.7.4.6 Solid and Hazardous Waste Branch

Hazardous Waste Program

The applicant does not anticipate the Project to involve the handling of hazardous
waste. In the event any hazardous waste is involved in any aspect of the Project,
the applicant will comply with the regulations set forth in Chapters 11-260 to 11-280
HAR.

Solid Waste Section

The Project will not involve the development of a solid waste disposal, recycling,
reclamation or transfer system. The applicant may have a small on-site recycling
program. As a generator of solid waste the applicant will ensure that all wastes are
delivered to permitted solid waste management facilities.
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8.7.5

Office of Solid Waste Management
The applicant will encourage recycling by providing designated trash bins for recy-
cling.

Underground Storage Tanks

The applicant is not currently aware of the need to close or remove any under-
ground storage tanks in connection with the development of the Project, nor does
the applicant plan to install an underground storage tank.

8.7.4.7 Wastewater Branch

The Project will be connected to the City's municipal sewer system. The applicant
understands that the DOH Wastewater Branch has no comments to offer at this
time.

Pedestrian Wind Impacts

Rowan Williams Davies & Irwin Inc. (RWDI) has prepared a “Pedestrian Wind Assess-
ment” for the Park Kalia-Waikiki, dated November 17, 2015. The study in its entirety
is provided in Appendix ).

As stated in Section 6, Summary:

“The proposed development includes several positive design features for wind control,
such as slender shape, curved tower corners and dense landscaping. The existing tall
buildings across Kalakaua Avenue also provide sheltering for the proposed tower from
the prevailing winds. As a result, the proposed development is not expected to create
negative wind impact on public sidewalks along Kalakaua Avenue, including the area
in front of the Aqua Luana Waikiki Building.

While the future wind speeds are predicted to be generally suitable for strolling or
walking, they are higher than desired for outdoor seating or standing in the gardens,
main lobby and pick-up-drop-off area. Wind control solutions are presented to reduce
both the horizontal and vertical winds, and photo examples are provided for reference.

Additional wind control suggestions are also provided for the exposed above-ground
pool decks and balconies, where higher-than-desired wind speeds may occur in local-

ized areas.

Wind tunnel tests should be conducted at a later design stage to quantify the wind
conditions and to evaluate the effectiveness of wind mitigation strategies.”
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BH will implement the recommended mitigation measures as appropriate, subject
to approval by DPP.

8.7.6 Shadow Analysis

The effect of shadows from the Project structures on surrounding properties on the
Summer Solstice (June 21), the Equinox (March 20 and September 21) and the Winter
Solstice (December 21) of each year is depicted, in the Appendix A2, Shadow Study.
During the Summer Solstice: between 8:00 am and 10:00 am, the shadow from the
Project will fall on the back side of the Ala Moana Hotel podium (across Kona Street)
and will not affect the guests at the hotel; between 10:00 am and 2:00 pm the
shadow from the Project stays mostly on Kona Street the Project Site and Kapi‘olani
Boulevard; between 2:00 pm and 4:00 pm the shadow begins to affect the proper-
ties located across Kapi‘olani Boulevard; and after 4:00 pm the shadow will extend
further into those properties.

SUMMER SOLSTICE - 08:00 AM SUMMER SOLSTICE - 10:00 AM SUMMER SOLSTICE - 12:00 PM SUMMER SOLSTICE - 02:00 PM SUMMER SOLSTICE - 04:00 PM

EQUINOX - 08:00 AM EQUINOX - 10:00 AM EQUINOX - 12:00 PM EQUINOX - 02:00 PM EQUINOX - 04:00 PM

WINTER SOLSTICE - 08:00 AM WINTER SOLSTICE - 10:00 AM WINTER SOLSTICE - 12:00 PM WINTER SOLSTICE - 02:00 PM WINTER SOLSTICE - 04:00 PM
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During the Equinox: between 8:00 am and 10:00 am, the shadow from the Project
will fall on the back side of the Ala Moana Hotel Podium and the neighboring parcel
to the west; between 10:00 am and 12:00 pm the shadow from the project affects
one or two properties to the west of the Project Site and by noon the shadow falls
mostly on the Project Site; between 12:00 pm and 2:00 pm the shadow begins to
affect the properties located across Kapi‘olani Boulevard; between 2:00 pm and by
4:00 pm the shadow extends into those properties and well into those properties
across Kapi‘olani Boulevard; and after 4:00 pm the shadow will extend further into
those properties.

During the Winter Solstice: between 8:00 am and 10:00 am, the shadow from the
Project will fall on the back side of the Ala Moana Hotel Podium, along Kona Street
and the neighboring properties to the west of the Project Site; between 10:00 am
and 12:00 pm the shadow from the project affects several properties to the west

of the Project Site; between 12:00 pm and 2:00 pm the shadow continues to affect
parcels to the west and begins to affect the properties located across Kapi‘olani
Boulevard; between 2:00 pm and 4:00 pm the shadows begin to extend further into
those properties across Kapi‘olani Boulevard, rotating clockwise through the day
and by 4:00 pm extends well into those properties; and after 4:00 pm the shadow
will extend further into those properties.

8.8 COASTAL ZONE MANAGEMENT

The Project Site is within the coastal zone management area, but not within the City's
Special Management Area. As such, a Special Management Area Use Permit will not be
required, and the Project is not subject to permit requirements under Chapter 25, Revised
Ordinances of Honolulu.

The Project is located about 1,800 feet from the shoreline on the makai side of Kalakaua
Avenue. This 1,800 foot separation provides a buffer for any impacts from the Project
Site on the ocean and shoreline area. The proposed development will not affect protected
coastal views, coastal recreation, coastal ecosystems, or coastal hazards.

The following sections provide a description of how the Project complies with the Coastal
Zone Management objectives and policies as detailed in HRS § 205A-2:

8.8.1 Objectives
8.8.1.1 Recreational resources

“Provide coastal recreational opportunities accessible to the public.”
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The Project will not affect coastal recreational opportunities accessible to the pub-
lic, since the Project Site is located 1,800 feet from the shoreline on the makai side
of Kalakaua Avenue. Extensive public access to the shoreline is provided from the
beach at Fort DeRussy.

8.8.1.2 Historic resources

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

None of the structures on the Project Site are over 50 years old neither are they
listed as historic on either the State or Federal Register of Historic Properties, nor
are they considered potential candidates for either register, since the buildings are
about 25 years old.

8.8.1.3 Scenic and open space resources

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

The Project located along Kalakaua Avenue adjacent to Fort DeRussy Park, 1,800
feet mauka of the shoreline will not affect the quality of coastal scenic and open
space resources.

8.8.1.4 Coastal ecosystems

“Protect valuable coastal ecosystems, including reefs, from disruption and minimize
adverse impacts on all coastal ecosystems.”

The Project located along Kalakaua Avenue adjacent to Fort DeRussy Park, 1,800
feet mauka of the shoreline will not affect the quality of coastal ecosystems.

8.8.1.5 Economic uses

“Provide public or private facilities and improvements important to the State's econo-
my in suitable locations.”

The Project will provide a new condo-hotel to better serve visitors to Waikiki, pro-
viding an important visitor accommodation that meets the needs of today’s visitors.
The Project will generate new jobs and tax revenues for the City and State as de-
scribed in greater detail earlier in this DEA.
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8.8.1.6 Coastal hazards

“Reduce hazard to life and property from tsunami, storm waves, stream flooding, ero-
sion, subsidence, and pollution.”

Based on the Flood Insurance Rate Map (FIRM) prepared by the Federal

Emergency Management Agency (FEMA), Community Panel 15003C0366G dated
January 19, 2011, the project site is located in the Zone AO (Depth 2’). Zone AO
(Depth 2’) is the Special Flood Hazard Area defined as “Flood depths of 1to 3 feet
(usually sheet flow on sloping terrain); average depths determined. For areas of al-
luvial fan flooding, velocities also determined”. This property located about 1,800
feet from the shoreline and is not in an area affected by coastal flood zones.

8.8.1.7 Managing development

“Improve the development review process, communication, and public participation in
the management of coastal resources and hazards.”

This DEA process provided an opportunity for public participation in the manage-
ment of coastal resources and hazards.

8.8.1.8 Public Participation

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

This DEA process provided a stimulus for the public to understand and participate in
the management of coastal resources and hazards.

8.8.1.9  Beach protection

“Protect beaches for public use and recreation.”

The Project located along Kalakaua Avenue adjacent to Fort DeRussy Park, 1,800
feet mauka of the shoreline will not affect the public beaches their continued use
by the public use and for recreation.

8.8.1.10 Marine resources

“Promote the protection, use, and development of marine and coastal resources to as-
sure their sustainability.”

The condo-hotel operator will promote the protection, use, and development of
marine and coastal resources, assuring their sustainability, by providing access for
their guests to use the beach at Fort DeRussy.
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8.8.2 Policies
8.8.2.1 Recreational resources

(A) “Improve coordination and funding of coastal recreational planning and manage-
ment; and”

This represents a State action/function which is well served by the Office of State
Planning and the Department of Land and Natural Resources.

(B) “Provide adequate, accessible, and diverse recreational opportunities in the
coastal zone management area by:”

(i) “Protecting coastal resources uniquely suited for recreational activities that
cannot be provided in other areas;”

The Project will not affect coastal resources, since it is located along Kalakaua
Avenue adjacent to Fort DeRussy Park, 1,800 feet mauka of the shoreline.

(ii) “Requiring replacement of coastal resources having significant recreational
value including, but not limited to surfing sites, fishponds, and sand beaches,
when such resources will be unavoidably damaged by development; or requir-
ing reasonable monetary compensation to the State for recreation when
replacement is not feasible or desirable;”

The Project will not damage coastal resources and will not trigger this require-
ment for replacement of such resources or monetary compensation.

(iii) “Providing and managing adequate public access, consistent with conservation
of natural resources, to and along shorelines with recreational value;”
Extensive public access to the shoreline is provided by the beach at Fort De-
Russy.

(iv) “Providing an adequate supply of shoreline parks and other recreational facili-
ties suitable for public recreation;”

Shoreline parks and other recreation facilities are provided in Waikiki and
along the beach at Fort DeRussy.

(v) “Ensuring public recreational uses of county, state, and federally owned or con-
trolled shoreline lands and waters having recreational value consistent with
public safety standards and conservation of natural resources;”

The military has provided excellent beach access and recreational use along
the beach that fronts Fort DeRussy.

(vi) “Adopting water quality standards and regulating point and nonpoint sources
of pollution to protect, and where feasible, restore the recreational value of
coastal waters;”
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The State and City have such standards in place and have established such stan-
dards and does regulate drainage to protect the quality of coastal waters, particu-
larly in areas where water quality is not up to the desired standard.

(vii) “Developing new shoreline recreational opportunities, where appropriate, such
as artificial lagoons, artificial beaches, and artificial reefs for surfing and fishing;
and”

The Project located along Kalakaua Avenue adjacent to Fort DeRussy Park, 1,800
feet mauka of the shoreline will not provide new shoreline recreational opportuni-
ties.

(viii)  “Encouraging reasonable dedication of shoreline areas with recreational value
for public use as part of discretionary approvals or permits by the land use com-
mission, board of land and natural resources, and county authorities; and crediting
such dedication against the requirements of section 46-6;”

It would not be reasonable to require dedication of a shoreline area for this Project
and dedication requirements of section 46-6 would not be triggered in this action.

8.8.2.2 Historic resources

(A) “Identify and analyze significant archaeological resources;”
The Project Site is not listed on the State or Federal Register of Historic Places.
An Archaeological Inventory Survey titled “AlS Initial Report for One Waikiki, the
Former Kyo-Ya Restaurant Property, Waikiki, Honolulu (Kona), O‘ahu” was pre-
pared by Cultural Surveys Hawai‘i, Inc. in July 2015. Please refer to Appendix E for
complete report.

The archaeological inventory survey Section 2 “Summary and Interpretation” sec-
tion states as follows:

“We started on a 6 m (20 foot long) excavation. This needed to be cut short by about

a 85 cm at the Diamond Head end due to the presence of a sprinkler system water

line and extensive collapse due to buried unstable concrete rubble. We regard the loss
of this portion of the trench as not of any consequence as were able to observe the
stratigraphy in the rest of the test excavation down to the water table. We dig these
particularly long trenches in part because we assume we may not be able to see the
stratigraphy in the entire length. We got a good view of an expanse of stratigraphy
for a length of approximately 5.15 m (16.9 feet) down to the water table at 160 cmbs (5
feet 3 inches) which is what we sought.
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“Several discrete episodes of fill deposits were observed which is no surprise. These fill
episodes, designated Strata la through Ic, extend to a depth of 50 cm below surface.

“Strata lla and 11b appeared mechanically altered and both strata lacked signatures of
Native Hawaiian occupation (no sea shells, bones or other food scraps, charcoal stain-
ing fire cracked rocks, or lithic debitage from stone tool manufacture).

“Stratum Ill is relatively undisturbed native Jaucas sand which again lacked any sea
shells, bones, charcoal staining fire cracked rocks, lithic debitage from stone tool
manufacture.

“We observed only one archaeological feature consistent with a possible fence post
hole circa 1900 and of no consequence for development.

“We observed no human bones and no direct indication (neither artifacts or midden
food scraps, or a cultural layer) of traditional Native Hawaiian occupation.

“Based on my substantial experience the probability of human bones or other Native
Hawaiian significant historic properties in the immediate area of this test excavation
appears to be on the low side of moderate - which is about as good as it gets for the
sands of Waikiki.

“As a result of this test excavation our assessment of the likelihood of the probability
of human bones or other Native Hawaiian significant historic properties has gone
down.”

(B) “Maximize information retention through preservation of remains and artifacts or
salvage operations; and”

“We observed no human bones and no direct indication (neither artifacts or midden
food scraps, or a cultural layer) of traditional Native Hawaiian occupation.

“Based on my substantial experience the probability of human bones or other Native
Hawaiian significant historic properties in the immediate area of this test excavation
appears to be on the low side of moderate - which is about as good as it gets for the
sands of Waikiki.

“As a result of this test excavation our assessment of the likelihood of the probability

of human bones or other Native Hawaiian significant historic properties has gone
down.”
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(C) “Support state goals for protection, restoration, interpretation, and display of
historic resources;”

BH supports these State goals, and has taken this opportunity to find, protect, in-
terpret and reinter historic resources.

8.8.2.3  Scenic and open space resources

(A) “Identify valued scenic resources in the coastal zone management area;”

The Project site located 1,800 feet from the shoreline, does not provide or contain
any valued scenic resources.

(B) “Ensure that new developments are compatible with their visual environment by
designing and locating such developments to minimize the alteration of natural
landforms and existing public views to and along the shoreline;”

The Project has been situated makai of the Kalakaua Avenue adjacent to Fort
DeRussy Park, 1,800 feet from the shoreline, minimizes impacts to existing public
views to and along the shoreline and will replace existing urban development that
will not result in the alteration of natural landforms.

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

The Project will not affect shoreline open space or scenic resources.

(D) “Encourage those developments that are not coastal dependent to locate in inland
areas;”

This Project is not coastal dependent and is located 1,800 feet inland.

8.8.2.4 Coastal ecosystems

(A) “Exercise an overall conservation ethic, and practice stewardship in the protection,
use, and development of marine and coastal resources;”

(B) This Project is located 1,800 feet inland from the shoreline and is a redevelopment
project which will not affect the protection, use, and development of marine and
coastal resources.

(C) Improve the technical basis for natural resource management;

This Project located 1,800 feet inland from the shoreline does not provide an op-
portunity or nexus for providing technical information on natural resource man-
agement.

(D) Preserve valuable coastal ecosystems, including reefs, of significant biological or
economic importance;

This Project will not affect the valuable coastal ecosystem, being 1,800 feet inland
from the shoreline.
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(E) Minimize disruption or degradation of coastal water ecosystems by effective
regulation of stream diversions, channelization, and similar land and water uses,
recognizing competing water needs; and
This Project does not involve stream diversion, channelization or similar land and
water uses involving competing water needs.

(F) Promote water quantity and quality planning and management practices that
reflect the tolerance of fresh water and marine ecosystems and maintain and
enhance water quality through the development and implementation of point and
nonpoint source water pollution control measures;

This Project will provide a significant increase in landscape open space that will
capture and retain runoff on property, reducing current impact of stormwater

runoff.

8.8.2.5 Economic uses

(A) Concentrate coastal dependent development in appropriate areas;

The Project is not a coastal dependent development and is appropriately located
1,800 feet from the shoreline..

(B) Ensure that coastal dependent development such as harbors and ports, and coast-
al related development such as visitor industry facilities and energy generating
facilities, are located, designed, and constructed to minimize adverse social, visual,
and environmental impacts in the coastal zone management area; and
The Project is not a coastal dependent development and is appropriately located
1,800 feet from the shoreline.

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

(i) Use of presently designated locations is not feasible;

(ii) Adverse environmental effects are minimized; and

(iii) The development is important to the State's economy;
The Project at its present location is feasible and not located along or near the
shoreline (1,800 feet mauka). The Project will result in an economic and job-
creating stimulus for the local economy, during the construction period as well
as for the future. The Project will also result in an increase in property values
for the City and County of Honolulu (the "City") resulting in increased property
taxes and hotel room tax and generates additional tax revenue to the State in
terms of collections from General Excise Taxes ("GET") and hotel room tax.
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8.8.2.6 Coastal hazards

(A) Develop and communicate adequate information about storm wave, tsunami,
flood, erosion, subsidence, and point and nonpoint source pollution hazards;
Waikiki has an emergency warning system, including sirens to announce storm
wave, tsunami and flood events. The applicant also has emergency evacuation
procedures in the event of one of these events. Subsidence events have occurred in
Waikiki and developers and contractors have developed ways to minimize impacts
from subsidence (shifting of the ground from ground water removal). The City and
State have policies in place to deal with point and nonpoint source pollution haz-
ards, in the form of required permits.

(B) Control development in areas subject to storm wave, tsunami, flood, erosion, hur-
ricane, wind, subsidence, and point and nonpoint source pollution hazards;

The Project Site is within a flood zone, Zone AO (Depth 2’) but is not within any storm
wave, tsunami, erosion, hurricane, wind, subsidence, and point and nonpoint
source pollution hazards.

(C) Ensure that developments comply with requirements of the Federal Flood Insur-
ance Program; and
The Project Site is not within flood zone, Zone AO (depth 2’) and will comply with
requirements of the Federal Flood Insurance Program.

(D) Prevent coastal flooding from inland projects;

This Project is not within a coastal flood zone and should not be affected by
coastal flooding.

8.8.2.7 Managing development

(A) Use, implement, and enforce existing law effectively to the maximum extent pos-
sible in managing present and future coastal zone development;

The Project will follow existing law in relation to development within the coastal
zone management area, and as discussed in this section meets its policies.

(B) Facilitate timely processing of applications for development permits and resolve
overlapping or conflicting permit requirements; and
The Project is being processed on a timely basis with the processing of this initial
environmental review.

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

This Project is not a coastal development.
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8.8.2.8  Public participation

(A) Promote public involvement in coastal zone management processes;
This policy is probably directed towards State and County agencies.

(B) Disseminate information on coastal management issues by means of educational
materials, published reports, staff contact, and public workshops for persons and
organizations concerned with coastal issues, developments, and government ac-
tivities; and
Again appears to be more a State and County agency responsibility. This DEA
provides a discussion of coastal management zone guidelines and policies and the
Project’s compliance with these in a report that will be available to the public on
OEQC’s website and at DPP’s office.

(C) Organize workshops, policy dialogues, and site-specific mediations to respond to
coastal issues and conflicts;

This is a State and County agency policy. Due to the location of this Project, 1,800
feet from the shoreline, coastal issues and conflicts do not occur.

8.8.2.9  Beach protection

(A) Locate new structures inland from the shoreline setback to conserve open space,
minimize interference with natural shoreline processes, and minimize loss of im-
provements due to erosion;

The Project with its new condo-hotel structure is located 1,800 feet inland from the
shoreline and will not affect shoreline processes or potential loss of improvements
due to erosion.

(B) Prohibit construction of private erosion-protection structures seaward of the
shoreline, except when they result in improved aesthetic and engineering solutions
to erosion at the sites and do not interfere with existing recreational and water-
line activities;

This Project does not involve erosion-protection structures.

(C) Minimize the construction of public erosion-protection structures seaward of the
shoreline;

This Project does not involve erosion-protection structures.

(D) Prohibit private property owners from creating a public nuisance by inducing or
cultivating the private property owner's vegetation in a beach transit corridor; and

This Project does not involve inducing or cultivating vegetation in a beach transit cor-
ridor.

(E) Prohibit private property owners from creating a public nuisance by allowing the
private property owner's unmaintained vegetation to interfere or encroach upon a
beach transit corridor;
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8.10

This Project does not involve a beach transit corridor or any encroachments to such
a corridor.

8.8.2.10 Marine resources

(A) Ensure that the use and development of marine and coastal resources are ecologi-
cally and environmentally sound and economically beneficial;

This Project does not involve the use or development of coastal resources.

(B) Coordinate the management of marine and coastal resources and activities to
improve effectiveness and efficiency;

This Project does not affect marine and coastal resources or activities.

(C) Assert and articulate the interests of the State as a partner with federal agencies
in the sound management of ocean resources within the United States exclusive
economic zone;

This policy should be implemented by the State.

(D) Promote research, study, and understanding of ocean processes, marine life, and
other ocean resources to acquire and inventory information necessary to under-
stand how ocean development activities relate to and impact upon ocean and
coastal resources; and

Another policy that should be implemented by the State.

(E) Encourage research and development of new, innovative technologies for explor-
ing, using, or protecting marine and coastal resources.

Another policy that should be implemented by the State.

CUMULATIVE IMPACTS WITH OTHER RELATED PROJECTS

Of the projects planned in WaikikT, there are some that are situated quite a distance from
the Project site and are not expected to significantly affect the portion of Kalakaua Avenue
that will serve as the major thoroughfare that will provide access to the Project Site. The
projects that are in closer proximity include Grays Beach, Hilton Hawaiian Village, Waikiki
Landing, 2121 KGhio and 2139 Kahio (the two Ritz Carlton developments) and Waikiki Parc
Hotel. None of these projects are projected to occur at the same time as the Park Kalia-
Waikiki as most are either under way or are planned to be completed before construction
begins on our Project. The Waikiki Landing has been delayed indefinitely and will probably
be developed after the Park Kalia- Waikiki has been completed.

POPULATION AND GROWTH IMPACTS

The Project, when completed, may have a slight impact on the number of permanent
residents in WaikikT, based on the findings with other condo-hotel units which average a
resident occupancy of between 5% and 20%. Based on this percentage, the 170 condo-
hotel units could result in an increase in residents in Waikiki of about 9 to 34. However,
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residents that purchase condo-hotels to occupy and not place back with the hotel opera-
tor, normally occupy the units on an occasional basis and not as full time residents. As an
example, the Trump Tower Waikiki has 462 units, but only three of the units are occupied
by full time residents.

The Project will increase the visitor population potential of Waikki with the development of
170 condo-hotel rooms, of which approximately 85% are anticipated to be in a hotel rental
program. The Project will provide important support services for visitors and local resi-
dents through convenient, resort accommodations, right on Kalakaua Avenue, one of the
major thoroughfares in Waikiki.

8.11  CULTURAL IMPACT ASSESSMENT

Cultural Surveys Hawai'‘i, Inc. completed a “Cultural Impact Assessment for One Waikiki
Feasibility Study (EA)” dated July 2015. A copy of this report in its entirety is provided in Ap-
pendix G of this report. This Cultural Impact Assessment states in part as follows:

“Section 6 Traditional Cultural Practices

6.1 Gathering of Plant and Water Resources

According to traditional and historical research, the ahupua‘a once flourished in agriculture
and aquaculture. However, the ahupua‘a has experienced many changes throughout the cen-
turies, from abandoning lo‘i to filling in fishponds. Based on research, the gathering of plant
and fresh water resources within Waikiki today is most likely null.

6.2 Burials

According to the Soil Survey of the State of Hawai‘i (Foote et al. 1972), the project area is
located on Fill land. Slightly makai of the project area is a large pocket of Jaucas sand, the
preferred sediment of Native Hawaiians for burying the deceased. Many burials have been
encountered in the makai portion of Fort DeRussy and along Saratoga Road (see Figure 26. Lo-
cations of previously reported burials in the vicinity of the project area. It appears that lands
further Makai and further to the east were preferred for human burials. Based on cultural and
historic background detailed in this CIA report, however, the proposed project may potentially
impact Native Hawaiian burials and subsurface cultural layers.

6.3 Cultural Sites

Waikiki Ahupua‘a was once the epicenter for Native Hawaiian life. Several heiau and wahi
pana were once located in Waikiki. The Na P6haku ‘Ola Kapaemahi a Kapuni, also known as
Wizard Stones, are still located east of the project area. However, the heiau that once stood
in Waikiki Ahupua‘a are now gone. While a number of traditional Hawaiian historic proper-
ties (SIHP #s -4573 Loko Kaipuni fishpond, -4574 Loko Paweo | fishpond, -4576 Loko Paweo
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Il fishpond, and -4579 subsurface cultural deposit (see Figure 25 and Table 3) were located in
the immediate vicinity, none of these previously identified cultural properties appear likely to
extend into the present project area.”

Section 7 Summary and Recommendations

Based on information gathered from the cultural and historic background detailed in this CIA
report, the proposed project may potentially impact Native Hawaiian burials and subsurface
cultural layers. CSH summarizes the potential impacts and recommendations:

1. Community consultation should be conducted to inform kama‘aina, kiipuna, and lineal
and cultural descendants of the proposed project and to collect information on tradi-
tional cultural practices (past and present) within Waikiki Ahupua‘a. A proposed com-
munity contact outreach list is available in Appendix B

2. Thereis a significant possibility that iwi kiipuna, ancestral bones, may be present
within the project area and that land-disturbing activities during construction may
uncover presently undetected burials or other cultural materials.

3. Personnel involved in the project construction activities should be informed of the
possibility of inadvertent cultural finds, including human remains. Should burials or
other cultural finds be identified during ground disturbance, the construction contrac-
tor should immediately cease all work and the appropriate agencies be notified pursu-
ant to applicable law, HRS §6E.

4. Project proponents should consult with lineal and cultural descendants of Waikiki to
develop a reinterment plan and cultural preservation plan in the event that any human
remains or cultural sites or artifacts are uncovered during construction or long-term
maintenance for this project.”

The applicant will follow these recommendations and begin community consultation with
kama‘aina, kipuna, and lineal and cultural descendants of the proposed project.
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9. CONFORMANCE WITH SMA GUIDELINES

The Project Site is not within the City's Special Management Area. As such, a Special Management
Area Use Permit will not be required, and the Project is not subject to permit requirements under
Chapter 25, Revised Ordinances of Honolulu.

The Project is located about 1,800 feet from the shoreline on the makai side of Kalakaua Avenue.
Existing ocean front lots and the Hyatt Regency Waikiki provide a buffer for any impacts from the
Project Site on the ocean and shoreline area. The Project will not affect coastal views, coastal rec-
reation, coastal ecosystems, or coastal hazards.

10. RELATIONSHIP BETWEEN LOCAL SHORT-TERM USES OF HUMANITY’S
ENVIRONMENT AND THE MAINTENANCE OF LONG-TERM PRODUCTIVITY

The Project will replace an existing restaurant development that has been on the property for
about 50 years before closing in 2007. The proposed redevelopment of the Project Site is impor-
tant to the maintenance and enhancement of the long-term productivity of these properties. The
restaurant facility although still in decent shape has outlived its beneficial economic life and has
been closed. Replacement of this former use with a high rise condo-hotel development will better
utilize these properties and provide a beneficial economic use and benefits to tourism and the City
and State with increased tax revenues.

11. DESCRIPTION OF IRREVERSIBLE AND IRRETRIEVABLE COMMITMENTS OF
RESOURCES

The land under the Project Site has long been committed to urban development and the develop-
ment of a condo-hotel on the property is arecommitment to urban use.
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12. PROBABLE ADVERSE ENVIRONMENTAL EFFECTS WHICH CANNOT BE
AVOIDED

Some of the probable adverse effects which cannot be avoided include the following:

12.1 CONSTRUCTION IMPACTS
12.1.1 Construction Noise

Y. Ebisu & Associates has prepared the “Acoustical Study for the One Waikiki Proj-
ect, Waikiki, O‘ahu, Hawai‘i ” for the Project (“Acoustical Study”) dated July 2015.
The Acoustical Study in its entirety is provided in Appendix B.

Chapter VII. Discussion of Project-Related Noise Impacts and Possible Mitigation
Measures”, includes a discussion of potential short-term noise impacts from the
Project which states in part as follows:

“Noise sensitive receptors who are predicted to experience the highest noise levels
during construction activities, are located at the neighboring Aqua Luana Waikiki
Hotel and at the Fort DeRussy Chapel. Predicted construction noise levels during
demolition and site preparation phase of the work on the project site ranged from
53to 95 dBA (plus or minus 5 dBA). The highest noise levels during construction are
expected to occur at the Aqua Luana Waikiki Hotel west of the project site during the
demolition and site preparation work, where buffer distances are relatively small (in
the order of 15 to 50 feet). On the makai (south) side of the project site where the
Fort DeRussy Chapel is located, construction noise levels during demolition and site
preparation are predicted to range from 56 to 86 dBA. Adverse impacts from con-
struction noise are not expected to be in the ‘public health and welfare’ category due
to the temporary nature of the work, and due to the administrative controls available
for regulation of construction noise. Instead, these impacts will probably be limited to
the temporary degradation of the quality of the acoustic environment in the immedi-
ate vicinity of the project site.”

Chapter VII. Discussion of Project-Related Noise Impacts and Possible Mitigation
Measures”, includes a discussion of short-term noise impacts and mitigation mea-
sures for the Project that is stated in part as follows:

“Severe noise impacts are not expected to occur inside air conditioned structures
which are beyond 70 to 450 feet from the project construction sites. Inside naturally
ventilated structures, interior noise levels (with windows or doors opened) are esti-
mated to range between 73 to 55 dBA at 70 feet to 450 feet from the construction
site.”
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Most structures are well over 70 feet from the construction site and most resort
units are air conditioned. The Fort DeRussy Chapel and the Luana Waikiki Hotel are
the two exceptions. The Fort DeRussy Chapel is located about 55 feet away, howev-
er, their scheduled of events noted Protestant Services on Sunday morning at 9:00
am; Catholic Services on Saturday evening at 5:00 pm and “Chapel On the Beach”
beach side of the Hale Koa Hotel at 6:00 pm. These services except for the 5:00 pm
Catholic Services on Saturday fall outside of the typical construction hours allowed
by the State. The Applicant will instruct contractors to voluntarily stop noise creat-
ing activity at 5:00 pm on Saturdays so as not to adversely impact the Fort DeRussy
Chapel Saturday operations.

The Luana Waikiki Hotel and Suites (“Luana Waikiki”) is air conditioned which should
help to mitigate construction noise impacts, but its guests, due to their proximity,
will still be the most affected by construction noise impacts.

“The incorporation of State Department of Health construction noise limits and
curfew times, which are applicable throughout the State of Hawai'‘i (Reference 4), is
another noise mitigation measure which is normally applied to construction activities.
Figure 13 depicts the normally permitted hours of construction. Noisy construction
activities are not allowed on Sundays and holidays, during the early morning, and dur-
ing the late evening and nighttime periods under the DOH permit procedures.”

The contractor will be asked to use reasonable and standard practices to mitigate
noise, such as using mufflers on diesel and gasoline engines, and using properly
tuned and balanced machines.

12.1.2 Construction Impact on Air Quality

TRC Solutions, Inc. has prepared the “Air Quality Study for the Proposed Park Kalia-
Waikiki Condo-Hotel Development” (Air Quality Study”) dated November 2015. The
Air Quality Study in its entirety is provided in Appendix C.

Short term impacts on air quality are expected to be primarily related to engine

exhaust from on-site construction equipment and fugitive dust generated by the
construction activity.
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12.1.3

As stated in Section 5.0 Short-Term Project Impacts:

“For construction projects such as this, the largest on-site equipment emissions
generally come from diesel engine exhaust. The main pollutants contributed by diesel
engines are NOx and CO. The CO emissions from the diesel-powered construction
engines is expected to be low compared to the vehicles on nearby roads. In addition,
existing concentrations of CO measured are well below, approximately 80% below,
the more stringent of the applicable standards. Diesel engine NOx emissions do tend
to be higher in comparison to gasoline engines. However, construction emissions are
temporary (as opposed to a permanent engine installation such as a generator) and
unlikely to cause a violation of state or federal standards. In 2014, the recorded 1-hour
NO2 emissions value was approximately 80% below the applicable federal standard
(there is no state standard), and this value is the result of a three year average. Also in
2014, the recorded annual NO2 value was approximately 90% below the state stan-
dard, the more stringent of the two standards.”

“Though reasonable precautions to avoid fugitive dust are expected to be determined
on a case by case basis, the Clean Air Branch of the Hawai‘i Department of Health
provides a number of emission control techniques. These precautions can include mea-
sures such as using water to suppress dust, establishing and monitoring speed limits
for on-site vehicles, and covering material being transported. It is recommended that
a dust control plan be created and implemented during construction.”

Construction Impact on Traffic and Pedestrians

The Traffic Impact Report (Appendix D) concluded that:

“The proposed Park Kalia - Waikiki development entails the replacement of the for-
mer Kyo-Ya Restaurant site with a new condo-hotel. With the development of the
proposed project, traffic operations in the vicinity are expected to remain similar to
without project conditions despite the anticipated increases in traffic along the sur-
rounding roadways. As such, with the implementation of the aforementioned recom-
mendations, the proposed Park Kalia - Waikiki development is not expected to have a
significant impact on traffic

operations in the vicinity.”

The applicant will implement these recommended traffic mitigation measures.
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12.2 NOISE (Acoustical) LONG TERM IMPACTS
12.2.1 Air Quality Long Term Mitigation

As stated in part in Chapter 7.0 Conclusions and Recommendations of the Air Qual-
ity Study:

“Long-term impacts from the project, occurring after construction when the facility
is operational, are not expected to be significant. The modeled worst-case concen-
trations resulting from increased traffic from operation of the proposed project for
CO remain well within the national and state air quality standards. No measures are
recommended to mitigate long-term air quality impacts.”
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13. MITIGATION MEASURES

13.1 CONSTRUCTION PRACTICES
13.1.1 Noise

Chapter VII. Discussion of Project-Related Noise Impacts and Possible Mitigation
Measures”, includes a discussion of potential long-term noise impacts and mitiga-
tion measures for the Project which states in part as follows:

“Noise impacts from project related traffic along the roadways which are expected to
service the project are not expected due to the relatively low levels of project related
traffic when compared to the noise levels of non-project related traffic and other
noise sources. In addition, the existing resort units which are located in the immediate
vicinity of the project are currently provided with air conditioning.

“Parking Garage and Other On-Site Sources. The underground parking area’s ventila-
tion openings and/or exhaust fans may require sound attenuation treatments so as to
not exceed State Department of Health noise limits at the project’s property boundar-
ies. Audible tire squeal noise from the circulation and parking areas of the project are
possible. Tire squeal noise can usually be controlled through the use of a brushed or
other coarse finish on the circulation driveways, and this type of treatment is recom-
mended as a noise mitigation measure.”

“... Typical noise levels of untreated mechanical equipment are significantly higher
(by at least 10 dBA) than the allowable DOH noise limits, such that sound attenuation
treatment of the mechanical equipment will probably be required for compliance with
DOH regulations.”

The applicant will provide sound attenuation for ventilation openings, exhaust fans,
and/or mechanical equipment, as needed to not exceed the State Department of
Health noise limits at the project’s property boundaries.

“The Club Lounge may be a source of low frequency music sounds which can propa-
gate outdoors if exterior windows or open lanai doors are used at the exterior walls. If
very loud music with high bass content occurs within the Club Lounge, and if exterior
glazing is planned to be used, the use of thick laminated glazing with very large air
space between double panes of glazing will be required to provide the necessary sound
attenuation. If very loud music with high bass content is not anticipated to occur at
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the Club Lounge, the use of insulated glazing similar to that required for traffic noise
attenuation in the living units would be acceptable for use at the Club Lounge.”

The applicant will follow these recommendations in determining the appropriate
glazing to be used for noise mitigation.

13.1.2 Air Quality

As stated in part in Chapter 7.0 Conclusions and Recommendations of the Air Qual-
ity Study:

“Long-term impacts from the project, occurring after construction when the facility
is operational, are not expected to be significant. The modeled worst-case concen-
trations resulting from increased traffic from operation of the proposed project for
CO remain well within the national and state air quality standards. No measures are
recommended to mitigate long-term air quality impacts.”

13.1.3 Traffic

During the construction phase there will be impacts to pedestrians and vehicular
trafficin the area due to construction activity on-site and possibly affecting side-
walk areas and the street, during certain construction activities.

BH will prepare a construction management plan detailing plans during the con-
struction phase to address impacts to pedestrians and vehicular traffic in the area.

13.2  NOISE (Acoustic) LONG TERM

Chapter VII. Discussion of Project-Related Noise Impacts and Possible Mitigation Mea-
sures”, includes a discussion of potential long-term noise impacts from the Project which
states in part as follows:

“Noise impacts from project related traffic along the roadways which are expected to service
the project are not expected due to the relatively low levels of project related traffic when
compared to the noise levels of non-project related traffic and other noise sources. In addi-
tion, the existing resort units which are located in the immediate vicinity of the project are
currently provided with air conditioning.

“Parking Garage and Other On-Site Sources. The parking floor’s ventilation openings and/
or exhaust fans may require sound attenuation treatments so as to not exceed State Depart-
ment of Health noise limits at the project’s property boundaries. Audible tire squeal noise
from the circulation and parking areas of the project are possible.
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13.3

“Mechanical equipment, such as air conditioning chillers or cooling towers, and garage and
kitchen ventilation fans are the primary on-site noise sources expected to be located on the
project site. These equipment, singly or together, have the potential of exceeding the allow-
able property line noise limits of the State DOH noise regulation (Reference 4). The State
DOH noise limits which apply along the property lines of resort districts are 60 dBA and 50
dBA during the daytime and nighttime periods, respectively, where the daytime period is from
7:00 am to 10:00 pm, and the nighttime period is from 10:00 pm to 7:00 am. Typical noise lev-
els of untreated mechanical equipment are significantly higher (by at least 10 dBA) than the
allowable DOH noise limits, such that sound attenuation treatment of the mechanical equip-
ment will probably be required for compliance with DOH regulations.

“The Club Lounge may be a source of low frequency music sounds which can propagate out-
doors if exterior windows or open lanai doors are used at the exterior walls.”

TRAFFIC IMPROVEMENTS

Although traffic operations (level of service) with the Project in 2018 are expected to
remain similar to conditions without the Project in 2018, traffic mitigation measures are
planned to improve traffic circulation in the immediate surrounding area. The "Traffic
Impact Report Park Kalia-Waikiki" (“Traffic Impact Report”) dated November 2015 was pre-
pared by Wilson Okamoto Corporation and is provided in Appendix D. The report recom-
mends the following traffic mitigation measures:

1. Maintain sufficient sight distance for motorists to safely enter and exit the project
driveway.

2. Provide adequate on-site loading and off-loading service areas and prohibit off-site
loading operations.

3. Provide adequate turn-around area for service, delivery, and refuse collection vehicles
to maneuver on the project site to avoid vehicle-reversing maneuvers onto public road-
ways.

4. Provide sufficient turning radii at the project driveway to avoid or minimize vehicle
encroachments to oncoming traffic lanes.
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14. SUMMARY OF UNRESOLVED ISSUES

There will be further action required with respect to the following unresolved issues

»

»

»

»

»

»

A WSD Permit, Major application will be submitted for review and approval by the City’s DPP
along with a request to modify the allowable height of the building to 325 feet (350’ with
architectural appurtenances) which will need to be processed by DPP and approved by the City
Council.

Building Permits, Flood Study, Trenching Permit, Grading Permit, Drain Connection Permit,
Street Usage Permit, and Construction Plan Approval will be submitted for review and approval
by the DPP at a later date.

Construction Noise Permit application will be submitted for review
and approval by the State Department of Health.
An Industrial Wastewater Discharge will be submitted to the DOH.

An Archaeological Inventory Survey plan and Burial Treatment Plan, if required, will be submit-
ted to the Department of Land and Natural Resources, State Historic Preservation Division.
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15. COMMUNITY INPUT

15.1

Waikiki NEEGHBORHOOD BOARD

The Project was presented to the Waikiki Neighborhood Board by Mr. Keith Kurahashi on
the evening of September 8, 2015. Notification letters, to all adjoining property owners,
were mailed on August 27 and 28, 2015 informing them of the upcoming Waikiki Neighbor-
hood Board (Board) presentation on One Waikiki. The following excerpt from the Board
minutes provides comments that were made and questions that were asked of Mr. Kura-
hashi at the Board meeting (the Board minutes and notification letters are provided in Ap-
pendix L):

“One Waikiki Project, Condo Hotel: Keith Kurahashi from Kusao & Kurahashi Inc. presented

a PowerPoint and reported the following: Best Hospitality LLC, the owners of the property
of the former Kyo-ya Restaurant, are proposing to build a 350-feet-tall condo hotel with 176
units. The existing 25-foot height limit for the property was established in the 1980s. Views
of Diamond Head or the horizon line from the Punchbow! lookout would not be obstructed by
the new tower, as it would be aligned with Allure Waikiki. In addition to the units, plans for
the building include a garden café, a restaurant, outdoor activity space, pool deck, fitness cen-
ter, spa, chapel, and a total of 51 parking stalls. The development would increase hotel units
in Waikiki, provide jobs and economic benefits including additional tax revenue for the City
and State. A DEA, an application for a Waikiki Special District permit, and request for a City
Council resolution will be submitted.

Questions, comments, and concerns followed:
1. Disclosures: Chair Finley noted that he and Merz discussed this project.

2. Concerns and Testimony: Merz raised concerns about setting a precedent by allowing the
height exemption, and noted that the Punchbowl line-of-sight rationality is arbitrary to
the project. Merz also noted that the project is in non-compliance with the WSD criteria
and referenced testimony from Peter J. Massucci. Erteschik noted he did not agree with
the rationality for increasing the height limit from 25 feet to 350 feet, and noted that
City Council should oppose the height exemption. Chair Finley noted two letters from resi-
dents Deborah and Douglas Barrett and Peter Massucci, who stated their opposition to
the project.

3. Concerns from Residents: Resident Mark Harpeman raised concerns about the lack of
green belts in Waikiki, and the Department of Planning and Permitting (DPP) willingness
to approve projects that do not meet zoning requirements. Ben Sadoski from Unite Here
Local 5 raised concerns about the units-to-parking ratio. Joli Tokusato from Unite Here
Local 5 raised concerns about the loss of jobs with hotel-condo conversions. A resident
raised concerns about the additional amount of wastewater the tower would generate. A
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resident raised concerns about steady growth of high buildings and non-smart develop-
ment in Waikiki. Resident Steve Winter noted that 115 Luana Waikiki Hotel and Suites
residents will lose their view if this project is approved.

4. Political Contributions: A resident asked and Kurahashi answered that he will not provide
a list of political contributions and meetings with government officials, but he discloses
all donations to the State Ethics Commission.

5. Additional Concerns from Board Members: Nigro stated his opposition and suggested
that the developers choose a project that fits the zoning requirements and density. Smith
and Shields commented on the foreign look of building in the photo renderings. Lofquist
noted he opposes the project and raised concerns about the vicinity of the structure to
Fort DeRussy.

6. Zoning Regulations: A resident asked the Board to focus on zoning regulations and sug-
gested the Board be steadfast in voicing concerns to government officials.

7. Company: Shields asked and Kurahashi noted that Best Hospitality is a company based
out of Japan.

8. Zoning: Chair Finley passed the gavel to Vice Chair Erteschik. Chair Finley disclosed that
he has known Kurahashi for over 40 years. No conflict was determined. Chair Finley noted
that he cannot support the project, as it is above the zoning limit of 25 feet. Vice Chair
Erteschik relinquished the gavel to Chair Finley.

Erteschik moved and Merz seconded the motion that the Waikiki Neighborhood Board No. 9
oppose the One WaikikT project.

Merz made an amendment to the motion to add: “because the project violates the Land Use
Ordinance (LUO) zoning regulations and the Waikiki Special District design criteria.”

The amendment to the motion was APPROVED by UNIANIMOUS CONSENT. 15-0-0 (Aye:
Anderson, Apaka, Benson, Carroll, Ciliano, Erteschik, Finley, Flood, Geck, Lofquist, Merz, Nigro,
Poole, Shields, and Smith; Nay: None; Abstain: None).

The motion PASSED by UNANIMOUS CONSENT 15-0-0 (Aye: Anderson, Apaka, Benson, Car-

roll, Ciliano, Erteschik, Finley, Flood, Geck, Lofquist, Merz, Nigro, Poole, Shields, and Smith;
Nay: None; Abstain: None).”
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16. AGENCY COMMENTS AND RESPONSE

The following provides responses to the agencies that provided comment on the request for pre-
consultation review in preparation of the DEA (other agencies listed in Section 1.M. on page 2 of
this DEA have not responded). Copies of the agency comment letters are provided in Appendix K.

a. Department of Community Services (DCS)
In a letter dated October 14,2015, DCS commented that the proposed project will have no ad-
verse impacts on any DCS activities or projects at this tme.

b. Department of Facility Maintenance (DFM)
In a letter dated September 2, 2015, DFM commented as follows:

“The proposed project should be coordinated with the Department of Design and Construc-
tion (DDC) Kalakaua Avenue Sidewalk project.”

“Once construction phase commence, install approved Best Management Practices (BMP)
fronting all drainage facilities such as catch basin and drainage inlets along Kalakaua Av-
enue.”

“During construction and upon completion of project; any damages/deficiencies to
Kalakaua Avenue road’s right-of-ways shall be corrected to City Standards, match sidewalk
special tiles with DDC’s Kalakaua Avenue Sidewalk project and at the owner’s cost.”
“Contractor shall be responsible for clearing storm drain facilities to mitigate flooding dur-
ing construction and remove BMP’s upon completion of the project.”

The applicant will comply with each of these comments.

c. Department of Parks & Recreation (DPR)
In a letter dated August 31, 2015, DPR noted that they have no comment and since the project
will have no impact on any programs or facilities, we may remove them as a consulted party in
the balance of the environmental review process.

d. Department of Planning and Permitting (DPP)
In a letter dated October 13,2015, DPP commented that that the site has a 25-foot height lim-
it; involves two parcels with a total lot area of 28,761 square feet; has a Conditional Use Permit
(Type 1) for joint development of the two parcels, approved on October 5,1998; and a zoning
variance approved on March 3, 1989, to allow the restaurant to exceed the allowable maximum
height of 25 feet by nine feet.

DPP was concerned that the project site is bordered by Fort DeRussy, an important landmark
in Waikikt, noted as the largest open space in Waikiki. DPP is concerned that the height will
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neither enhance or complement Fort DeRussy, which provides an important view corridor
toward the ocean from those areas mauka of Kalakaua Avenue. DPP also feels it is essential to
maintain the mauka views of the Ko‘olau Mountains from Fort DeRussy. The proposed tower
height could adversely impact these views, as well. DPP indicated that it will be difficult for
them to support the project at the proposed 350-foot height limit. DPP did note that the will,
of course, process the request regardless should the client choose to move forward with the
project.

The applicant understands the concern about the pedestrian views from Kalakaua Avenue and
the mauka side of Kalakaua Avenue. At the present time with the existing buildings on the
property, block all views toward the ocean and Fort DeRussy at the pedestrian level. See Ap-
pendix L, Alta Survey. With the proposed development, a public open space area will be created
on the east side of the property and this open space will create a view channel looking toward
the ocean. Unfortunately, the view is still blocked by landscaping on Fort DeRussy. However if
there were the political will, removing landscaping that blocks the ocean view may be possible,
creating a view channel from Kalakaua Avenue to the beach.

The mauka view of the Ko‘olau Mountains from Fort DeRussy is at risk simply because the ar-
eas mauka of the Project Site are designated with a 300-foot height limit and as development
occurs on those mauka parcels (which are currently underutilized), the view of the Ko‘olaus will
eventually be blocked. DPP has created the Fort DeRussy Mauka-Makai View Corridor west of
the project site at one of the Gateways to Waikiki at the intersection of Kalakaua Avenue and
Ala Moana Boulevard by providing two blocks with height limits of 65 feet and 130 feet to pro-
tect the views of the Ko‘olaus from the western portion of Fort DeRussy Park.

The applicant appreciates that DPP will process the application for the height increase.

e. Police Department (HPD)
In a letter dated September 4, 2015, HPD noted that the project should have no significant
impact on the services or operations of HPD at this time.

f. Department of Health, Clean Water Branch (DOH-CWB)
In a letter dated September 18, 2015, DOH-CWB commented as follows:

“I. Any project and its potential impact to State waters must meet the following criteria.

a. Antidegradation policy (HAR Section 11-554-1.1), which requires that the existing uses and the
level of water quality necessary to protect the existing uses of the receiving State water be
maintained and protected.

b. Designated uses (HAR Section 11-54-3), as determined by the classification of the receving
State waters.
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C.

Water quality criteria (HAR Chapter 11-54-4 through 11-54-8).”

The applicant understands and will comply with the State’s antidegradation policy (HAR Chapter
11-54-1.1, designated uses (HAR Chapter 11-54-3) and applicable water quality criteria (HAR Chapter
11-54-4 through 11-554-8).

“2'

You may be required to obtain National Pollutant Discharge Elimination System (NPDES) per-
mit coverage for discharges of wastewater, including storm water runoff, into State surface
waters (HAR, Chapter 11-55).”

Project may not require a National Pollutant Discharge Elimination System (NPDES) permit
since the lot area is well under an acre. However, applicable regulations related to NPDES
requirements will be followed. We do not anticipate the need to obtain an NPDES permit for
construction activity related to dewatering effluent discharge.

. “If your project involves work in, over, or under waters of the United States, it is highly rec-

ommended that you contact the Army Corp of Engineers, Regulatory Branch (Tel: 835-4303)
regarding their permitting requirements.”

The Project is located about 1,800 feet from the shoreline and will involve work in, over or
under waters of the United States.

. Please note that all discharges related to the project construction or operation activities,

whether or not NPDES coverage and/or Section 401 WQC are required, must comply with the
State’s Water Quality Standards.”

The applicant understands that all discharges related to the Project construction must comply with
the State's Water Quality Standards.

“5. It is the State’s position that all projects must reduce, reuse, and recycle to protect, restore, and
sustain water quality and beneficial uses of State waters. Project planning should:

“
a.

Treat storm water as a resource to be protected by integrating it into project planning and
permitting.

Clearly articulate the State’s position on water quality and the beneficial uses of State wa-
ters. The plan should include statements regarding the implementation of methods to con-
serve natural resources.

Consider storm water Best Management Practice (BMP) approaches that minimize the use of
potable water for irrigation through storm water storage and reuse, percolate storm water
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to recharge groundwater to revitalize natural hydrology, and treat storm water which is to be
discharged.

d. Consider the use of green building practices, such as pervious pavement and landscaping with
native vegetation, to improve water quality by reducing excessive runoff and the need for
excessive fertilization, respectively.

e. Identify opportunities for retrofitting or bio-engineering existing storm water infrastructure
to restore ecological function while maintaining, or even enhancing, hydraulic capacity.”

The applicant understands the State’s position that all projects must reduce, reuse, and recycle to
protect, restore, and sustain water quality and beneficial uses of State waters.

The Project will increase landscaped open space on the Project Site allowing the natural percola-
tion of some rain and storm water for irrigation and reduce storm water flowing into drainage
ways.

The applicant will implement low-flow plumbing fixtures, explore waterless urinals, incorporate
efficient landscape irrigation systems, and explore the use of non-potable water in planting ar-
eas in an effort to further reduce wastewater and potable water demands.

The applicant will consider storm water Best Management Practice (BMP) approaches to mini-
mize the use of potable water for irrigation.

As mentioned earlier, the applicant will significantly increase landscape areas on the property
reducing excessive runoff, resulting in an improvement to water quality.

The City provides existing storm water infrastructure, however, reduction of storm water runoff

from our property will reduce the existing flows to the City’s storm drainage system increasing
the capacity of the drainage ways that presently support this site.
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g. Department of Land and Natural Resources (DLNR)

In a letter dated September 9, 2015, DLNR provided comments received from several of their

Divisions:

Land Division: No comments

Division of Forestry & Wildlife: No objections

Engineering Division: Noted that the project site is in Zone AO, flood zone. And

that the project must comply with the rules and regula-
tions of the National Flood Insurance Program presented
in Title 44 of the Code of Federal Regulations.

The applicant will comply with the requirements of Title 44.

h. Hawaiian Electric Company (HECO)
In an email dated September 10, 2015, HECO commented that they have no objection to the
project and should HECO have existing easements and facilities on the subject property, they
will need continued access for maintenance of their facilities.
The applicant appreciates that HECO has no objection to the project. There is an Easement “A”

for utility purposes, but it does not appear to have any HECO facilities within that easement. Ac-
cess to that easement will continue to be provided for other affected utilities.
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17. SIGNIFICANCE CRITERIA

The following review of the significance criteria indicates that the development will not have a
significant impact on the environment.

(1) “Involves an irrevocable commitment to loss or destruction of any natural or cultural re-
source;”

The development site is developed with a restaurant and parking garage and has been committed
to urban development and use.

The property is not listed on either the State or Federal Registers of Historic Places and the Kyo-
ya Restaurant built in 1990 does not qualify for inclusion on either register.

An Archaeological Inventory Survey titled “AlS Initial Report for One Waikiki, the Former Kyo-Ya
Restaurant Property, Waikiki, Honolulu (Kona), Oahu” was prepared by Cultural Surveys Hawai'i
Inc.in July 2015. Please refer to Appendix E for complete report.

The archaeological inventory survey Section 2 “Summary and Interpretation” section states as
follows:

“We started on a 6 m (20 foot long) excavation. This needed to be cut short by about a 85 cm at
the Diamond Head end due to the presence of a sprinkler system water line and extensive col-
lapse due to buried unstable concrete rubble. We regard the loss of this portion of the trench as
not of any consequence as were able to observe the stratigraphy in the rest of the test excavation
down to the water table. We dig these particularly long trenches in part because we assume we
may not be able to see the stratigraphy in the entire length. We got a good view of an expanse of
stratigraphy for a length of approximately 5.15 m (16.9 feet) down to the water table at 160 cmbs
(5 feet 3 inches) which is what we sought.

“Several discrete episodes of fill deposits were observed which is no surprise. These fill episodes,
designated Strata la through Ic, extend to a depth of 50 cm below surface.

“Strata Ila and I1b appeared mechanically altered and both strata lacked signatures of Native
Hawaiian occupation (no sea shells, bones or other food scraps, charcoal staining fire cracked
rocks, or lithic debitage from stone tool manufacture).

“Stratum Ill is relatively undisturbed native Jaucas sand which again lacked any sea shells, bones,

charcoal staining fire cracked rocks, lithic debitage from stone tool manufacture.
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“We observed only one archaeological feature consistent with a possible fence post hole circa
1900 and of no consequence for development.

“We observed no human bones and no direct indication (neither artifacts or midden food scraps,
or a cultural layer) of traditional Native Hawaiian occupation.

“Based on my substantial experience the probability of human bones or other Native Hawaiian
significant historic properties in the immediate area of this test excavation appears to be on the
low side of moderate - which is about as good as it gets for the sands of Waikiki.

“As a result of this test excavation our assessment of the likelihood of the probability of human
bones or other Native Hawaiian significant historic properties has gone down.”

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

The proposed development will not curtail, but will instead enhance the range of beneficial uses
of the environment. The development site will provide much needed hotel units to meet the 1,418
net loss in hotel rooms in the recent past, considering new hotel development planned.

(3) “Conflicts with the state's long-term environmental policies or goals and guidelines as ex-
pressed in chapter 344, HRS, and any revisions thereof and amendments thereto, court deci-
sions, or executive orders;”

The State's environmental policies and guidelines are set forth in Chapter 343, Hawaii Revised
Statutes, "State Environmental Policy". The broad policies set forth include conservation of natu-
ral resources and enhancement of quality of life. As discussed earlier, the development does not
adversely affect significant natural resources, since the site is currently developed with a park-
ing garage and restaurant. One of the guidelines states “Establish visitor destination areas with
planning controls which shall include but not be limited to the number of rooms;”. The proposed
development will help replace hotel units lost over the past years, with a net loss of 1,418 units
expected not counting the addition of 170 units planned for this site. These additional hotel units
will fall within the increase in hotel units projected for the Primary Urban Center.

(4) “Substantially affects the economic welfare, social welfare, and cultural practices of the com-
munity or State;”

The Project will offer an economic and job-creating stimulus for the local economy, during the

construction period, with increases in construction jobs while being built. Upon completion, it
will provide approximately 110 full-time equivalent hotel jobs as well as support jobs.
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(5)

(7)

(8)

The Project will provide an increase in property values for the City and County of Honolulu
(the "City") resulting in an estimated increase in annual property taxes (from $132,000 to
$1,049,000, an increase of $917,000), a portion of the General Excise Taxes (“GET”) for rail
estimated at $142,000, and estimated hotel room tax (portion of $2,141,000) and generates
additional estimated tax revenue to the State in terms of collections from GET taxes esti-
mated at $1,190,000 and hotel room tax (major portion of $2,141,000). Total taxes generated
annually estimated at $4,390,000.

Substantially affects public health;

The proposed action will not affect public health. The proposed land use is compatible with the
surrounding hotel, condominium and apartment development. The developed site adjacent to the
Fort DeRussy Park will fully utilize this site and provide an opportunity for visitors to enjoy and
use this park.

Involves substantial secondary impacts, such as population changes or effects on public facili-
ties;

The Project, when completed, may have a slight impact on the number of permanent residents in
Waikiki, based on the findings with other condo-hotel units which average a resident occupancy
of between 5% and 20%. Based on this percentage, the 170 condo-hotel units could result in an
increase in residents in Waikiki of about 9 to 34. However, residents that purchase condo-hotels
to occupy and not place back with the hotel operator, normally occupy the units on an occasional
basis and not as full time residents. As an example, the Trump Tower Waikiki has 462 units, but
only three of the units are occupied by full time residents.

Involves substantial degradation of environmental quality;

The development will not result in a substantial degradation of the environment. Only minimal
impact is projected during the construction phase with the planned mitigation measures in place.
Long term impacts from traffic and noise will also be minimal with the planned mitigation mea-
sures.

Is individually limited but cumulatively has considerable effect upon the environment or in-
volves a commitment to larger actions;

The proposed development at Park Kalia-Waikiki does not involve a commitment to larger ac-
tions nor will it result in cumulative impacts to the environment. The proposed condo-hotel
development will not generate future developments on this site or in the surrounding area that
would create a cumulative impact.

CHAPTER 17 | Page 151



PARK KALIA WAIKIKI CONDO-HOTEL PROJECT DRAFT ENVIRONMENTAL ASSESSMENT, DECEMBER 2015

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

The findings of the avian survey are consistent with the urban resort development present within
the general project area, and the reality that the subject property is almost completely covered
with a two-story structure. As previously noted, one of the species detected, White Tern, is an
indigenous resident seabird species with the O‘ahu population listed under state endangered
species statutes as a threatened species (DLNR, 1968). The species is a relatively common, nest-
ing species in the general Waikiki area, first recorded as one pair in Honolulu in 1961 (Ord, 1967;
VanderWerf, 2003; David, 2013, 2015). “

The applicant will work with the Department of Land and Natural Resource to determine appro-
priate measures to minimize impact to the nesting areas of the White Tern.

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

Short term impacts on air quality are expected to be primarily related to dust generated by the
construction activity. Dust will be generated in the course of excavating for foundations and
utility lines. Dust control measures appropriate to the situation will be employed by the contrac-
tor during construction, including active work areas will be watered at least twice daily on days
without rainfall. Use of wind screens and/or limiting the area that is disturbed at any given time
will also help to contain fugitive dust emissions. Dirt-hauling trucks will be covered when travel-
ing on roadways. A routine road cleaning and/or tire washing program will also help to reduce
fugitive dust emission, that may occur as a result of trucks tracking dirt onto paved roadways in
the project area.

As stated in part in Chapter 7.0 Conclusions and Recommendations of the Air Quality Study:

“Long-term impacts from the project, occurring after construction when the facility is opera-
tional, are not expected to be significant. The modeled worst-case concentrations resulting from
increased traffic from operation of the proposed project for CO remain well within the national
and state air quality standards. No measures are recommended to mitigate long-term air quality
impacts.”

Chapter VII. Discussion of Project-Related Noise Impacts and Possible Mitigation Measures”,

includes a discussion of short-term noise impacts and mitigation measures for the Project that is
stated in part as follows:
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“Severe noise impacts are not expected to occur inside air conditioned structures which are be-
yond 70 to 450 feet from the project construction sites. Inside naturally ventilated structures,
interior noise levels (with windows or doors opened) are estimated to range between 73 to 55 dBA
at 70 feet to 450 feet from the construction site.”

Most structures are well over 70 feet from the construction site and most resort units are air
conditioned. The Fort DeRussy Chapel and the Luana Waikiki Hotel are the two exceptions. The
Fort DeRussy Chapel is located about 55 feet away, however, their scheduled of events noted
Protestant Services on Sunday morning at 9:00 am; Catholic Services on Saturday evening at 5:00
pm and “Chapel On the Beach” beach side of the Hale Koa Hotel at 6:00 pm. These services ex-
cept for the 5:00 pm Catholic Services on Saturday fall outside of the typical construction hours
allowed by the State. The Applicant will instruct contractors to voluntarily stop noise creating
activity at 5:00 pm on Saturdays so as not to adversely impact the Fort DeRussy Chapel Saturday
operations.

The Luana Waikiki Hotel and Suites (“Luana Waikiki”) is air conditioned which should help to
mitigate construction noise impacts, but its guests, due to their proximity, will still be the most
affected by construction noise impacts.

“The incorporation of State Department of Health construction noise limits and curfew times,
which are applicable throughout the State of Hawai‘i (Reference 4), is another noise mitiga-
tion measure which is normally applied to construction activities. Figure 13 depicts the normally
permitted hours of construction. Noisy construction activities are not allowed on Sundays and
holidays, during the early morning, and during the late evening and nighttime periods under the
DOH permit procedures.”

The contractor will be asked to use reasonable and standard practices to mitigate noise, such as
using mufflers on diesel and gasoline engines, and using properly tuned and balanced machines.

Chapter VII. Discussion of Project-Related Noise Impacts and Possible Mitigation Measures”, in-
cludes a discussion of potential long-term noise impacts and mitigation measures for the Project
which states in part as follows:

“Noise impacts from project related traffic along the roadways which are expected to service the
project are not expected due to the relatively low levels of project related traffic when compared
to the noise levels of non-project related traffic and other noise sources. In addition, the existing
resort units which are located in the immediate vicinity of the project are currently provided with
air conditioning.
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“Parking Garage and Other On-Site Sources. The underground parking area’s ventilation open-
ings and/or exhaust fans may require sound attenuation treatments so as to not exceed State
Department of Health noise limits at the project’s property boundaries. Audible tire squeal noise
from the circulation and parking areas of the project are possible. Tire squeal noise can usually
be controlled through the use of a brushed or other coarse finish on the circulation driveways, and
this type of treatment is recommended as a noise mitigation measure.”

“... Typical noise levels of untreated mechanical equipment are significantly higher (by at least 10
dBA) than the allowable DOH noise limits, such that sound attenuation treatment of the me-
chanical equipment will probably be required for compliance with DOH regulations.

The applicant will provide sound attenuation for ventilation openings, exhaust fans, and/or me-
chanical equipment, as needed to not exceed the State Department of Health noise limits at the
project’s property boundaries.

“The Club Lounge may be a source of low frequency music sounds which can propagate outdoors
if exterior windows or open lanai doors are used at the exterior walls. If very loud music with
high bass content occurs within the Club Lounge, and if exterior glazing is planned to be used, the
use of thick laminated glazing with very large air space between double panes of glazing will be
required to provide the necessary sound attenuation. If very loud music with high bass content is
not anticipated to occur at the Club Lounge, the use of insulated glazing similar to that required
for traffic noise attenuation in the living units would be acceptable for use at the Club Lounge.”

The applicant will follow these recommendations in determining the appropriate glazing to be
used for noise mitigation.

Water quality would not be detrimentally affected by the proposed development. The proposed
condo-hotel development will not have an adverse impact on aquifers or water resources.

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

The Project Site is in a flood plain, but is not located in other environmentally sensitive area such
as a tsunami zone, beach, erosion-prone area, geologically hazardous land, estuary, fresh water,
or coastal waters. Due to the project site being within the AO (Depth 2’) flood zone, the lowest
ground floor finished floor elevation for any proposed building should be established at a mini-
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mum of 2-feet above the highest existing grades on-site to satisfy the flood zone requirements
as well as provide positive drainage away from proposed structures to avoid flooding of the build-
ing interior.

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

The proposed development will not substantially affect scenic vistas and view planes identified
in county or state plans or studies. This property unfortunately has a height limit of 25 feet and
although a maximum density of 3.5 FAR can be achieved through open space bonuses, there is

no way to utilize this density in a 25-foot structure. A large area, including the properties im-
mediately across Kalakaua Avenue, has a 300-foot height limit (area bounded by Kuamoo Street,
Ala Wai Boulevard, Kaiolu Street and its extension connecting to Kalakaua Avenue and Kalakaua
Avenue). With this 300-foot height limit immediately across the street, restricting the Project
Site to a 25-foot height limit does not seem to serve any meaningful purpose, such as protection
of public views.

(13) Require substantial energy consumption;

BH intends to design, maintain, and operate the Project employing best practices for energy ef-
ficiency and environmental sustainability for projects of its kind. BH will review all applicable
LEED rating systems, use the certification standards as guidelines, and pursue certification when
financially feasible. BH will implement low-flow plumbing fixtures, explore waterless urinals,
and incorporate efficient landscape irrigation systems in an effort to further reduce wastewater
and potable water demands. BH will reduce material waste through effective construction and
operational recycling programs. LEED (Leadership in Energy and Environmental Design) is an
internationally recognized building certification system intended to provide building owners and
operators a concise framework for identifying and implementing practical and measurable green
building design, construction, operations and maintenance solutions.
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18. DETERMINATION

Based on this Draft Environmental Assessment and a review and analysis of the significance crite-

ria, a Finding of No Significant Impact (FONSI) for the proposed Ainahau Vista Il Affordable Rental
Project is anticipated.
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ALLOWED/REQ’'D STANDARD
ENVELOPE /REQ
WSD (SF)
2-6-006-001 & BASE FAR 3.5
2-6-006-004
50% RIGHT OF WAY 6,480
SPECIAL DISTRICT Waikiki Special District (WSD) TOTAL LOT AREA 28,761
PRECINCT Resort Mized-Use ALEOWABLE FEOORAREA 35,24 ——— T
OPEN SPACE BONUS 138,742 | BEST HOSPITALITY LLC

TOTAL LOTAREA 28,7615F MAXIMUM FLOOR AREA 123,344 > ; e

BUILDING HEIGHT EXISITING PROPOSED CONCEPT DESIGN
NOVEMBER 2015

HEIGHT LIMIT 350’ 25’ 350’
YARDS

KALAKAUA AVE 20’ (average) 32.7 20’ (average)

EWA SIDE YARD 0’ 0’ 0’ min.

DIAMOND HEAD SIDE YARD 0’ 0’ 33'-6" min.

REAR YARDS 0’ 0’ 6’ min.
TRANSITIONAL SETBACKS

KALAKAUA AVE 1:10 (above 40’) N/A 1:10

SIDE YARDS 1:10 (above 40’) N/A 1:10

REAR YARDS 1:10 (above 40’) N/A 1:10

PROJECT

PARKING UNIT COUNT PARKING COUNT SUMMARY

RESIDENTIAL 1stall / unit 170 43

APPENDIX A

COMMERCIAL 1stall / 800 sf 17,554 sf 22

TOTAL REQUIRED PARKING 65

PROVIDED PARKING 67 e .
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EXISTING OPEN SPACE BONUS CALCULATIONS
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! AREA | BONUS | BONUS |[LOTAREA |LOTAREA
: (SF) FACTOR | AREA(SF)| @ 1.0 @3.5
I

]

|
I
I
I
]
1
I
l
I
I
I
I
I
|
i
i
|
|
i
|
<

OS/RY 2,291 SF BASE FAR AREA
) LOT AREA 28,761 1 28,761 35241 123.343.5
o VOS
o A e 4 I 50% RIGHT OF WAY 6,480 1 6,400
¥ - - e == d OPEN SPACE BONUS
OPEN SPACE, PUBLIC (OSP) 1,987 10 19.870
OPEN SPACE (0S) 2,375 5 11,875
JAN A CONCEPT DESIGN
m T ARCADE (ARC) 0 3 0 NOVEMBER 2015
os
I/t J ROOFTOP GARDENS (RG) 0 1 0
TOTAL ALLOWABLE AREA 66,986
TOTAL OPEN SPACE AREA 4362

NON-BONUS AREAS WITH OPEN-AIR QUALITIES

OPEN SPACE IN REQ. YARD (OS/RY) 2,291
LOBBY WITH 30’ CEILING & 0
OPERABLE WALLS
NON-BONUS AREA OPEN TO SKY 5378
(GRASS PAVERS IN AUTOCOURT) '
PERCENT
AREA
(SF) OF LOT
AREA
OPEN SPACE PERCENTAGES

TOTAL OPEN SPACE AREA OPEN TO

6,653 23.13%
SKY
TOTAL AREA OPEN TO SKY 9.03] 31.40 %
(INCLUDES AUTOCOURT) ' T OPEN SPACE
TOTAL OPEN AIR AT GROUND FLOOR 6653 2313 % (EX|ST|NG)
(INCLUDES LOBBY) S bt
TOTAL OPEN AIR GROUND FLOOR
(NON-A/C, INCLUDING AUTOCOURT 9,031 31.40 %
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: ; PARK KALIA OPEN SPACE BONUS CALCULATIONS D &
i [ [\
: .' AREA BONUS BONUS |LOTAREA | LOTAREA
I
. .' (SF) | FACTOR | AREA(SF)| @ 1.0 @3.5
: FRONT YARD TOTAL AREA: ,'
: 3270 SF .._l BASE FAR AREA
e - q - .
- Bl : LOT AREA 28,761 1 28,761 35,241 123,343.5
[NOBONUS) AVG. 20’ SETBACK AREA (NO BQ%JS)
5 490 SF FRONT YARD 3262 SF ! 144/2 SF i 50% RIGHT OF WAY 6,480 1 6,400
o ks ovos ARG
I koS ~ OPEN SPACE BONUS
;rvf; 35465k |
OPEN SPACE, PUBLIC (OSP) 7.708 10 77,080
N LB MRl BN ‘
OPEN SPACE (OS) 507 5 2,535
A CONCEPT DESIGN
' ARCADE (ARC) 4,437 3 13,311 NOVEMBER 2015
j LOBBY ROOFTOP GARDENS (RG) 1,306 1 1,306
| < 507SF g22i ok
¥ TOTAL ALLOWABLE AREA 129,473
: TOTAL OPEN SPACE AREA 13,958
_____ el NON-BONUS AREAS WITH OPEN-AIR QUALITIES
I RG i
! 1306SF OPEN SPACE IN REQ. YARD (OS/RY) 1,933
4 S | LOBBY WITH 30’ CEILING &
4 A 2,237
d al OPERABLE WALLS
) POOL DECK NON-BONUS AREA OPEN TO SKY
ABOVE 3,546
21 CLEAR (GRASS PAVERS IN AUTOCOURT)
PERCENT
AREA
(SF) OF LOT
AREA
OPEN SPACE PERCENTAGES
TOTAL OPEN SPACE AREA OPEN TO
11,454 30.82 %
SKY
TOTAL AREA OPEN TO SKY 13694 7615
(INCLUDES AUTOCOURT) ’ R OPEN SPACE
TOTAL OPEN AIR AT GROUND FLOOR
16,822 58.49 %
(INCLUDES LOBBY) S bt
TOTAL OPEN AIR GROUND FLOOR
(NON-A/C, INCLUDING AUTOCOURT | 20,368 70.82 %
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