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The Department of Accounting and General Services, State of Hawaii, hereby transmits the Draft
Environmental Assessment and Anticipated Finding of No Significant Impact (DEA-AFONSI)
for the Joint Development for Affordable Rental Housing and Juvenile Services Center/Shelter,
situated at 902 Alder Street, TMK: (1)2-3-012:019, in the Honolulu District on the island of
Oabhu, for publication in the next available edition of the Environmental Notice.

We have enclosed a completed OEQC Publication form, two printed copies of the DEA-
AFONSI, and a CD containing these documents in electronic form.

If you have any questions, your staff may call Mr. Lance Maja of the Planning Branch at
586-0483.
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c Ms. DeeDee Letts — Judiciary without attachments
Ms. Janice Takahashi — HHFDC without attachments
Mr. Donald Clifford — SSFM International without attachments
Ms. Katia Balassiano — SSFM International without attachments
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Project Name:

Project Short Name:
HRS §343-5 Trigger(s):
Island(s):

Judicial District(s):
TMK(s):
Permit(s)/Approval(s):

Proposing/Determining
_Agency:

Contact Name, Email, '

Telephone, Address

Accepting Authority:
Contact Name, Email,
Telephone, Address
Consultant:

Contact Name, Email,
Telephone, Address

Status (select one)

XX _DEA-AFNSI

FEA-FONSI

FEA-EISPN

Act 172-12 EISPN

(“Direct to EIS”)

DEIS

AGENCY
PUBLICATION FORM AR 7 5 zu1s

Joint Development for Affordable Rental Housing and Juvenile Services

~ Center/Shelter

Affordable Rental Housing and Juvenile Services
Use of State Land and Use of State Funds

Oahu

Honolulu

(1) 2-3-012:019

201H Application, NPDES, Community Noise Permit, Construction (including Building,
Electrical, Plumbing; Grading/ Trenching Permit, Grubbing, Stockpiling Permit,
Sidewalk/Driveway Permit, Demolition Permit, Street Usage), Sewer Connection,

. Permit, Water Connection, Water System approval, HFD Plan Review

Department of Accounting and General Services

Mr. Lance Maja

Email: lance.y.maja@hawaii.gov
1151 Punchbowl Street, Room 430
Honolulu, Hawaii 96810

Phone: (808) 586-0483

(for EIS submittals only}

SSFM International

Ms. Katia Balassiano
kbalassiano@ssfm.com

501 Sumner Street, Suite 620
Honolulu, Hawaii 96817
Phone: (808) 356-1273

Submittal Requirements

Submit 1) the proposing agency notice of determination/transmittal letter on agency letterhead, 2)
this completed OEQC publication form as a Word file, 3) a hard copy of the DEA, and 4) a searchable
PDF of the DEA; a 30-day comment period follows from the date of publication in the Notice.

Submit 1) the proposing agency notice of determination/transmittal letter on agency letterhead, 2)
this completed OEQC publication form as a Word file, 3) a hard copy of the FEA, and 4) a searchable
PDF of the FEA; no comment period follows from publication in the Notice.

Submit 1) the proposing agency notice of determination/transmittal letter on agency letterhead, 2)
this completed OEQC publication form as a Word file, 3) a hard copy of the FEA, and 4) a searchable
PDF of the FEA; a 30-day comment period follows from the date of publication in the Notice.

Submit 1) the proposing agency notice of determination letter on agency letterhead and 2) this
completed OEQC publication form as a Word file; no EA is required and a 30-day comment period
follows from the date of publication in the Notice.

Submit 1) a transmittal letter to the OEQC and to the accepting authority, 2) this completed OEQC
publication form as a Word file, 3) a hard copy of the DEIS, 4) a searchable PDF of the DEIS, and 5) a
searchable PDF of the distribution list; a 45-day comment period follows from the date of publication
in the Notice.
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FEIS

FEIS Acceptance
Determination

FEIS Statutory
Acceptance

Supplemental EIS
Determination

Withdrawal
Other

Project Summary

Agency Publication Form

February 2016 Revision
Submit 1) a transmittal letter to the OEQC and to the accepting authority, 2) this completed OEQC

publication form as a Word file, 3) a hard copy of the FEIS, 4) a searchable PDF of the FEIS, and 5) a
searchable PDF of the distribution list; no comment period follows from publication in the Notice.

The accepting authority simultaneously transmits to both the OEQC and the proposing agency a letter

of its determination of acceptance or nonacceptance (pursuant to Section 11-200-23, HAR) of the
FEIS; no comment period ensues upon publication in the Notice.

Timely statutory acceptance of the FEIS under Section 343-5(c), HRS, is not applicable to agency
actions.

The accepting authority simultaneously transmits its notice to both the proposing agency and the
OEQC that it has reviewed (pursuant to Section 11-200-27, HAR) the previously accepted FEIS and

determines that a supplemental EIS is or is not required; no EA is required and no comment period
ensues upon publication in the Notice.

Identify the specific document(s) to withdraw and explain in the project summary section.

Contact the OEQC if your action is not one of the above items.

The Judiciary and the Hawai‘i Housing Finance Development Corporation (HHFDC) are proposing to jointly redevelop the 1.45-acre
parcel located at 902 Alder Street in Honolulu. There are currently two buildings on the site. The proposed project involves
demolishing the buildings and replacing them with two new structures - a new juvenile service center/shelter and rental housing
complex, and a parking structure. The project includes a combination of approximately 180 affordable housing units, therapeutic
counseling and rehabilitative services for juveniles, short term shelter services for juveniles, parking, and incidental community uses.

The Judiciary and HHFDC and are proactively responding to the needs of the State’s working families and most vulnerable youth.
This project:

Introduces innovation and enhances national best practices to reduce the involvement of youth and families in the juvenile
justice system, thus enhancing public safety;

Creates affordable rental housing in a central location within Honolulu’s urban core;

Promotes dense, mixed-use, transit-oriented development in proximity to a future rail station angexisting transit hub; and,
Optimizes State lands on an underutilized parcel in the Primary Urban Center
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PREFACE

The Hawai‘i Housing Finance Development Corporation (HHFDC) and the Judiciary of
the State of Hawai‘i (Judiciary) are proposing to jointly redevelop a 1.45-acre parcel
located at 902 Alder Street in Honolulu, Hawai‘i.

There are currently two buildings on the site. The small building is occupied by the
Home Maluhia shelter facility for youth. The large building consists of a main structure
and three wings that previously housed juvenile detention facilities. The boys’ dormitory
part of the building has been vacant since 2010 when the detention facilities were
relocated to Kapolei. The girl’s side of the building was remediated by the Judiciary and
is used currently used for juvenile programming, education and the accountability unit.
The proposed project involves demolishing the buildings and replacing them with two
new structures, a juvenile shelter/services center and rental housing complex; and a
parking garage. The proposed mixed-use project entails a combination of affordable
rental housing; therapeutic counseling and rehabilitative services for juveniles; short term
shelter services; parking; and, incidental community uses.

This partnership between the HHFDC and Judiciary is evidence of the State’s creative
and proactive response to the needs of its most vulnerable youth and working families.
This project:

¢ Introduces innovation and enhances national best practices to reduce the involvement
of youth and families in the juvenile justice system thus enhancing public safety;

o Creates affordable rental housing in a central location within Honolulu’s urban core;

e Promotes dense, mixed-use, transit-oriented development in proximity to a future rail
station and existing transit hub; and,

e Optimizes State lands on an underutilized parcel in the Primary Urban Center.

The proposed action involves the use of State land and funds. Therefore, this Draft
Environmental Assessment (EA) was prepared in accordance with Chapter 343 of the
Hawai‘i Revised Statutes (HRS) and Title 11, Chapter 200 of the State Department of
Health’s Hawai‘i Administrative Rules (HAR). This project will also be processed under
Chapter 201H HRS, which offers flexibility in design and permitting requirements to
projects created for lower and moderate income households. In addition to presenting
known environmental factors pertinent to the site and proposed project, this Draft EA
also serves as the Chapter 201H application agency/public comment document.

Approvals associated with Chapters 343 and 201H, HRS are being sought in advance of
securing a developer for the project. This approach is being taken to reduce project costs
and stimulate developer interest. As a result of not having a developer on board, certain
details associated with the project — such as its exterior and interior design, plans and
specifications, and operational requirements - are not yet available.

The proposed action is consistent with the community vision, policies and guidelines set
forth by the Primary Urban Center Development Plan and is anticipated to result in a
Finding of No Significant Impact (FONSI).
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1.0

INTRODUCTION

The State of Hawai‘i Housing Finance Development Corporation (HHFDC) and the
Judiciary of the State of Hawai’i (Judiciary) are proposing to jointly redevelop a 1.45
acre parcel, identified as Tax Map Key (1) 2-3-012: 019, located at 902 Alder Street in
Honolulu, Hawai‘i. The proposed action as described in this Draft EA must satisfy the
requirements of Chapter 343 of the Hawai‘i Revised Statutes (HRS).

1.1 PROJECT INFORMATION SUMMARY

Name:

Project Location:
Tax Map Key:
Land Area:
Landowner:

Proposing Agency:

State Land Use Classification:

City and County Zoning:
Development Plan:
Development Plan Land Use
Map:

Special District:

Special Management Area:
Existing Use:

Proposed Action:

Joint Development for Affordable Rental Housing
and Juvenile Services Center/Shelter

Honolulu, O‘ahu, Hawai‘i (See Figure 1)

(1) 2-3-012: 019 (See Figure 2)

1.45 acres (63,180 square feet)

State of Hawai‘i, Executive Order to the Judiciary

State of Hawai‘i, Department of Accounting and
General Services

Urban
A-2 Medium Density Apartments (See Figure 3)
Primary Urban Center Development Plan

Medium and Higher-density Residential/Mixed Use
and within the Urban Community Boundary(See
Figure 4)

None; however, within Special District-Transit
proposed by County and County of Honolulu

Not within SMA

Juvenile Services Center and Shelter

1) Use of State Lands
2) Use of State Funds
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Figure 1: PROJECT LOCATION MAP
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Figure 3:  CiITY AND COUNTY OF HONOLULU ZONING
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2.0 PROJECT DESCRIPTION

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

2.1 PROJECT LOCATION

The State of Hawai‘i owns the 63,180 square feet (1.45 acres) of land at 902 Alder Street
in the Ala Moana - Kaka’ako District of Honolulu, O*ahu, Hawai‘i. The property is
bound by Alder Street to the east, EIm Street to the makai direction, Pi’ikoi Street to the
west, and a service station and restaurant to the mauka direction. The yards on EIm Street
and Pi’ikoi Street are fenced. A gate and driveway on Pi’ikoi Street allows service access
and an entry on Alder Street provides employee parking and access. Along the mauka
property line, a chain link fence separates the service station from the property boundary
and a wall separates the subject property from the adjacent restaurant. The wall wraps
around along the east side of the property on EIm Street to partially enclose the front of
the Home Maluhia shelter facility.

2.2 EXISTING AND SURROUNDING USES

There are currently two buildings, a paved parking area, paved recreational facilities, and
landscaped yards on the property. Figure 5 shows the Existing Site Plan. One of the
buildings, the Detention Home (Hale Ho‘omalu) for boys and girls, was vacated in 2010.
Detention services were relocated to the Kapolei Judiciary Complex. Currently, the
boy’s side of the Alder Street facility is vacant. The girl’s side is used for juvenile
services programming functions. The second building, Home Maluhia juvenile shelter,
continues to operate on the site.
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Image 1: Entrance to the Home Maluhia from Alder Street (K. Balassiano, 9/20/15)

A driveway and opening in the wall on Alder Street allows four vehicles to park near the
entrance to the Home Maluhia shelter facility and up to six to park on the grassed area.
Beyond the wall, and closer to the facility’s actual entrance, are accommodations for 11
parking stalls. When additional parking is needed, vehicles park on the grass. The service
area from Pi’ikoi Street is gated; however, there is yard space and a paved loading area
that is also used for parking, if necessary.
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Figure 5: EXISTING SITE PLAN
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Within the facility there are courtyards. The boy’s courtyard is an open, paved
rectangular space with a full-size basketball court. The courtyard is old and has
numerous cracks in the pavement. The girl’s courtyard is a landscaped area between the
kitchen and the girl’s dormitory which has been planted and refurbished by the juveniles
being served at the facility into a meditation garden. This garden includes a mature Ohi’a
tree among the other plants.

The subject property has several mature trees, particularly on the EIm Street and Pi’ikoi
Street sides of the vacant facility. There is minimal landscaping along the front of the
vacant facility and around the Home Maluhia.

Across from the property on Alder Street are apartment buildings ranging from three to
eight stories tall.

Image 2: Residential Uses on Alder Street Across from the Facility (K. Balassiano,
9/21/15)

Across from the property on Pi‘ikoi are single family homes and apartment buildings.

| kl!l“lfllili‘&l!l
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Image 3: Residential Uses on Pi‘ikoi Street Across from the Facility (K. Balassiano,
9/21/15)
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Adjacent to the property in the mauka direction is a restaurant and gas station that both
have frontage on King Street. See image 4.

Image 4: Commercial Uses on King Street, Abutting the Mauka Side of the Facility (K.
Balassiano, 9/21/15)

The restaurant allows Home Maluhia to use its parking spaces whenever the restaurant is
not open. Otherwise, visitors need to find on-street parking, which is not convenient as
the limited on-street parking is heavily used by the surrounding residential uses.

Sheridan District Park is located on the makai side of the facility across EIm Street. It is
a public park with a grassed field, basketball court and a small community center. The
residents of the Home Maluhia shelter use the park for recreational purposes.

PREsce o 4o
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Image 5: Sheridan District Park from Elm Street (K. Balassiano, 9/21/15)
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2.3 PROPOSED ACTION

The proposed action involves the use of State lands and funds. The 902 Alder Street
property is set aside by the State of Hawai‘i to the Judiciary pursuant to Executive Orders
No. 1577 and No. 2484, dated September 5, 1953, and December 3, 1969, respectively.
The Hawai‘i Housing Finance Development Corporation’s (HHFDC’s) financing
programs and legislative appropriations will likely be used as sources of construction
financing. State funds will be used for the Judiciary component of the project. These
actions trigger the requirements of Chapter 343, Hawai’i Revised Statutes (HRS). This
Draft EA was prepared in accordance with Chapter 343,HRS and Title 11, Chapter 200 of
the Hawai‘i Administrative Rules (HAR).

The HHFDC intends to process approvals and entitlements for 902 Alder Street under
Chapter 201H, HRS, which offers flexibility in design and permitting requirements to
projects developed for lower and moderate income households. Therefore, in addition to
satisfying the requirements of Chapter 343, this Draft EA also serves as the Chapter
201H, HRS application agency/public comment document.

2.4 DESCRIPTION OF THE DEVELOPMENT

The Judiciary and HHFDC recognize the need for affordable housing in the urban core as
well as the need for services to youth and families involved in the justice system, and
thus are pioneering this first ever partnership between the Judicial and Executive
branches of government. The HHFDC and the Hawai‘i State Judiciary (Judiciary) are
partnering to redevelop the underutilized State-owned property at 902 Alder Street into a
mixed-use development that will simultaneously help to address the State’s affordable
rental housing and juvenile justice needs. The conceptual site plan is shown in Figure 6.
The proposed project would result in the construction of approximately 265,000 square
feet of floor area for approximately 180 affordable rental housing units targeted for
working individuals and families. The housing would be located in a 19-story building,
of which the Judiciary would occupy approximately 35,000 square feet on the first three
floors. Parking for residents, employees, and visitors would be located in an adjacent
structure. The parking structure will be four stories tall. Part of the roof of the parking
structure may be used as a recreational deck for residents. The structure will contain
approximately 290 vehicular parking stalls. Another recreational area is proposed to be
located outdoors, adjacent to Pi‘ikoi Street. Construction of the project would be
undertaken by a private development entity selected through a Request for Proposals
(RFP) process.

Affordable Rental Units

A variety of rental housing units are proposed to be developed, with unit types ranging
from studios to three-bedroom units. The units will be available to households earning
60% and below of the U.S. Department of Housing and Urban Development (HUD) Area
Median Income (AMI). The diversity of household sizes will contribute to a lively social
environment and off-set pedestrian and vehicular traffic. Families with children will
benefit from the proximity of Sheridan Park and schools in walking distance.
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Residents will have multi-modal opportunities to get to work and around Honolulu.
Parking requirements were determined based on the proposed operation and anticipated
needs of the project. A reduction in the number of parking stalls - from that required by
the Land Use Ordinance (LUO) is reasonable because the property is within half a mile
from the proposed Ala Moana transit station. Each unit will be provided with one
parking stall in the adjacent parking structure. There are several bus stops in close
proximity to 902 Alder Street. Buses run frequently along South King Street. The site
plan is designed with pedestrian paths that connect the property with public sidewalks.
The project will have secure, on-site bicycle parking.

The intention is to reduce both housing and transportation costs in one of the more
centrally located neighborhoods within Honolulu’s urban core. Gentrification of this
parcel will be avoided. The affordable rental housing located in close proximity to
employment, shopping, and public services/amenities is intended to meet local needs.

Judiciary Facility

The conceptual site plan (Figure 6) shows the Judiciary component located on the first
three floors of the high-rise building. The total of approximately 35,000 square feet of
floor space will allow for administrative functions, offices, client assessment intake,
meeting rooms, a recreational and visitation space, and shelter services.

The proposed juvenile services/shelter center will provide approximately the same
number of shelter beds as in the current facility and will allow space to implement
programs and services to assist youth and families at risk of entering the Juvenile Justice
system. It will provide space for expanded programming to implement and enhance
current national best practices that places emphasis on services for youth and families at
risk, of entering, or progressing further into the juvenile justice system. These services
would include but not be limited to education, pro-social activity, counseling,
accountability through restitution etc. The center will also provide for improved shelter
services for youth at risk who are not able to reside with their families in the short term
for safety or other concerns.

Community Amenities

The perimeter of the property will be landscaped with trees, shrubs and grass. The shade
trees on EIm Street will be preserved to the extent possible. The recreation deck — open
to the apartment buildings’ residents - will be visually attractive. Trees, shrubs, vegetated
trellis, shade structures, seating, and picnic areas are contemplated for the recreation
deck. A landscaped outdoor recreation area facing Pi‘ikoi will be available to the youths
in the shelter and residents of the rental housing complex.

The location of this property is itself an amenity. From the Alder Street location, future
residents will have convenient access to employment, shopping, dining, and family
services. They will have access to multiple forms of transportation with which to reach
other destinations. In accordance with the Ala Moana Neighborhood TOD Plan, many
residents and employees will choose to use the rail and bus system, and walk along
nearby streets to their destinations.
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On-site parking will be sized to reflect the needs of residents, juvenile service
providers/users, and Judiciary employees. Parking stalls may be uncoupled from the
housing units. That is, parking may be leased separately to those who need it. This will
encourage residents to use public transit. The size of the parking structure may be
significantly reduced by the reduction of required parking stalls. The parking structure
will accommodate approximately 290 parking stalls. In conformance with ADA
requirements, approximately eight stalls will be ADA accessible (six stalls for vehicles
and two for vans). Approximately three loading stalls will be provided.

Secured, long-term bicycle storage within the parking structure will be available to
residents.

The property will include safety measures, such as well-lit common areas, key card
access for secure entry, private security service, and a camera surveillance system.
Ingress and egress to the residential and Judiciary components will be separated.

Accessibility Compliance

This project will comply with Hawai‘i Revised Statute-s (HRS) §103-50. All buildings,
facilities, and sites will conform to applicable federal, state, and county accessibility
guidelines and standards. HRS § 103-50 requires all State of Hawai‘i or County
government buildings, facilities, and sites to be designed and constructed to conform to
the Americans with Disabilities Act Accessibility Guidelines, the Federal Fair Housing
Amendments Act, and other applicable design standards as adopted and amended by the
Disability and Communication Access Board. The law further requires all plans and
specifications prepared for the construction of State of Hawai‘i or County government
buildings, facilities, and sites to be reviewed by the Disability and Communication
Access Board for conformance to those guidelines and standards. In addition, the State
will consider use of the U.S. Access Board’s proposed Guidelines for Pedestrian
Facilities in the Public Right-of-Way.
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Figure 6: CONCEPTUAL SITE PLAN
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Figure 7:  CONCEPTUAL BUILDING MASSING PLAN
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Figure 80 CONCEPTUAL FLOOR PLAN
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Figure 9: CONCEPTUAL ELEVATIONS
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2.5 ALTERNATIVES CONSIDERED

No Action Alternative

Under the no-action alternative, no site disturbance or construction impacts would occur.
However, in this alternative, the property would remain underutilized with aging,
partially vacant buildings. The property would remain inconsistent with the PUC DP and
draft Neighborhood TOD Plan, which prescribe full development of the Primary Urban
Center and compact, affordable housing around transit stations. The approximately 180
affordable housing units for low income working families would not be constructed.
Services and shelter for court involved youth aimed at increasing youth and family
success without further court involvement would not be available to youth and families in
the urban core. The availability of these services will decrease the number of youth in
expensive detention alternatives and increase public safety. It is important that these
types of services be easily accessible by alternative forms of transportation and minimize
travel time in order to be successful. The current buildings would not be able to provide
these services in a family friendly manner.

Upgrade the Existing Facility Alternative

The analysis of alternatives to “no action” began with the upgrading of existing buildings.
The Home Maluhia shelter is in relatively good condition and is currently in use. The
Home could remain operational. However, the Judiciary has determined that the future
functions of the Home Maluhia are limited because of its current size and configuration.
Home Maluhia is already utilizing space in the remediated building for its educational
functions as there is not sufficient space within the structure as it is currently built and no
further programming can be developed due to lack of space.

Due to the age and condition of the former Detention Facility, the hazardous materials,
building and zoning code deficiencies, and ADA deficiencies, the facility is not worth
renovating. It is becoming a safety hazard and will eventually need to be removed.
Additionally, the building’s design as a Detention Facility would be impracticable to
renovate for other uses.

Maintaining only half of the property, while allowing the other half to deteriorate or
remain vacant is undesirable. Given the property’s location in the urban core of
Honolulu near mass transit, the well-documented need for affordable housing, and the
property’s development potential (based on existing zoning) - simply upgrading the
existing facility was not deemed to be in the best interest of the County especially
considering the need for affordable rental units. Thus the partnership between the
Judiciary and HHFDC came about.

Alternative Redevelopment Options

Two redevelopment concepts were considered. They included:
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1. Building three separate structures for housing, the judiciary functions, and a
shared parking structure.

2. Co-locating the affordable housing and judiciary components in the same
building, with parking for both components in a separate structure.

The first redevelopment option was discarded because the stand-alone construction of
uses would leave no room for an outdoor recreation area or landscaping. The first option
is also more expensive to build and maintain, and would have resulted in fewer
affordable housing units and shared amenities.

The second redevelopment option is preferred. The second option allows for optimizing
the number of affordable housing units, maximizes proposed amenities, creates a rational
flow of pedestrian and vehicle traffic through the property, minimizes the impacts on
neighbors, allows for more open space, and is cost efficient.

2.6 PROJECT PHASING, FINANCING, ESTIMATED COSTS &
DEVELOPMENT SCHEDULE

The project will be constructed by a private development entity selected through a
Request for Proposals (RFP) process in accordance with the terms of a Memorandum of
Agreement (MOA), effective on September 11, 2014, and amended on September 2,
2015, between the HHFDC and the Judiciary. Under the MOA, the project will be
constructed in two or more phases. As proposed, Phase 1 will involve the construction of
two buildings, one of which will include all affordable rental housing units and incidental
uses in approximately 265,000 square feet; approximately 24,000 square feet of finished
space for the juvenile shelter and drop off/triage center with an ingress and egress that is
separate from the residential component; and an incomplete “shell” of approximately
10,000 square feet with utilities “roughed-in”. The second building to be constructed in
Phase 1 will be a parking structure for the entire project which will include parking for
residents, stalls set aside for the Judiciary, a reserved parking space for the Honolulu
Police Department, and possible recreation space for residents on the top level. The
Judiciary and HHFDC will work with the selected developer to refine Phase 1, including
such items as exterior and interior design, outdoor landscaping and recreation areas,
Common Area Maintenance (CAM) charges, and parking costs.

Phase 2, or subsequent phases of the project, will complete the Judiciary component with
the build-out of the “shell” that was constructed in Phase 1 and the assignment of
approximately twenty-one additional parking stalls to the Judiciary.

The project will be financed with Legislative appropriations for: 1) plans and designs;
and 2) construction of the Judiciary component and its associated parking in two or more
phases. The developer will separately finance the residential component and associated
parking in Phase 1, using typical low income rental housing financing sources, such as
multi-family tax-exempt revenue bonds, Low-Income Housing Tax Credits (LIHTC), and
Rental Housing Revolving Funds (RHRF). No construction will commence unless a

-21-



902 Alder Street Joint Development Draft Environmental Assessment

legislative appropriation for the Phase 1 component of the juvenile services/shelter space
is available.

Project costs will be finalized in coordination with the selected developer. The estimated
total project cost is approximately $88.4 million at full buildout. The total project cost
includes construction expenditures! and other development costs for both the residential
and judiciary components (see Appendix K for more details). Approximately 90% of the
estimated costs associated with furniture, fixtures and equipment will be allocated to the
Judiciary; the remaining 10% will be allocated to the residential component for the
recreation deck, and furniture in the lobby and common areas.

The estimated Phase 1 development schedule is as follows:

Milestone Estimated Date

State Legislature approves CIP funds for Phase 1 May 2016

Issue RFP to Solicit a Developer July - August 2016
Contract Awarded to Developer January 2017
Negotiate/Execute Development Agreement Feb. 2017 — Sept.2017

Developer Prepares Plans; Secures Financing; Obtains

Permit Approvals Sept. 2017 — Nov. 2018

Construction Begins December 2019

Construction Completed (HHFDC and Phase 1 Judiciary) | August 2021

2.7 REQUIRED PERMITS AND APPROVALS

The following is a list of permits and approvals that may be required:

Permit or Approval Responsible Agency / Organization

Chapter 343, HRS State of Hawai‘i, Housing Finance and
Development Corporation & State of Hawai‘i,
Office of Environmental Quality Control

Chapter 201H, HRS Application State of Hawai‘i, Housing Finance and
Development Corporation & City and County
of Honolulu City Council

1 Estimates based on 2016 dollars.
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Permit or Approval

Responsible Agency / Organization

Executive Order No. 1577 will need to be
cancelled; a new Executive Order will be
required

Board of Land and Natural Resources

National Pollutant Discharge Elimination
System (NPDES) permit for construction
activities and storm water discharge

State of Hawai‘i, Department of Health

Community Noise Permit

State of Hawai‘i, Department of Health

Park Dedication Requirement (Revised
Ordinances of Honolulu, 1990, Chapter 22,
Article 7, Parks and Playgrounds)

City and County of Honolulu, Department of
Planning and Permitting

Permits for Construction, including Building,
Electrical, Plumbing; Grading/ Trenching
Permit; Grubbing; Stockpiling Permit;
Sidewalk/Driveway Permit; Demolition
Permit, Street Usage Permit

City and County of Honolulu, Department of
Planning and Permitting

Sewer Connection Permit

City and County of Honolulu,
Department of Planning and Permitting

Water Connection

Honolulu Board of Water Supply

Water System approval

State of Hawai‘i, Department of Health

Plan Review

Honolulu Fire Department

The City and County of Honolulu’s Department of Planning and Permitting (DPP) was
consulted regarding this project. The DPP was also included in the standard Chapter 343,
HRS pre-assessment consultation. All comments and responses associated with the pre-
assessment consultation may be found in Appendix A of this Draft EA.
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3.0 EXISTING ENVIRONMENT, PROJECT
IMPACTS, & MITIGATION MEASURES

This section describes the surrounding environment in the vicinity of the subject
property, the probable environmental impacts associated with its development for
affordable housing and judiciary uses, and identifies mitigating measures, as necessary.

3.1 CLIMATE

The climate of the Honolulu District is typically warm and dry. Prevailing trade winds
arrive from the northeast. According to the National Weather Service Honolulu Office,
over a period of 30 years, normal monthly high temperatures range from 80 degrees in
January to a high of 89 degrees in August for an annual average of 84 degrees. Normal
month low temperatures range from a low of 65 degrees in February and a high of 74
degrees in August for a monthly average of 70 degrees. Precipitation typically ranges
from 0.44 inches in August to a high of 3.8 inches in December. The annual average
rainfall in Honolulu is 70 inches per year.

Project Impacts

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

3.2 FLORA AND FAUNA

A biological survey report and assessment was prepared for the project area in July 2015
by SWCA Environmental Consultants and is provided as Appendix B in this document.
Two federally endangered plant species—‘ohai and ma‘o hau hele—were observed
during the surveys in the landscaped yard areas. However, they are not federally
protected because they appear to have been cultivated. No water features or designated
critical habitat for threatened or endangered species is in or near the project area.

Flora

In all, 82 plant species were recorded in the project area during the survey. Of these, six
species are native to the Hawaiian Islands:

‘ohai (Sesbania tomentosa),

ma‘o hau hele (Hibiscus brackenridgei),

milo (Thespesia populnea),

‘Ohi‘a lehua (Metrosideros polymorpha),

‘uhaloa (Waltheria indica), and

kupukupu fern (Nephrolepis cordifolia).

U~ wd P

Two of these species, ‘ohai and ma‘o hau hele, are endangered, but they were observed in
a maintained garden courtyard area and appear to be cultivated stock. Federal protection
is not extended to endangered species that are cultivated, do not originate directly from
wild populations, or are not naturally occurring wild populations. Four species observed
are considered to be of Polynesian introduction: ‘uala or sweet potato (Ipomoea batatas),
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yellow wood sorrel (Oxalis corniculata), banana (Musa x paradisiaca), and kalo
(Colocasia esculenta). These were also cultivated as part of the on-site vegetable garden.

The vegetation types and species identified during the surveys are not unique. Most of the
plant species observed are not native to Hawai’i, and the native species present were only
a few individuals (with the exception of ‘uhaloa, which is weedy and was found in
several locations). No threatened or endangered plants, other than the cultivated species
previously discussed, were found. No designated plant critical habitat was found in or
near the project area. Therefore, the proposed project is not expected to have a
significant, adverse impact on botanical resources. Weedy non-native plant species are
common throughout the project area. Most of these weedy species are widespread on the
island of O’ahu, and their control is not expected to result in a significant decrease in
their number or distribution.

Fauna

Bird species observed in the project area are species commonly found in Hawai‘i’s urban
areas and gardens. Of the nine bird species documented, eight species are non-native
introductions and one species, the white tern (Gygis alba), is indigenous, state-threatened,
and protected under the Migratory Bird Treaty Act (MBTA). No suitable nesting sites for
Hawaiian waterbirds or Hawaiian seabird species are present in the project area; however
it is possible that seabirds, such as the Hawaiian petrel and Newell’s shearwater, may fly
over the project area at night while travelling to and from their upland nesting sites to the
ocean.

The project area is bordered by residential areas, where it is common to find people
walking pet dogs (Canis familiaris). No other mammals were observed during the
pedestrian surveys. Mammals that could be expected in the project area include cats
(Felis catus), mongooses (Herpestes javanicus), rats (Rattus spp.) and mice (Mus
musculus).

The federally endangered Hawaiian hoary bat (Lasiurus cinereus semotus) is the only
native terrestrial mammal that is still extant within the Hawaiian Islands (U.S. Fish and
Wildlife Service [USFWS] 1998). Acoustic surveys for the Hawaiian hoary bat were not
conducted, but any areas of suitable habitat for roosting and foraging were noted.
Hawaiian hoary bats forage in open, wooded, and linear habitats within a wide range of
vegetation types. These animals are insectivores and are regularly observed foraging over
streams, reservoirs, and wetlands up to 300 feet (100 meters) offshore (U.S. Department
of Agriculture [USDA] 2009). Hawaiian hoary bats require open access for launching
into flight and typically roost in dense canopy foliage or in the subcanopy when canopy
foliage is sparse (USDA 2009). Several of the tree species in the project area—Chinese
banyan, mango (Mangifera sp.), royal palm, and mahogany—could be used by Hawaiian
hoary bats for foraging and roosting.

The brown anole (Anolis sagrei) was frequently observed during the pedestrian survey;
individuals were foraging or basking in the sun throughout the project area. No other
reptiles or amphibians were seen during the survey. None of the terrestrial reptiles and
amphibians on the Hawaiian Islands are native to the islands.
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No native invertebrate species were recorded during the survey of fauna.

Project Impacts and Mitigation

The white tern (Gygis alba) was observed during the survey. This species is indigenous,
state-threatened, and protected under the Migratory Bird Treaty Act. It may be
temporarily displaced during construction; however, it will likely find suitable habitat
nearby, and the displacement is not expected to affect survival of the overall species’
populations. To further minimize risks, tree removal and trimming will be conducted in
the fall and early winter, when white tern breeding is at its lowest, and trees will be
inspected for white tern eggs or chicks before trees are removed.

Potential habitat for the Hawaiian hoary bat (Lasiurus cinereus semotus) was present at
the project area. This species is federally endangered and is the only native land mammal
in Hawai‘i. To minimize potential impacts to this species, the following conservation
measures are recommended:

e Any fences that are erected as part of the project should have barbless top-strand
wire to prevent entanglements of the Hawaiian hoary bat on barbed wire.

e No trees taller than 15 feet (4.6 meters) should be trimmed or removed as a result
of this project between June 1 and September 15, when juvenile bats that are not
yet capable of flying may be roosting in the trees.

The proposed project is not likely to have any long-term adverse impacts on any state or
federally listed threatened or endangered species if the recommended mitigation
measures listed above are used.

3.3 GEOGRAPHY, TOPOGRAPHY, AND SOILS

The project area is located on the central/east Honolulu coastal plain, approximately
three-quarters of a mile inland from today’s coast at Ala Moana Beach Park. The natural
coastline in this area would have been approximately 820 feet makai from its current
location. The project area lies in an area known as Kulaokahu‘a, “The Plains.” This
seems to have consisted of area in the ‘ili (land division, smaller than an ahupua‘a) of
Kaka‘ako, Kewalo, Makiki, Pawa‘a, and Kamo‘ili‘ili (Fitzpatrick 1989:25). The project
area is in the mauka (toward the mountains, inland) section of Kewalo, as can be seen on
Bishop’s 1884 map and Wall’s 1887 map of Honolulu, and thus would have been a part
of Kulaokahu‘a. This flat land was often identified as the Makiki Plains (Fitzpatrick
1989:26).

Based on its distance from the ocean, it is anticipated that sea level rise will not impact
the site in the foreseeable future. Furthermore, between the project site and the ocean are
a number of major structures and features that serve as buffers to the effects of sea level
rise.
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According to the U.S. Department of Agriculture (USDA) Soil Survey Geographic
database (2001) and soil survey data gathered by Foote et al. (1972), the project area’s
soils consist of Makiki Clay loam, 0 to 2% slopes (MkA). See Figure 10, Natural
Resources Conservation Service Soils Survey Map. Makiki soils are described as
follows:

This series consists of well-drained soils on alluvial fans and terraces in the city of
Honolulu on the island of Oahu. These soils formed in alluvium mixed with
volcanic ash and cinders. They are nearly level. Elevations range from 20 to 200
feet. The annual rainfall amounts to 30 to 60 inches. Most of it falls between
November and April. The mean annual soil temperature is 73° F. Makiki soils are
geographically associated with Kaena and Tantalus soils. [Foote et al. 1972:91]

Makiki Clay Loam soils are generally described as well-drained soils on alluvial fans and
terraces and are nearly level. Permeability is moderately rapid, and runoff is slow with an
erosion hazard no more than slight. The hydrologic soil group is B. .

A topographic survey is not yet available for the site, however it is evident from site
observations that the parcel and vicinity lie on relatively flat terrain. The City’s 5 foot
topographic contour layer shows overland slopes of approximately 1% in the vicinity.

Grading operations will be in conformance with the Revised Ordinances of the City and
County of Honolulu 1990 (ROH); however, it is not anticipated that site earthwork will
be a major component of construction.

The site shall be graded for accessibility in accordance with the Americans with
Disabilities Accessibility Act Guidelines (ADAAG). Requirements include, in part,
providing at least one accessible route from public transportation stops, accessible
parking spaces, passenger loading zones, if provided, and public streets or sidewalks, to
an accessible building entrance. Given the gentle terrain at the site it is anticipated that
the site design would be able to comply with ADAAG with little difficulty.

Project Impacts and Mitigation

No significant impact to topographic landforms or soils at the subject property is
anticipated. Detailed design of the site will take into consideration the groundwater level
and the potential for its rise. It is anticipated that the new underground water, sewer, and
drainage systems will not be impacted by sea level rise, due to the design of finished
grades and topography and the inland location of the site. All grading operations will be
conducted in full compliance with dust, erosion control, and other requirements of the
City and County Grading Ordinance and the State of Hawai‘i Administrative Rules,
Section 11-60, 1-33 applicable to fugitive dust. A construction grading permit will be
required. Best management practices will be included in construction plans to mitigate
dust and/or silt emissions.

A detailed soil analysis will be performed as planning of the project proceeds. Mitigative
measures, if required, will be recommended by the project’s soils engineers as building
design and final locations are further defined. Mitigative measures may include removal
of unsuitable soils under foundations and/or special foundation design.
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Figure 10: NATURAL RESOURCES CONSERVATION SERVICE SOILS MAP
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Source: U.S. Department of Agriculture Soils Survey Geographic Database (2001)
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3.4 HYDROLOGY

According to the Aquifer ldentification and Classification for O“ahu, the subject property
overlies the Nu‘uanu aquifer system of the Honolulu aquifer sector. The system contains
groundwater that is basal and unconfined and found in horizontally extensive lava-type
(flank-type) geology. Water from this aquifer can be used for drinking purposes, has a
low salinity of less than 250 mg/l of chloride, is irreplaceable, and has a high
vulnerability to contamination. Makiki Stream is the closest stream to the subject
property; it is located approximately one-half mile east of the subject property. Makiki
Stream runs mauka-makai along Kalakaua Avenue. There are no wetlands in proximity
to the property.

Project Impacts and Mitigation

No long-term impacts to groundwater aquifers or surface waters are expected to result
from the property’s redevelopment and its use for residential and judiciary purposes.
Potable water for the on-site judiciary and residential uses will be secured from the
Honolulu Board of Water Supply.

Best management practices will be implemented to minimize risk of siltation and
pollution through construction related stormwater runoff. The project will comply with
HAR, Sections 11-54-1.1, and 4 through 8. A National Pollutant Discharge Elimination
System (NPDES) permit coverage for discharges of wastewater, including storm water
runoff, into State surface waters (HAR, Chapter 11-55) will be secured. The project does
not involve work in, over, or under waters of the United States. All discharges related to
the project construction and operation activities will comply with the State's Water
Quiality Standards.

35 FLOOD AND TSUNAMI HAZARD

According to the Flood Insurance Rate Map (FIRM) prepared by the Federal Emergency
Management Agency, the subject property is located in Zone “X” which is an area that
has been determined to be outside the 0.2% annual chance floodplain and outside of the
500 year floodplain (see Figure 11).

According to the State Civil Defense Tsunami Evacuation Zone maps (panel 19, inset 2),
the subject property is within an “Extreme Tsunami Evacuation Zone” (XTEZ) (see
Figure 12). Existing tsunami evacuation maps were developed in 1991 and updated in
2010. Since the 2011 Tohoku tsunami in Japan, there is a newly recognized risk of
tsunami from a very large Aleutian event. The new set of tsunami evacuation zones are
called Extreme Tsunami Evacuation Zone (XTEZ). Refuge areas and routes have not yet
been developed to complement the current tsunami evacuation maps. The XTEZ does
not replace the current tsunami evacuation zone; it adds a second zone for a potential
extreme tsunami event. The XTEZ is for events with low probability, but that have high
impact “worst-case” inundations.
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Project Impacts and Mitigation

The chance of flooding is minimal. The National Flood Insurance Program (NFIP) does
not regulate developments within Zone X of the Flood Insurance Rate Maps. In the event
of an extreme tsunami, residents, employees and visitors will be able to take shelter in the
upper floors of the proposed structures.
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Figure 11: FLOOD INSURANCE RATE MAP (FIRM)
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3.6 NOISE

The project area is currently exposed to varying daytime and nighttime ambient noise
levels, typical of an urban environment. D.L. Adams Associates assessed current and
future noise on the proposed project in December 2015. Their report is included in
Appendix C of this Draft EA. The dominant noise source is vehicular traffic noise from
Pi’ikoi Street. Daytime noise levels ranges from 61 to 67 dBA. Nighttime noise levels are
slightly less and range from 58 to 62 dBA. Noise measurements taken on the project site
show a day-night level (Ldn) of 68 dBA. The Ldn is the noise level taken from the
logarithmic average of each individual hour’s equivalent noise level. Before they are
summed for the average, each hourly noise level from night time hours (10:00 PM — 7:00
AM) has a 10 dB penalty added to it to account for increased sensitivity to noise during
those hours.

During project construction, the dominant noise sources will likely be earth moving
equipment, such as bulldozers and diesel powered trucks. Noise from construction
activities should be short term and will comply with State Department of Health noise
regulations, and a construction noise permit.

After construction is complete, noise generated from any stationary mechanical
equipment on the project site will comply with the Hawai‘i Department of Health
property line noise regulations. Noise mitigation for stationary mechanical equipment
will be considered during the design of the project.

To evaluate existing vehicular traffic noise levels from traffic on the project site, traffic
noise was calculated in the occupied areas and compared to both the FHWA/HDOT and
HUD noise level criteria. Per the traffic report for the project site (see Appendix H),
future traffic with and without the project is expected to be the same as the currently
existing traffic level. Traffic noise was projected on the proposed full elevation facade of
the building and on the exterior area at ground level. The exterior facade of the apartment
units directly overlooking Pi‘ikoi Streets are expected to be exposed to noise levels in
excess of the HUD site acceptability standards and the FHWA noise abatement criteria.
In order to comply with the HUD noise criteria inside the units, exterior facade elements
such as glazing and wall construction will be considered during the design of the project.
A noise impact is not expected for the Alder Street facing side of the housing section of
the building or the housing sections of the EIm Street and South King Street facing sides
not in the immediate vicinity of Pi‘ikoi Street.

Design of the exterior elements of the building may incorporate features that reduce noise
levels to the interior spaces of the apartment unit. These features include concrete exterior
walls, minimum STC 35 rated windows, and no window or wall mounted AC or PTAC
units installed in the exterior shell of the building.
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Project Impacts and Mitigation

Construction Noise

Mitigating construction noise at the source is the most effective form of noise control.
The source control methods listed in Table 1 below can be applied to most construction
equipment.

Table 1: Construction Noise Source Control Methods

Limit activities that generate the most noise to less

Scheduling sensitive time periods (e.g. daytime hours).

o Use quieter methods/equipment when possible (e.g. low
Substitution noise generators, smaller excavators, etc.).
Exhaust Mufflers Install quality mufflers on equipment.

Reduced Power Options Use smallest size and/or lowest power as required.

] Install manual adjustable or ambient sensitive alarms. Do
Quieter Backup Alarms not use backup alarms during night work.

Motors Insulate or enclose motors.
Equipment Selection Electric equipment is quieter than pneumatic equipment.
Equipment Retrofit Rubber chucks in jackhammers.

) ) Sharpen and balance tools, repair silencing equipment,
Equipment Maintenance | replace worn parts and open airways.

) Maximize the distance between the construction staging
Staging Area areas and nearby receptors to the greatest extent possible.

In general, a majority of the construction noise mitigation is in the form of scheduling,
specifically, limiting the construction hours to the time frame specified by the HDOH.

When source control measures are not sufficient to avoid a noise impact, path control
measures must be considered. Non-permanent noise barriers or curtains and equipment
enclosures could be installed at the construction site to reduce construction noise in noise
sensitive locations. The general contractor could also conduct noise monitoring of
construction during noisy or extensive activities at locations close to residential
properties.

It does not appear that a noise variance for construction in the evenings or weekends will
be necessary at this time. However, in order to complete the work to coincide with the
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opening of the Ala Moana Transit Station and access all the available funds, a noise
variance may be needed.

Development Noise

The design of the project will give consideration to controlling the noise emanating from
all stationary mechanical equipment such as air-cooled chillers, cooling towers, air-
handling units, condensing units, emergency generators, etc. so as to comply with the
State of Hawai‘i Community Noise Control rules. Noisy equipment will be located away
from neighboring properties and residential units as much as possible. Enclosed
mechanical rooms may be required for some equipment.

Noise emanating from the parking garage to the neighboring buildings may be audible
and cause complaints. Noise reduction measures such as rough, non-painted driving
surfaces and acoustical absorption on the ceiling may be considered during the project’s
design phase.

Traffic Noise

HHFDC housing units overlooking Pi’ikoi Street will experience relatively high noise
levels due to vehicular traffic. The exterior wall will have a minimum rating of STC 50,
which is typical of poured concrete in any thickness greater than 4 inches. In addition, a
minimum STC 35 rated window assembly, typical of a %2 inch laminated glass or various
IGU assemblies, will be considered to comply with the HUD interior noise design criteria
for these units.

To reduce the noise impact to the interior of the JUD spaces on the lower floors,
acoustical consideration will be given to space planning. For example, noise sensitive
spaces should not be located at the Pi’ikoi end of the building. If this is not possible,
improved exterior facade elements (as discussed above) may be provided.

The outdoor recreation area immediately adjacent to Pi’ikoi Street may be exposed to
noise levels that are higher than the established HUD site acceptability standards for
exterior noise. A noise barrier wall along the Pi’ikoi Street side of the project may be
considered to reduce noise levels by 5 to 10 dBA.

3.7 AIR QUALITY

Air quality in the vicinity of the project presently is mostly affected by emissions from
vehicular sources which emit carbon monoxide, nitrogen oxides, hydrocarbons and other
air pollutants. Air quality data from the nearest monitoring stations operated by the
Hawai‘i Department of Health suggest that all state and national air quality standards are
currently being met in the project area. B.D. Neal and Associates examined the potential
air quality impacts related to the proposed project in December 2015. Their report is
included in Appendix D of this Draft EA.

Short-term direct and indirect impacts on air quality could potentially occur during
project redevelopment activities. There are two potential types of air pollution emissions
that could directly result in short-term air quality impacts during project demolition and
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construction phases: (1) fugitive dust from building demolition, soil excavation,
aggregate processing and vehicle movement; and (2) exhaust emissions from on-site
construction equipment. Indirectly, there also could be short-term air quality impacts
from the disruption of traffic on nearby roadways, from slow moving construction
equipment traveling to and from the project site, and from a temporary increase in local
traffic caused by commuting construction workers.

Fugitive dust emissions from demolition and construction activities are difficult to
estimate accurately because of their elusive nature of emission and because the potential
for dust generation varies greatly depending upon the type of soil at the construction site,
the amount and type of dirt-disturbing activity taking place, the moisture content of
exposed soil in work areas, and the wind speed. The U.S. EPA has provided a rough
estimate for uncontrolled fugitive dust emissions from construction activity of 1.2 tons
per acre per month under conditions of "medium™ activity, moderate soil silt content
(30%), and precipitation/evaporation (P/E) index of 50. Uncontrolled fugitive dust
emissions from project demolition and construction work would likely be somewhere
near this level. In any case, State of Hawai‘i Air Pollution Control Regulations prohibit
visible emissions of fugitive dust from construction activities at the project property line.

On-site mobile and stationary construction equipment also will emit air pollutants from
engine exhausts. The largest of this equipment is usually diesel-powered. Nitrogen oxides
emissions from diesel engines can be relatively high compared to gasoline powered
equipment, but the standards for nitrogen dioxide are set on an annual basis and are not
likely to be violated by short term construction equipment emissions. Also, the short-term
(1- hour) standard for nitrogen dioxide is based on a three-year average; thus it is unlikely
that relatively short-term construction emissions would exceed the standard. Carbon
monoxide emissions from diesel engines, on the other hand, are low and should be
relatively insignificant compared to vehicular emissions on nearby roadways. Indirectly,
slow-moving construction vehicles on roadways leading to and from the project site
could obstruct the normal flow of traffic to such an extent that overall vehicular
emissions increase.

After the period of construction, long-term impacts on air quality from motor vehicle
exhausts can potentially occur at or near any location that attracts large volumes of motor
vehicle traffic. Carbon monoxide emissions are usually the primary issue, and public
areas near traffic-congested intersections are the main concern. The proposed project will
be accessed from two driveways: one off Alder Street and one off Pi‘ikoi Street. The
project traffic impact analysis report (TIAR) examined four existing nearby roadway
intersections. These included Pi‘ikoi Street and King Street, King Street and Alder Street,
Alder Street and EIm Street, and EIm Street and Pi‘ikoi Street. The project TIAR
indicates that the existing traffic level-of-service at these intersections is reasonably good,
and in the year 2022, it was found that with the project this would continue to be the case.
The TIAR estimates that project traffic in the year 2022 would account for less than
about a two percent increase in traffic at the nearby intersections studied.

Traffic volume increases of less than about 5 percent or less than about 100 vehicles per
hour or traffic approach volumes of less than about 1,000 vehicles per hour do not cause
any significant impacts on air quality if adequate traffic level-of-service is provided.
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Considering the small project-related traffic volumes that are expected and the reasonably
good traffic level-of-service that is forecast, traffic from the proposed project should have
no measurable long term impacts on air pollution levels in the project area.

Project Impacts and Mitigation

In summary, short-term impacts from fugitive dust during project demolition and
construction phases may potentially occur. Because of this, an effective dust control plan
for the period of construction should be prepared and implemented. After construction,
any long-term impacts on air quality from motor vehicle traffic related to this project will
likely be negligible.

Adequate fugitive dust control can usually be accomplished by the establishment of a
frequent watering program to keep bare-dirt surfaces in active construction areas from
becoming significant sources of dust. On days without rainfall, construction areas will be
watered at least twice during the workday to help keep dust to a minimum. Control
regulations will further stipulate that open-bodied trucks be covered at all times when in
motion if they are transporting materials likely to give rise to airborne dust. Haul trucks
tracking dirt onto paved streets from unpaved areas are oftentimes a significant source of
dust in construction areas. Some means to alleviate this problem, such as tire washing or
road cleaning, may be appropriate. Dust monitoring will be considered as a means to
quantitatively evaluate the effectiveness of dust control measures.

On-site mobile and stationary construction equipment air pollutants impact will be
mitigated by moving heavy construction equipment during periods of low traffic volume.
Likewise, the schedules of commuting construction workers may be adjusted as needed
to avoid peak hours in the project vicinity.

3.8 HISTORIC, ARCHAEOLOGICAL, AND CULTURAL RESOURCES

Historic Resources

The Honolulu Juvenile Detention Center is eligible for listing on the Hawai‘i and
National Registers of Historic Places for its association with the development of
Hawai‘i’s treatment of juvenile delinquents and as an intact example of Mid-Century
Modern architecture. The Historic Resource Inventory Form — Reconnaissance Level
prepared by Fung Associates, Inc. on July 10, 2015 is included in Appendix E. The State
Historic Preservation Division concurred with Fung’s findings.

Cultural Surveys Hawai‘i, Inc. completed its site-specific fieldwork in accordance with
archaeological permit number 15-03, issued by the SHPD pursuant to HAR §13-13-282,
between June 17, 2015 and July 17, 2015. A copy of their assessment is located on
Appendix E of this Draft EA. Fieldwork included a pedestrian inspection of the project
area and subsurface testing. No significant archaeological finds were made during the
pedestrian survey of the unbuilt portions of the project area. A Sanborn Fire Insurance
Map (see Figure 13) indicates a building existed on-site by 1914. Staff working within
the project area indicated their belief that some buildings of the current facility pre-date
World War 1l. Fung Associates, Inc. reports that “sometime between 1917 and 1923 a
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detention home was constructed at the corner of King and Alder streets, as the law
prohibited the confinement of juveniles in a prison or police station.”

By the late 1930s the original single story wood detention home was deemed inadequate
and in 1944 a concrete, two story building was constructed to replace the earlier structure.
In 1949 a U-shaped, single story addition was added to the 1944 building and included a
kitchen, laundry facilities, dining rooms, recreational lounges, and additional dormitory
space. The 1944 building became the girl’s dormitory and the new dormitory wing was
used to house the boys. Figures 14 and 15 show the buildings’ footprint in 1950 and
1953. In 1952, the boy’s dormitory wing was extended, and in 1958 further expanded to
form a courtyard space. In addition, in 1958, administrative offices were added to the
Alder Street elevation of the 1949 addition. In 1961 a concrete masonry unit (cmu) wall
replaced a wood fence between the girl’s dormitory and the kitchen wing to provide a
play space for the girls. Also at this time the basketball court was built in the boy’s
courtyard.

In 1989, the Home Maluhia shelter facility was constructed on the mauka end of the
property. The Home Maluhia is not over fifty years of age and does not appear to meet
the criteria for listing in the Hawai‘i or National Registers of Historic Places.

Archeological Resources

Cultural Surveys Hawai‘i, Inc. conducted an Archeological Inventory Survey in August
2015. Their report is included in Appendix F of this Draft EA. Two significant finds
were made during the subsurface testing, identified as SIHP # 50-80-14-7817 and SIHP #
50-80-14-7818. The artifacts recovered from SIHP # 50-80-14-7817 likely relate to the
domestic use of the project area by Catherine and Henry Martin Whitney (1824-1904),
before the property was used as a detention home. Specifically, fragments of eight glass
bottles, a ceramic plate, a ceramic bowl, and a ceramic pitcher were recovered with dates
of manufacture from 1800 to 1920. Henry Martyn Whitney, Sr., was born in Hawai‘i in
1824, moved to the Alder Street house sometime between 1880 and 1884, and lived there
until his death in 1904. His only surviving son, Henry Martyn Whitney, Jr., lived in the
house until at least 1924; he died in 1936. The Juvenile Detention Center was built in
1944. 1t is therefore possible that the only household structure on this property in the
nineteenth to early twentieth century was the Whitney house, inhabited by at least two
generations of the family.

Whitney, Sr. was a prominent member of the Honolulu community, served as first
postmaster general in Hawai‘i in 1870, was elected to the house of representatives of the
legislature of the Hawai‘ian Kingdom in 1875 and may have entertained the young
Samuel Clements at this house. In 1876, Whitney produced the first issue of the Pacific
Commercial Advertiser and in 1861 he established Ka Nupepa Kii‘oko‘a, a Hawaiian
language newspaper. Whitney began publishing the Marine Bulletin in 1882 which was
eventually purchased by James Robison and became the Honolulu Star-Bulletin. The
Star-Bulletin, merged with the Honolulu Advertiser in 2010 to become the Honolulu
Star-Advertiser.
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The artifacts recovered from SIHP # 50-80-14-7818 represent possible early post-Contact
traditional Hawaiian settlement within the project area. Specifically, a fire-cracked rock
fragment and faunal material representing fragments of Bos taurus (cow) tibia, Sus scrofa
(pig) rib, and Gallus (chicken) tibiotarsus were recovered from a highly organic sediment
matrix partially submerged in the fresh water table at approximately 150 to 165 cmbs.
Analysis of a bulk matrix sample from this location also revealed fresh water snails and
marine snails.
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Figure 13: SANBORN FIRE INSURANCE MAP (1914)
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Figure 14: SANBORN FIRE INSURANCE MAP (1950)
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Figure 15: USGS TOPOGRAPHIC MAP (1953)
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Cultural Resources

Cultural Surveys Hawai‘i, Inc. (CSH) conducted a Cultural Impact Assessment in
October 2015. Their report is included in Appendix G of this Draft EA. It provides
information compiled to date pertinent to the assessment of the proposed project’s
potential impacts on cultural beliefs, practices, and resources.

CSH contacted Hawai‘ian organizations, agencies, and community members as well as
cultural and lineal descendants of Kaka*ako in order to identify individuals with cultural
expertise and/or knowledge of the project area and vicinity.

Mr. Jan Becket, a retired Kamehameha Schools teacher who is well recognized for his
photographic documentation of wahi pana (storied places), escorted CSH to 28 cultural
sites from October 2014 to September 2015 within Honolulu Ahupua‘a. None of the sites
visited were in the vicinity of the project area.

Paulette Ka“‘anohi Kaleikini, State of Hawai‘i recognized lineal descendant, indicated that
her kiipuna (elders) once lived in this area. She adds the project area is within the urban
corridor and is in the vicinity of Walmart on Ke*eaumoku Street “where a cemetery was
found.” Ms. Kaleikini states that “chances of impacting a cultural layer or historic
property at this project site is high.” Ms. Kaleikini points out that this area was favored
by ali‘i (chiefs) but also by the /@hui (nation, race, people).

Project Impacts and Mitigation

Historic Impacts and Mitigation

The Honolulu Juvenile Detention Center is eligible for listing on the Hawai‘i and
National Registers of Historic Places for its association with the development of
Hawai‘i’s treatment of juvenile delinquents and as an intact example of Mid-Century
Modern architecture. The building maintains its historic integrity as the additions have
the same association to the judicial system with the original building. However, the
building is physically deteriorated. Structural surveys conducted by Pacific Architects,
Inc. in 2014 suggest that the Detention Facility has numerous deficiencies. The presence
of hazardous materials, extensive termite damage, and antiquated plumbing, electrical,
and fire protections systems were noted. The facility lacked sufficient mechanical
ventilation, air conditioning systems, and parking. The facility was significantly
deteriorated due to its age. Numerous building and zoning code violations and ADA
accessibility non-compliance issues were cited.

Historic property significance is evaluated and assessed based on the five State of
Hawai‘i historic property significance criteria. To be considered significant, a historic
property must possess integrity of location, design, setting, materials, workmanship,
feeling, and/or association and meet one or more of the following broad cultural/historic
significance criteria (in accordance with HAR 813-13-275-6 ):

a. Be associated with events that have made an important contribution to the broad
patterns of our history;
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b. Be associated with the lives of persons important in our past;

c. Embody the distinctive characteristics of a type, period, or method of
construction, represent the work of a master, or possess high artistic value;

d. Have yielded, or is likely to yield, information important for research on
prehistory or history; or

e. Have an important value to the native Hawai‘ian people or to another ethnic
group of the state due to associations with cultural practices once carried out, or
still carried out, at the property or due to associations with traditional beliefs,
events or oral accounts—these associations being important to the group’s history
and cultural identity.

The Historic Resource Inventory Form — Reconnaissance Level prepared by Fung
Associates, Inc. on July 10, 2015 is included in Appendix E. The Historic Resource
Form and proposed mitigation were sent to State Historic Preservation Division (SHPD)
on August 24, 2015. The State Historic Preservation Division concurred with Fung’s
findings in a letter dated November 6, 2015. Both letters are included in Appendix E.

Since the proposed project involves demolishing the building, Fung Associates, Inc., has
recommended that the project would be determined “effect with agreed upon mitigation
measures.” Mitigation measures will include:

1. Historic American Buildings Survey (HABS) Level 111, with archival
photography and copies of all available original drawings.

2. Two interpretive panels utilizing the HABS photographs and historic information
to be placed in the future Juvenile Counseling office located at Alder Street.

Archeological Impacts and Mitigation

The Archeological Inventory Survey commissioned for the Draft EA indicates the project
area contains SIHP # 50-80-14-7817 and SIHP # 50-80- 14-7818. Through this report,
information now has been documented regarding the location, extent, function, and age
of SIHP # 50-80-14-7817 and SIHP # 50-80-14-7818. SIHP # 50- 80-14-7817 is
considered significant under historic significance criterion “b” only, as it is associated
with the lives of persons important in our past. SIHP # 50-80-14-7818 is considered
significant under significance criterion “d” only. In accordance with Hawai‘i State
historic preservation review legislation, HAR 813-13-275-7, the project’s effect
recommendation is “effect, with proposed mitigation commitments.”

The information included in the report is the primary effort to mitigate the effect of the
planned developments within the project area. Secondarily, future archaeological
monitoring is recommended for these cultural resources, SIHP # 50-80-14-7817 and
SIHP # 50-80-14-7818, during the planned development of the project area. These
significance recommendations are included in Appendix F of the Draft EA for the review
and concurrence of the SHPD.
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This Archeological Inventory Survey plus archaeological monitoring with detailed
documentation of the historic properties is recommended as sufficient to satisfy the
requirements to mitigate any adverse effect caused by the proposed development
activities within the project area. The indicated archaeological monitoring program would
begin with the preparation of an archaeological monitoring plan for the review and
acceptance of the SHPD.

Cultural Impacts and Mitigation

Based on the information gathered from the cultural and historic background and
community consultation detailed in this CIA report, the proposed project may have
potential impacts. To avoid these:

1. Personnel involved in the construction activities should exercise caution due to
the culturally sensitive nature of the proposed project area as indicated by a
community participant.

2. Personnel involved in the construction activities of the project will be informed of
the possibility of inadvertent cultural finds, including human remains. Should
burials or other cultural finds be encountered during ground disturbance, the
construction contractor will immediately cease work and the appropriate agencies
will be notified pursuant to applicable law.

3. If any iwi kiipuna or other inadvertent cultural finds are found during ground
disturbance, the project developer in conjunction with the State Historic
Preservation Division (SHPD) and the O“ahu Island Burial Council (OIBC)
should consult with lineal and cultural descendants of Honolulu (including
Kaka‘ako) to develop a reinternment plan, as well as a cultural preservation plan.

3.9 VISUAL RESOURCES

The project site is clearly visible from Pi‘ikoi, EIm and Alder Streets. The existing
buildings on Alder Street are close to the already narrow sidewalk. The eight foot tall
concrete wall that encloses portions of the property on Alder Street is nonconforming in
regards to its height and location.

Image 6: Wall enclosing the Home Maluhia on Alder Street (K. Balassiano, 9/19/15)
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The existing buildings are set further back from Pi‘ikoi and EIm Streets. A chain link
fence demarcates the property boundary along the Pi‘ikoi and EIm Streets.

Image 7: Views makai (left image) and mauka (right image) along Pi‘ikoi Streets (K.
Balassiano, 9/19/15)

On a large scale, the parcel - in its current or future condition - does not interfere with the
Significant Panoramic Views, including East-West Views, mauka-makai Views or
Continuous Views, shown on Map A.1 of the PUC DP. The proposed development will
not visually impact important vistas and focused views of significant natural and urban
features and skyline profiles that make up or frame the PUC from publicly accessible
places. Current zoning allows building heights of up to 150 feet. Several buildings in
close proximity achieve or exceed these heights. In order to maximize the number of
affordable units constructed, the project will exceed permitted building heights by
approximately 35 to 40 feet. However, the higher height is in keeping with transit-
oriented development policy.

Project Impacts and Mitigations

The project is not anticipated to have a significant adverse impact on scenic viewplanes
or scenic resources in the Ala Moana area. The property will be more visible than it is
now because the buildings will be taller. The buildings will not, however, interfere with
scenic views specified in the PUC DP. The more densely developed parcel will be better
integrated with the urban fabric. No further mitigation is necessary.

3.10 ROADWAYS AND TRAFFIC

The property is fronted by three streets owned by the City, Alder Street on the east, EIm
Street in the makai direction, and Pi‘ikoi Street on the west. The property is also fronted
by a T-intersection on the west side, where Alohi Way, a City-owned street, meets Pi‘ikoi
Street. Table 2 summarizes the cross sectional elements of the surrounding streets.
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Table 2: Surrounding Street Cross Section Summary

Pi‘ikoi Street Elm Street Alder Street
Width 64 ft. 28 ft. 20 ft.
# lanes 4 2 1
Direction one-way two-way one-way
(northbound) (southbound)

Street Parking

115 ft. unmetered

130 ft. unmetered

40 ft. unmetered,

(parallel) (except no parking 50 ft. restricted for

3:30 pm - 5:30 pm) police use only
Curb & Gutter Lava rock curb, Concrete curb & Concrete curb &

Concrete gutter gutter gutter
Sidewalk 4 ft. concrete sidewalk 5 % ft. concrete 5 % ft. concrete
1 % ft. landscape strip
Ownership City and County of City and County of City and County of
Honolulu Honolulu Honolulu

The property has four driveway aprons, three on Alder Street and one on Pi‘ikoi Street.
A gate and driveway on Pi‘ikoi Street allows service access. One of the driveways on
Alder provides access to a small parking lot. Another driveway apron provides access to
a pad of illegal parking stalls that encroach onto the sidewalk. The third Alder driveway
apron presently provides no vehicle access to the property.

A traffic study was conducted for the proposed project by SSFM International, Inc. in
December 2015 and is included in Appendix H. The traffic study analyzed existing
conditions and impacts in the surrounding area as a result of the full build-out of the
proposed development. Two driveway accesses are being proposed to this joint mixed-
use facility. One will be from a driveway off of Alder Street at the location of an existing
curb-cut. The other will be from a driveway off of Pi‘ikoi Street, directly across from
Alohi Street. Future conditions were evaluated for the year 2022 for determination of
project impact as well as the completion of the Honolulu Rail Transit project.

Vehicular and Transit Access

The surrounding transportation network consists of a grid network of streets. The block in
which the project is located in is approximately 450 feet by 250 feet in size. There are
some “superblocks” (large blocks that interrupt the street grid) in the area which include
the Neal S. Blaisdell Center/Blaisdell Concert Hall/McKinley High School to the west
and Walmart/Sams Club to the east. These superblocks concentrate vehicular volumes at
major intersections resulting in multiple travel lanes, long signal timing cycle lengths,
and strained capacity.

There are no bus stops directly adjacent to the project site. However, Stop 138 is at the
corner of King Street and Pi‘ikoi Street and there are several other stops within a ¥%2- mile
of 902 Alder Street. Buses that service this area include Routes: 17, 18, 1, 1L, 2 and 2L.
Bus routes that fall within ¥2-mile from the project site include Routes: 3, 5, 6, 9, 13, 40,

52, 53, and 62.
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Pedestrian Facilities

Sidewalks line both sides of Alder Street, EIm Street, Pi’ikoi Street, and King Street.
Sidewalks widths in the surrounding project area range from six-feet on Alder Street to
four to eight-feet on Pi’ikoi Street and King Street. The City and County of Honolulu’s
Traffic Standards Manual (C&C, 1979) states that in most cases, concrete sidewalks shall
be at least four feet wide in residential districts. However, wider sidewalks are
recommended in commercial areas. Along Alder Street, Pi‘ikoi Street and King Street
adjacent to the project area, there are frequent driveway locations that interrupt the
sidewalks along both sides of the street.

Marked crosswalks exist at the intersection of King Street and Pi‘ikoi Street with
pedestrian signal heads and push-buttons. Marked crosswalks also exist at the two-way
stop sign controlled (TWSC) intersection of Pi‘ikoi Street and EIm Street on the south leg
(unprotected), east leg and west leg. An additional unprotected marked crosswalk exists
across Pi‘ikoi Street at the TWSC intersection with Alohi Way, approximately 230 feet
from the intersection with King Street.

Bicycle Facilities

There is a two-way protected bike lane (i.e., bike lanes that are physically separated from
traffic) along King Street between Alapai Street and Isenberg Street. An additional bike
route exists along Young Street which is comprised of signage and sharrows. Ease of
biking in the surrounding project area is not optimal because of the lack of designated
bikeway connectivity and the presence of heavy vehicle traffic. There are no existing
designated mauka-makai bicycle facilities in the surrounding area. Proposed mauka-
makai bikeways on Pi‘ikoi Street and Ke‘eaumoku Street are recommended in in the
Oahu Bike Plan, A Bicycle Master Plan (HHF, August 2012).

Existing Roadway Volumes

Average daily traffic (ADT) along Pi’ikoi Street and King Street are shown in Table 3.
The 2011 ADT along Pi‘ikoi Street, adjacent to the project site, is approximately 27,700
vehicles per day (vpd). The 2013 ADT along Pi‘ikoi Street between King Street and
Young Street is approximately 31,500 vpd. The 2011 ADT along King Street, east of
Pi‘ikoi Street is approximately 33,000 vpd.

Table 3: Existing Roadway ADT

Roadway | Station Location Year ADT
Pi*ikoi B727 513 00027 | Between Alohi Way and King Street 2011 27,700
Street | B727 503 00153 Etite";’tee” King Street and Young 2013 | 31,500
SKtIrr(]a?at B727 402 00310 | Between Akala Lane and Cedar Street | 2011 33,000

Source: Historical Traffic Station Maps (HDOT)
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The 24-hour traffic volume distribution along Pi‘ikoi Street and King Street at the traffic
count stations shows the variation in travel patterns in the project area. AM and PM peak
hours for Pi‘ikoi Street between Alohi Way and King Street are 7:00-8:00 AM and 2:00-
3:00 PM. The AM and PM peak hour volumes are about 1,500 vehicles per hour (vph)
and 2,200 vph respectively.

There is no discernible morning peak hour along Pi‘ikoi Street between King Street and
Young Street. The peak hour occurs in the afternoon from 3:30-4:30 PM with around
2,500 vph.

The AM and PM peak hour along King Street between Akala Lane and Cedar Street is
7:00-8:00 AM and 4:45-5:45 PM. The AM and PM peak hour volume has about 2,100
vph and about 3,200 vph, respectively.

Intersection Peak Hour VVolumes

Intersection peak period turning movement traffic counts were taken on Wednesday,
September 16, 2015. These counts also included the tabulation of heavy vehicles,
bicycles, and pedestrian movements at all intersections. Counts were taken during the
AM and PM peak periods from 6:30-8:30 AM and 3:45-5:45 PM. Peak hours varied per
intersection (see Table 4).

Table 4: Intersection Peak Hours

Intersection AM Peak Hour PM Peak Hour
King Street and Pi‘ikoi Street 7:15-8:15 AM 4:45 -5:45 PM
King Street and Alder Street 7:00 - 8:00 AM 4:45 -5:45 PM
Alder Street and Elm Street 7:00 - 8:00 AM 3:45 - 4:45 PM
EIm Street and Pi‘ikoi Street 7:15-8:15 AM 4:45 - 5:45 PM

Pedestrians and Bicycle Volumes

Large pedestrian volumes were counted crossing at the study intersections during the AM
and PM peak hours (see Table 5). This is a result of the neighborhood being an urban
district with high employment, commercial, and residential accessibility.

Table 5: Intersection Peak Hour Pedestrian VVolumes

Intersection AM Peak Hour PM Peak Hour
King Street and Pi’ikoi Street 236 217

King Street and Alder Street 78 112

Alder Street and Elm Street 25 38

Elm Street and Pi’ikoi Street 104 59

High bicycle volumes were counted on King Street during the AM and PM peak hours
(see Table 6) near the project area. Most of these were in the two-way protected bike
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lane; however these volumes were not differentiated. Some bicyclists rode outside of the
bike lane; some rode on the sidewalks. Table 6 identifies all bicycles counted during the

peak hours, regardless of where they were riding.

Table 6: Intersection Peak Hour Bicycle Volumes

Intersection

AM Peak Hour

PM Peak Hour

King Street and Pi’ikoi Street*

105

156

King Street and Alder Street * 104 78
Alder Street and EIm Street 3 15
Elm Street and Pi’ikoi Street 10 25

*- Bicycles using protected bike lane included in this count.

Bus and Heavy Vehicle Volumes

Tabulated heavy vehicles include TheBus transit service, tourist bus/trolleys, and delivery
trucks. Table 7 provides the peak hour volumes and percentage of heavy vehicles as
compared to the total vehicles counted. These heavy vehicle percent are relatively small.

Table 7: Intersection Peak Hour Heavy Vehicle Volumes and Percentage

. AM Peak Hour PM Peak Hour
Intersection
Volumes Percent Volumes Percent
King Street and Pi’ikoi 94 2.6 29 0.6
Street
King Street and Alder Street 62 2.8 7 0.3
Alder Street and Elm Street 2 1.3 2 1.2
Elm Street and Pi’ikoi Street 42 2.8 11 0.6

Daily total TheBus ridership at Stop 338 for boarding and alighting passengers was 250
and 396 riders respectively. Stops in the area include transit centers which range up to
1,000 boarding and alighting passengers (see Table 8). Data was provided by the City and
County of Honolulu, O“ahu Transit Services.
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Table 8: TheBus Daily Ridership

Stop # TheBus Stop Daily Totals
On Off
138 King Street, at Pi’ikoi Street 250 396
139 King Street, at Cedar Street 82 199
140 King Street at Ke’eaumoku Street 561 679
2098 Pensacola Street, at Young Street 132 48
2099 Pensacola Street, at King Street 42 38
1375 Pensacola Street, Opposite EIm Street 2 4
1376 Pensacola Street, Opposite Hoolai Street 20 34
4404 Kapi’olani Boulevard at Pi‘ikoi Street 343 246
603 Kapi’olani Boulevard at Kona Iki Street 955 983
2084 Rycroft Street, at Ke’eaumoku Street 64 50
819 Ke’eaumoku Street, at Rycroft Street 46 62
2085 Ke’eaumoku Street at King Street 62 42
Daily Totals 2,559 2,781

Source: The Bus, City and County of Honolulu

Existing Intersection Level of Service (LOS) Conditions

Existing (2015) unsignalized and signalized intersection Level of service (LOS), volume
to capacity (v/c) ratio, and delay were determined for the AM and PM peak hours (see
Table 9 and Table 10). Three of the four study intersections were able to be analyzed for
delay in their current configuration. The intersection of King Street and Alder Street has
no conflict between vehicles and therefore no vehicular delay can be calculated using
traffic signal software.

The unsignalized intersection of Alder Street and EIm Street resulted in LOS A for all
movements. At the intersection of Pi‘ikoi Street and EIm Street, Pi‘ikoi has four lanes in
one direction. HCM 2010 states that analysis can only be done for a maximum of three
lanes in one direction. Since there are four one-way lanes along Pi‘ikoi Street, the
analysis cannot be completed for the existing configuration. So as to evaluate worst case
conditions, the intersection was reconfigured in the traffic model to show three lanes,
thereby reducing the intersection capacity. Even with this reduction in capacity, the
intersection resulted in LOS D or better.

The signalized intersection of King Street and Pi‘ikoi Street resulted in LOS C or better.

-52 -



902 Alder Street Joint Development Draft Environmental Assessment

Table 9: Existing (2015) Unsignalized Intersection Level of Service

Unsignalized AM Peak Hour PM Peak Hour
: Approach | Movement | Delay Delay
Intersection (siveh) vic | LOS (s/veh) vic | LOS
Alder Street Eastbound L - - A - - A
and Elm Westbound LT 7.2 0.01 A 7.2 0.01 A
Street Southbound | LTR 90 |006| A | 90 |005| A
Pi’ikoi Street
and Elm Street* Westbound TR 206 | 0.27 C 27.1 | 0.37 D
* - Model limitations required that three lanes be analyzed instead of four lanes.
Table 10: Existing (2015) Signalized Intersection Level of Service
Signalized Intersection AM Peak Hour PM Peak Hour
Approach Movement (E/f/l:ﬁ/) vic | LOS (E/f/l:ﬁ/) vic LOS
Pi’ikoi Street and King Street 20.1 - C 22.2 - C
Eastbound TL 24.6 0.70 C 27.0 0.81 C
T 22.7 0.72 C 22.4 0.83 C
T 15.2 0.37 B 19.6 0.49 B
Northbound R 154 |03l B 209 | 046 | C

Future (2022) Conditions

Full build-out and occupancy of this project is planned for 2022. Plans for final
construction of the Honolulu Rail Transit guideway and rail station estimate full-build out
and operation by 2019 or 2020 and, therefore, were included in the analysis of Future
(2022) conditions. Changes are expected for bus routes in advance of the Honolulu Rail
Transit system opening. Such changes may include alterations of available routes, the
location of the bus stops, and queuing. It is not expected that this will have a significant
effect on this project. The Ala Moana Neighborhood TOD Plan (C&C DPP, 2014) calls
for improving pedestrian facilities. These improvements provide additional width and
buffer from traffic with the redevelopment of parcels in the area to improve walkability.
Priority 1 bikeway projects in the project area anticipated to be built in the next five to
ten years include a bike route along Pi’ikoi Street. It is expected that this could be in the
form of standard or protected bike lanes. The lack of mauka-makai bike facilities, and
forthcoming installation of bike stations with Bikeshare Hawai‘i, increases the
desirability and likely use of a bikeway facility.

Project Related Traffic Volumes

Changes in traffic volume along roadways in the surrounding area over the past ten years
have been mixed. Despite large scale development and increased density from high-rise
condominiums, vehicular traffic volumes have not grown. A decrease in ADT is noted
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for some roadway segments while there are slight increases for others. Increases in
redevelopment and added density will be offset by a transition towards multi-modal
mobility due to the existing urban nature and future TOD zone. Therefore, it is likely that
more people moving into this area will look towards walking, biking, and taking transit as
opposed to making personal vehicle trips. Pi‘ikoi Street provides this access to/from the
Ala Moana Rail Station while the rail guideway parallels King Street and therefore
should absorb trips. Therefore, it was assumed there will be no surrounding area
vehicular growth in Future (2022) conditions and Future (2022) Without Project Volumes
will be similar to Existing (2015) conditions.

The addition of trips resulting from the project was calculated using the four step trip
generation methodology: trip generation, trip distribution, modal choice, route
assignment. Resulting trip generation for the proposed development was calculated using
Trip Generation, 8" Edition (ITE, 2008) and related trip generation rates are shown in
Table 11. The juvenile services center was assumed to be similar to the “single tenant
office building” land use while the affordable apartment units was similar to the “high
rise apartment”. Resulting trip generation volumes for the AM and PM peak hours are
shown in Table 12.

Table 11: Development Trip Generation Rates

Trip Generation Average Rate
Land Use [ITE . .
[ Quantity Units AM Peak PM Peak .
Code] Daily
Hour Hour
High Rise
Apartment 187 Dwelling Units 0.30 0.35 4.20
[222]
Single Tenant
Office Building | 35,452 1'00(;;‘:””6 1.80 1.73 1157
[715]
Table 12: Development Trip Generation Volumes
Project Related Trips
Land Use [ITE Code] AM Peak Hour PM Peak Hour Dail
ai
In Out Total In Out | Total Y
High Rise Apartment
14 42 56 40 25 65 785
[222] 8
Single Tenant Office
Building [715] 57 7 64 9 52 61 410

The project site is in proximity to existing transit and rail options; therefore, a high
degree of alternative travel modes exist. The Kaka’ako Mauka Area Plan Transportation
Analysis (AECOM, April 2009) states that because of the difficulty in estimating
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ongoing redevelopment and TOD elements on travel behavior, existing modal split is still
deemed appropriate for use in the near term. The proposed housing development involves
affordable housing. It can be assumed that there will be a lower use of personal vehicles
and higher use of other transportation modes as compared to a similarly sized market-
priced development. However, as a “worst case” scenario (highest volume of vehicle
trips) the existing modal split percentage was used to calculate project related trips (see
Table 13).

Table 13: Project Related Transportation Mode

) Project Related Trips
Transportation Mode Percentage* AM Peak Hour PM Peak Hour
Private Vehicle 76.9% 92 99
Transit (Bus and Rail) 12.8% 15 15
Bike 2.3% 3 3
Walk 8.0% 10 9

* Source: Kaka’ako Mauka Area Plan Transportation Analysis (AECOM, April 2009)

Future (2022) With Project LOS, v/c ratios and delay for the study intersections are
shown in Table 14 and Table 15. As with Existing conditions, at the intersection of
Pi‘ikoi Street and EIm Street, a lane configuration was used that has three lanes along
Pi‘ikoi Street. For Future (2022) With Project conditions, the intersections operated at
acceptable LOS D or better.

Table 14: Future (2022) With Project Unsignalized Intersection Level of Service

Unsignalized AM Peak Hour PM Peak Hour
Intersection Approach | Movement | Delay v/c LOS Delay v/c LOS
(s/veh) (s/veh)
Eastbound L - - A - - A
Alder Street 7y hound LT 72 |oo1| A | 72 |oo01]| A
and EIm Street
Southbound LTR 9.1 0.07 A 9.1 0.08 A
Prikoi Street and) |y o ound TR 212 | 027 | ¢ | 278 | 037 | D
Elm Street*

* - Model limitations required that three lanes be analyzed instead of four lanes.
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Table 15: Future (2022) With Project Signalized Intersection Level of Service

Signalized Intersection AM Peak Hour PM Peak Hour
Delay Delay

Approach Movement (siveh) v/c LOS (s/veh) v/c LOS
Pi’ikoi Street and King Street 20.2 - C 22.4 - C
Eastbound TL 24.7 0.70 C 27.3 0.81 C
T 22.7 0.73 C 22.6 0.83 C
T 15.4 0.38 B 19.8 0.50 B
Northbound R 157 | 032 | B 214 048 | C

Existing (2015) conditions resulted in appropriate LOS conditions for King Street and
Pi‘ikoi Street intersection and at Alder Street and EIm Street. With the development of
the Honolulu Rail Transit and the resulting redevelopment in the TOD areas, including
associated multi-modal infrastructure, more travelers will utilize alternative modes of
transportation. This includes walking, bicycling, bus, and rail transit. With the addition of
project related traffic volumes, Future (2022) With Project conditions resulted in
appropriate intersection operations.

Project Impacts and Mitigations

The proposed Joint Development for Affordable Rental Housing and Juvenile Services
Center/Shelter will have minimal impact on the transportation network. With the
proposed redevelopment of the project site, the following best practices for multi-modal
access are recommended to improve access and reduce the demand for passenger vehicle

use:

Pedestrians should have wide sidewalks separated from vehicular travel ways
with landscaped buffers and street trees to provide shade. At corners, curb
extensions are proposed to be added where possible to shorten the distance for
pedestrian crossings. The marked crosswalk across Pi‘ikoi Street at the
intersection with Alohi Way should be considered for removal due to it being
located less than 300 feet from the intersection (and crosswalk) at King Street.
Due to the 60-foot crossing distance, the marked crosswalk across Pi‘ikoi Street at
Elm Street should be studied for potential improved protection by adding beacons
or other pedestrian safety measures.

With the possibility of future bike lanes on Pi‘ikoi Street, the curb line should
remain along the east side of Pi‘ikoi Street, for the possible removal or relocation
of on-street parking and installation of bike lanes. To improve accessibility and
access, the development will ensure ease of access to the building as well as
provide on-site bike storage.

The proposed vehicular access locations are over 150 feet from adjacent
intersections on Alder Street and across from the intersection with Alohi Way on
Pi‘ikoi Street so as to reduce conflicts. This also results in a reduction in the
number of access points to the project site. As shown with the acceptable LOS at
all intersections, a reduction of one travel lane along Pi‘ikoi Street would likely
not result in unacceptable operations. Therefore, the ability to remove one travel
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lane in favor of a dedicated bikeway appears feasible. The vehicle volume able to
travel through the intersections is actually constrained by the lack of capacity at
intersections further mauka. Therefore, vehicle demand is likely greater than
actual volume counted. The limiting factor is in the ability to process vehicles at
the H-1 entrance mauka on Pi’ikoi Street.

The project will modify the layout of roadways, sidewalks and driveways. Modifications
are subject to approval by the City Department of Planning and Permitting (DPP), and
shall be in accordance with the ROH and Hawai‘i Administrative Rules. Generally,
designs will conform to the City standard details and specifications, and AASHTO design
guides. Through an informal preliminary review, the DPP Traffic Review Branch did not
see any immediate concerns regarding the proposed layout of the driveways. The Pi‘ikoi
Street driveway apron may conflict or not meet clearance requirements with existing
utilities, specifically a fire hydrant, a utility pole and a water meter. This may require a
variance from the City and/or utility relocations. Geometric design of the driveways
should be straightforward with minimal challenges, given the gentle site grades and long
frontage of the property.

The proposed site plan shows bulb outs on the mauka side of EIm Street at both ends of
the block between Pi‘ikoi Street and Alder Street. Bulb outs generally provide increased
safety to pedestrians, creating a reduced crosswalk length. Construction of the bulb outs
will also have impacts to various existing infrastructure features, such as curb ramps,
utility structures, and traffic striping and signage. These features will need to be
relocated and constructed in accordance with City standards.

Segments of sidewalk, curb and gutter will be restored where existing driveway aprons
are abandoned. The Pi‘ikoi Street driveway improvements may disturb existing lava rock
curb. Disruption of these curbs will require special handling. In some cases they are
embedded deeper than standard curbs. Below grade the finish may be found to be
roughhewn rather than squared off. Mitigations will need to be coordinated with the City
and may include reusing the lava rock curbs, or salvaging the curb and replacing with a
new curb of similar finish.

3.11 WATER SYSTEM

A preliminary engineering report — including an assessment of water, wastewater, and
drainage - was conducted for the proposed project by SSFM International, Inc. in January
2015. The report is located in Appendix I. The Honolulu Board of Water Supply (BWS)
provides water service to the existing project site. Based on BWS system as-built plans,
domestic water service is currently provided by a 4-inch lateral (3-inch compound meter
no. 04094081) connected to an existing 6-inch water main along Alohi Way.

The total existing plumbing fixture units (FU) are estimated to be 251.5 FU. The fixture
count is based on an existing floor plan from the 2012 Assessment Survey Report by
Pacific Architects, Inc. The fixture counts will need to be confirmed during the
construction document phase. Per the 2012 Assessment Report, all the existing plumbing
fixtures are non-low flow.
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Three existing fire hydrants are located within the parcel frontage. FH M02662 is located
on the near side of Pi‘ikoi; FH M06177 is located on the near side of EIm: and FH
MO06176 is located across Alder. Additionally, FH M03919 is located within the next
block makai on Pi‘ikoi and is closer to portions of the parcel than the other fire hydrants.

Calculated flow data obtained from BWS for the three hydrants within the parcel frontage
indicates static pressures ranging 74-75 psi, residual pressures ranging 55-56 psi and
flows of 2000 gpm. The data are based on BWS models of the existing water system and
assumptions of a full reservoir and no demands on the water system. The static pressure
represents the theoretical pressure based on the assumptions. To determine flow
available at the site, on-site pressure readings will need to be taken and correlated to the
provided data. See Appendix I for the December 28, 2015 letter from BWS which
provided the pressure and flow data.

Domestic water, irrigation and fire sprinkler line connections will be supplied by the
BWS system. The proposed project development will create significant additional water
demands on the BWS system. An inquiry has been made to BWS as to whether the
system has capacity to accommodate the redevelopment.

Domestic water demand planning estimates for this project, based upon BWS Water
System Standards 2002, are summarized in Table 16.

Table 16: Projected Water Demand

Domestic
Zoning Designation Demand Rate | Quantity Consumption
gal/day

Multi-Family High Rise ) .
(HHEDC Housing) 300 gal/unit | 187 units 56,100
Commercial/Residential Mix 120
(Juvenile Services Center and Shelter) gals/1000 sf 35452 st 4,254
Total Average Daily Demand 60,354
Maximum Daily Demand (1.5x factor) 90,531
Peak Hour Demand (3x factor) 181,063

The preliminary estimated total proposed fixture units is 2,036.3 FU, broken down into
1,814.7 FU for the rental housing, and 221.6 FU for the juvenile services center and
shelter. See the Appendix I for a breakdown of proposed fixture unit estimates.

All existing fixtures will be demolished. These existing fixture units to be removed will
be taken into account by BWS when determining water charges and capacity of the
system to accommodate the redevelopment.
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Project Impacts and Mitigation

The existing 3-inch meter may be sufficient to service the estimated total flow of 315
gpm. However, due to the close values for flow requirement and capacity, it is possible
the meter will need to be upsized to a 4-inch meter when fixture unit counts are finalized.

Fire protection will be in accordance with BWS standards and the National Fire
Protection Association Fire Code. For high rise apartments, BWS standards require a fire
hydrant flow capacity of 2000 gpm for 2 hours, and a maximum hydrant spacing of 250
feet. The existing fire hydrant spacing does not appear to meet the maximum spacing
requirements. Additional hydrants may need to be added for the project.

The location of the existing fire hydrants in relation to the proposed building meets the
400 ft. maximum distance to the closest point on a structure requirement of the NFPA 1
Fire Code. The hydrant on Pi‘ikoi Street may be in conflict with the location of the
proposed driveway, and therefore may need to be relocated. A new fire sprinkler water
service connection and DC meter will be required.

3.12 WASTEWATER DISPOSAL

The existing facility is serviced by at least one 6 inch sewer lateral. Limited as-built
information shows one 6 inch lateral flowing south on the property adjacent to Alder
Street. The City GIS sewer map shows multiple 6 inch laterals connecting to the
property. One lateral connects on EIm near Alder to a manhole at the EIm/Alder
intersection. Another lateral connects to an 8 inch main on Alder near EIm, with an
assumed wye connection. The 8 inch main on Alder changes direction at EIm, continuing
to the east on EIm, however at an apparently smaller diameter of 6 inches. The pipe
diameters will need to be verified in the field. Two laterals connect to a 12 inch main on
Pi‘ikoi, with an assumed wye connection.

The quantity of wastewater and design of the sewer system will be in accordance with the
Design Standards of the Department of Wastewater Management, City and County of
Honolulu, dated July 1993. The estimated quantity of wastewater from the proposed
project is shown in Table 17.

Table 17: Projected Wastewater Flow

Category Quantity(06fF:/l\D/;;\stewater
HHFDC Housing (187 units) 43,424

Juvenile Shelter and Services Center (35,452 sf) 8,981

Average Wastewater Flow 52,405

Design Average Wastewater Flow 75,332

Design Maximum Flow 284,951

Design Peak Flow 288,940
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Project Impacts and Mitigation

Reuse of the existing sewer laterals will be assessed during the design phase of the
project. Where reuse of existing laterals is not feasible or insufficient, new sewer
lateral(s) will be installed. Size and slope of the laterals will be based on meeting
capacity and maximum velocity requirements for the Design Peak Flow, and minimum
scouring velocity requirements for the Design Average Flow.

Preliminary approval to connect to the City wastewater system has been given by DPP
Wastewater Branch in response to a Sewer Connection Application (SCA). The approval
directs the project to connect to the 8-inch main on Alder Street. Wastewater system
facility charges will be assessed during the design phase. The SCA will need to be
updated and resubmitted if project parameters change, such as number of residential
units, number of anticipated employees in the office space, number of shelter rooms, and
water meter size. The approval is valid for two years. If construction plans are not
completed and approved within this timeframe, the SCA will need to be resubmitted. See
the Appendix | for the approval document.

3.13 DRAINAGE SYSTEM

City and County of Honolulu (City) drainage infrastructure is in place adjacent to the
property. Catch basins are located at the intersections makai of the property. The catch
basin at the southeast corner of the lot, at the intersection of EIm Street and Alder Street,
connects to a 42 inch reinforced concrete pipe drain line that runs south on Alder from
Elm. The catch basin near the southwest corner of the property discharges into the 36
inch x 96 inch box culvert flowing south under Pi‘ikoi Street. Overland flow is to the
southwest on generally flat terrain. The existing site has approximately 60% impervious
cover.

The drainage system shall be designed for both storm water quantity and quality in
accordance with the Department of Planning and Permitting, City and County of
Honolulu, Rules Relating to Storm Drainage Standards, amended June 1, 2013,
hereinafter referred to as City Drainage Standards.

The proposed site will be approximately 65% impervious, an increase from the existing
condition, which will likely cause a slight increase in runoff rates and volumes. The
project may therefore be required to retain and/or detain the increase in peak storm water
flows.

Project Impacts and Mitigations

The project will likely disturb more than one acre of area, therefore for water quality
design, the project will be classified as Type A2, projects that disturb between one and
five acres. Type A2 projects must implement the following practices to meet water
quality criteria:

1. Incorporate appropriate Low Impact Development site design strategies. An
example is incorporating landscaped areas into the site design.
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2. Incorporate appropriate Source Control BMPs. An example is including drain
inlet stencils that discourage illegal dumping into drain inlets.

3. Retain or biofilter the water quality volume with appropriate post construction
treatment control BMPs. Examples include subsurface perforated chambers and
vegetated swales. The water quality volume is calculated based on surface area,
ground cover, a standard design storm (1 inch depth for retention facilities and 0.4
inches per hour for biofiltration facilities). Unlike storm water quantity, water
quality design does not take into account the existing condition, therefore the
design is not based on an increase in flow, but rather total flow from the
developed condition.

Item 3, Treatment Control BMPs, will have the most impact in terms of design effort and
construction and facility maintenance cost. Water quality facilities that are constructed
on site, if any, will be maintained in compliance with City regulations.

3.14 ELECTRIC AND COMMUNICATIONS FACILITIES

Electrical service is available in the area. Table 18 summarizes the electrical services
available to the property. Redevelopment of the site would require the existing incoming
electrical service and distribution be upgraded or replaced to meet new electrical load
requirements.

Table 18: Existing HECO Service

HECO Meter No. | Electrical Service

120/240 volts, single phase, three wires for general lighting and

385291 receptacle loads for the vacant detention facility.

473366 240 volts, three phase, three wires for air conditioning and
refrigeration loads for the vacant detention facility.

412101 100 ampere service. 120/208 volts, three phase, four wires for

lighting and receptacle loads for the shelter facility.

100 ampere service. Electrical service is 120/208 volts, three
487541 phase, four wires for air conditioning and heating/cooling type
loads for the shelter facility.

Electric load calculations were determined per the 2008 National Electrical Code (NEC)
and buildout assumptions associated with the residential and judiciary uses by Douglas
Engineering in January 2016. A copy of that report may be found in Appendix J.
Assuming all equipment will be electrical, which represents the high end of the estimate,
the calculation yields an expected demand of 3910 kVA.
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Gas service is available to a few properties on Alder Street. If that gas service can be
extended to the proposed building, tenants could have the ranges, dryers, and water
heating on gas. This reduces the expected electrical demand on the building by
approximately 30%, which will also reduce the size of the service equipment and the
HECO transformer.

Both options will require the installation of a large transformer by HECO, in a dedicated
HECO vault. Inside, a transformer pad and underground ductbank, encased in concrete,
from the transformer pad to the point of nearest utility power (likely the base of a power
pole with overhead power lines) will be required by HECO, and provided by the
Contractor during construction. Two medium-voltage lines will then be pulled directly
into this vault. The size of the HECO transformer can be expected to be 2000 kVA.
However, HECO will make the final determination as to transformer size. With gas
service, the HECO transformer drops to 1500 kVA.

Communications service will be provided by either Hawaiian Telcom (HTEL) or Oceanic
/ Time Warner Cable (OTWC). Both HTEL and OTWC have handholes in the area.
OTWOC has a sizeable handhole on Pi‘ikoi Street. HTEL has at least two telephone lines,
one at the corner of Alder Street and EIm Street, and one along Pi‘ikoi Street. These are
the most likely points of connection, and underground infrastructure for the building will
be laid in once the site prep work begins.

3.15 COMMUNITY FACILITIES

Major community facilities in the vicinity of 902 Alder Street are noted below.
Medical Facilities

There are three major medical facilities in close proximity to the subject property. The
Queens Medical Center and Straub Clinic and Hospital offer emergency services and all
levels of general acute patient care. The Straub Hospital is the closest facility,
approximately .5 miles west of the subject property on South King Street. The Queens
Center is approximately one mile west of the subject property. The Kaiser Honolulu
Clinic is approximately .25 miles west of the subject property on South King Street.

Educational Facilities

The Hawai‘i Department of Education oversees public schools in the Honolulu District of
the McKinley Complex. There are eight public schools in the Complex, and three
Charter Schools. The closest public schools include the Ka‘ahumanu Elementary school
(Kindergarten — 5" grade), Central Middle School (grades 6 - 8), and the McKinley High
School (grades 9 - 12) school. The proposed residential units will house an estimated 390
residents, including about 23 students who will attend nearby public schools. It may be
assumed that the project will result in 11 elementary school students, 6 middle school
students and 6 high school students. These numbers could be higher or lower, depending
on (1) the mix of unit sizes (e.g., how many 1-bedroom, 2-bedroom, 3-bedroom units);
and (2) the mix of tenants (e.g., how many young families versus individuals).
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Emergency Responders

The Honolulu Police Department (HPD) District 1, Sector 4 covers Makiki, Kaka’ako,
McCully and Mo‘ili‘ili. The Department's headquarters is located at 801 South Beretania
Street, approximately one mile west of the subject property. District 1 has a community
policing/weed and seed team comprised of volunteers who collaborate with law
enforcement staff to reduce crime, create safer neighborhoods, and improve the quality of
life for residents.

The closest Honolulu Fire Department station is the Pawa’a Station at 1610 Makaloa
Street approximately .75 miles southeast of the project site.

Emergency Shelters

The closest outdoor emergency shelter is the Sheridan Community Park located directly
across from the subject property on EIm Street. The closest indoor Emergency Shelter is
located one block west of the subject property, at McKinley High School. Just beyond
the School is a larger facility that serves as a shelter for emergencies purposes, i.e., the
Neal S. Blaisdell Center.

Community Parks and Recreational Resources

The City and County of Honolulu, Department of Parks and Recreation (DPR) manages
and maintains a system of parks on the island of O*ahu. 902 Alder Street is located
within DPR’s District 2. The closest public park is Sheridan Community Park located
directly across from the subject property on EIm Street. Other public parks in the vicinity
include Cartwright Neighborhood Park, Pawa’a Park, and Thomas Square. All three are
less than .5 miles from the subject property. The closest regional park and beach is the
Ala Moana Regional Park, which is approximately .65 miles from the subject property.
The nearest public swimming pool is located at 1527 Ke‘eaumoku Street.

The City and County of Honolulu’s Park Dedication Ordinance requires new residential
projects to either dedicate land in perpetuity for park and playground purposes or to pay a
fee in-lieu of dedication.

Project Impacts and Mitigation

The proposed project is not expected to have significant adverse impacts on community
facilities. The Department of Parks and Recreation, in response to the pre-assessment
consultation, indicated that the project would have no impact on any of their programs or
facilities.

The project is requesting an exemption from Park Dedication requirements pursuant to
Section 201H-38, Hawai‘i Revised Statutes (HRS), as further discussed in Chapter 5 of
this Draft EA. The project may instead include a recreation deck on the roof of the
parking structure. Juveniles, their visitors, and judiciary employees will have access to
the on-site landscaped recreation area on Pi‘ikoi Street.
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The proposed residential development will result in an additional 11 elementary school
students, 6 middle school students and 6 high school students, depending on the mix of
unit types. The DOE regularly updates enrollment projections for facilities and program
planning based on current migration patterns, new housing developments, birth statistics,
changes in service boundaries, changes in school organization, and attendance of students
from outside the school service area by district exception.

3.16 SOCIOECONOMIC ENVIRONMENT

Plasch Econ Pacific LLC examined the population, economic, and fiscal benefits and
impacts of the proposed joint development in March 2016. The population impacts
address the number of people who will be living in the affordable units, as well as the
changes in number of people supported by the increased economic activity associated
with the project. The economic impacts cover expenditures and sales, profits,
employment, and payroll related to (1) construction and related activities, and (2)
operations and related activities. Fiscal impacts address the impact of the project on State
and County revenues and expenditures. A full copy of the report can be found in
Appendix K.

Demographics

The US Census compiles demographic information on population, housing and
employment every 10 years, with the most recent data available from the year 2010. The
proposed development is located within Census Tract 36.01 - Honolulu. An overview of
2010 demographic characteristics for the census tract and for Honolulu County, as a
whole, is provided in Table 19.

Table 19: Selected Population and Housing Characteristics

Characteristic Honolulu Census Tract 36.01 —
County Honolulu

Population 953,207 4,109
Median age 37.8 39.8
Population in households 917,907 4,096
Number of households 311,047 1,951
Average household size 2.95 2.10
Housing units 315,988 2,153
Occupied housing units 336,899 1,951
Percent of total housing units occupied 92.3% 90.6%
Renter occupied units 136,660 1,462
Population in renter-occupied units 376,015 3,028

Assuming an average household size similar to that of the census tract of approximately
2.10 persons, the proposed development (creation of +180 units) may be expected to
increase the population in the area by approximately 380 people.
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As described by the public review draft Ala Moana Neighborhood Transit-Oriented
Development (TOD) Plan (2014), the Ala Moana neighborhood and environs is known
for its commercial and civic uses of regional and statewide significance. In addition to
being a high employment zone, it is also a major residential area which has seen several
new high-rise condominiums constructed over the past ten years. Residents of the Ala
Moana neighborhood are attracted to the area’s convenient access to numerous public
amenities, shopping, and services.

Beyond the demographics provided in Table 19, the 2010 Census data suggests that
nearly half (47%) of the area’s employed residents use a mode of travel other than
driving alone for commuting to and from work (compared to the 36% for Oahu). Of this
number, a relatively high percentage walks or uses transit. Additionally, most
households are renters rather than owners, the reverse of the island-wide pattern.

Economic Impacts

Development of the project will provide an average of about 140 construction jobs over
the two-year construction period, plus about 275 indirect jobs, for a total of about 410
direct-plus-indirect jobs. Construction activity is expected to generate a total payroll of
about $22 million per year, of which about $8.7 million will be for construction workers,
about $13.3 million for indirect employment. Annual wages will range from about
$30,000 to over $100,000 per year, and are expected to average about $63,000 for
construction jobs, and about $48,300 for indirect jobs.

In addition to construction expenditures, construction activity will generate indirect sales
associated with supplying goods and services to construction companies and to the
families of construction workers. In turn, the companies supplying goods and services,
and the families of their employees, will purchase goods and services from other
companies, and so on. These indirect sales will include sales by companies that supply
building materials (cement, steel, lumber, roofing materials, plumbing equipment,
electrical equipment, hard-ware supplies, lighting, flooring, etc.); rent out construction
equipment; repair equipment; provide warehousing services; provide shipping and
trucking services; etc. Indirect sales also include sales by grocery stores, drugstores,
restaurants, service stations, beauty salons, medical providers, accountants, attorneys,
insurance agents, etc. Based on State economic multipliers, these indirect sales are
expected to average about $48.8 million per year.

Once built out and occupied, operations will result in a negligible increase in regional
employment because most workers are already at the existing site, or will relocate from
nearby State offices.

Most of the tax revenues generated by development will be paid to the State, not the
County. In total, the State will receive an estimated $5 million from excise taxes,
corporate income taxes, and personal income taxes. The County will receive about
$180,000 from the excise tax surcharge. Due to the exemption for qualifying low-income
rental projects, this amount does not include any excise tax or surcharge on the
construction costs of the residential portion of the project.
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Project Impacts

As documented in the 2014 draft Housing O‘ahu: Islandwide Housing Strategy, the
production of rental housing is a top priority for the County. The Sheridan District within
the Ala Moana area already has a large number of rental units. As such, neighbors are
familiar with renter occupied units and another rental project will fit in to the existing
neighborhood. Renters typically earn less than homeowners, in which case a rental
project in proximity to a future transit station, will help households keep more of their
incomes for uses other than commuting costs.

Housing unit sizes may range from studios to 3-bedroom units, benefiting diverse
households.

For both the State and the County, expenditures for support services are expected to be
negligible inasmuch as no expensive government infrastructure for the Project will be
required, and State and County services are already provided to workers directly or
indirectly involved with project development, and to the families of these workers.

Both the State and the County will receive negligible tax revenues from operations. This
is because (1) the property will be exempt from paying property taxes; (2) rental income
will be exempt from the excise tax and surcharge; (3) the rental units may likely be
managed by a non-profit organization (such organizations do not pay income taxes); and
(4) the regional increase in employment, payroll, and personal income taxes will be
negligible.

The change in State and County support expenditures are expected to be negligible, given
that both already provide services to the employees who will be working in the buildings,
as well as to residents living in the rental units.

3.17 POTENTIAL CUMULATIVE AND SECONDARY IMPACTS

Cumulative impacts are impacts which result from the incremental effects of an activity
when added to other past present, and reasonably foreseeable future actions, regardless of
what agency or person undertake such other actions. Cumulative impacts can result from
individually minor but collectively significant actions taking place over a period of time.
The 902 Alder Street joint development is not anticipated to generate substantial
cumulative impacts. Short-term impacts to adjacent buildings and rights of way may
occur during construction. These will be mitigated to the extent possible, as previously
described. In the long-term, there will be no adverse cumulative impacts on traffic, noise,
air quality, and the flora and fauna. Wastewater capacity has been confirmed by the
County. The Preliminary Engineering Report suggests that the required water capacity is
available. Post-development drainage flow quantity will not exceed the predevelopment
quantity.

Secondary effects are impacts that are associated with, but do not result directly from, an
activity. The environmental analysis of the proposed project addresses full development
of the project in the context of known planned or approved land uses in the vicinity.

Based on the approximately 180 units and diversity of unit types, it may be expected that
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380 new residents will move into the neighborhood as a result of this proposed
redevelopment. The Juvenile Center will provide an estimated 65.5 full-time equivalent
jobs. Although this is a significant increase over the number of jobs at the existing
facility, nearly all of the new jobs will relocate from other facilities in the area. Thus, the
net change in regional employment is anticipated to be zero. As described in Section
3.16 of this draft EA, the State and County tax revenues and support expenditures are
expected to be negligible.
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4.0 CONFORMANCE WITH PLANS AND
POLICIES

This section describes the degree to which the proposed project conforms to existing
State and County plans and regulations.

4.1 HAawAI‘l STATE PLAN

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

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

§226 -4 State goals.

1. Astrong, 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.

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

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

8226 -5 Obijective and policies for population.

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

3. Promote increased opportunities for Hawai‘i's people to pursue their socio-
economic aspirations throughout the islands.

7. Plan the development and availability of land and water resources in a
coordinated manner so as to provide for the desired levels of growth in
each geographic area.
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8226-10 Objective and policies for the economy--potential growth and innovative
activities.

14. Encourage the development and implementation of joint federal and state
initiatives to attract federal programs and projects that will support
Hawai‘i's social, economic, physical, and environmental objectives.

8226-13 Objectives and policies for the physical environment--land, air, and water
quality.

b.7. Encourage urban developments in close proximity to existing services
and facilities.

8226-17 Objectives and policies for facility systems—transportation.

13. Encourage diversification of transportation modes and infrastructure to
promote alternate fuels and energy efficiency.

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

1. Greater opportunities for Hawai‘i's people to secure reasonably priced,
safe, sanitary, and livable homes, located in suitable environments that
satisfactorily accommodate the needs and desires of families and
individuals, through collaboration and cooperation between government
and nonprofit and for-profit developers to ensure that more affordable
housing is made available to very low, low- and moderate-income
segments of Hawai‘i's population.

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

3. The development and provision of affordable rental housing by the State to
meet the housing needs of Hawai‘i's people.

§226-22 Objectives and policies for socio-cultural advancement--social services.

2. Promote coordination and integrative approaches among public and
private agencies and programs to jointly address social problems that will
enable individuals, families, and groups to deal effectively with social
problems and to enhance their participation in society.

§226-105 Crime and criminal justice.

5. Provide a range of appropriate sanctions for juvenile offenders, including
community-based programs and other alternative sanctions.
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4.2 HAawAI‘l REVISED STATUTES CHAPTER 343

The proposed action involves the use of State lands and funds to create the mixed-use
development at 902 Alder Street. Therefore, this Draft EA was prepared in accordance
with Chapter 343,HRS, and Title 11, Chapter 200 of the State Department of Health’s
Hawai‘i Administrative Rules (HAR).

4.3 HawaAl‘l REVISED STATUES CHAPTER 201H

Chapter 201H, HRS, authorizes HHFDC to develop or assist in the development of
housing projects which are exempt from certain statutes, ordinances, charter provisions,
and rules of any governmental agency relating to planning, zoning, construction
standards for subdivisions, development and improvement of land, and the construction
of units thereon provided that:

e The project primarily or exclusively includes affordable housing units;

e The Corporation finds that the project meets minimum requirements of health and
safety; and,

e The development of the project does not contravene any safety standards, tariffs,
or rates and fees approved by the public utilities commission for public utilities or
various Boards of Water Supply.

The 201H expedited processing tool provides for greater design flexibility and cost
savings for affordable housing projects. The HHFDC establishes its affordability
threshold for projects as those projects that primarily are affordable to households with
incomes at or below 140% of area median income. The project satisfies the standards of
Chapter 201H, HRS, and will request certain exemptions that will contribute to project
economic feasibility and thereby result in the production of affordable rental housing
units.

4.4 HAwAI‘I REVISED STATUES CHAPTER 205A

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

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

4.5 STATE LAND USE LAW

The State of Hawai‘i Land Use Law, Chapter 205, Hawai‘i Revised Statutes, classifies all
lands in the State into four land use districts: Urban, Rural, Agricultural, and
Conservation. The proposed project is located in the Urban district. A State Land Use
District Boundary Amendment is not needed to redevelop the property as proposed. The
proposed use of the subject property for residential and judiciary development would be
consistent with the Urban designation.

4.6 CiTY AND COUNTY OF HONOLULU GENERAL PLAN

The General Plan of the City and County of Honolulu is a comprehensive statement of
objectives and policies which sets forth the long-range aspirations of island residents and
shapes the strategies and actions needed to achieve them. The General Plan was adopted
in 1992 and most recently amended in 2002 (Resolution 02-205, CD1). It is the first
level of a comprehensive planning process that addresses physical, social, economic, and
environmental concerns. The rezoning of the subject property and its use residential and
commercial facilities is consistent with the following objectives and policies of the
Honolulu General Plan:

e PART I: POPULATION.

0 Objective C: To establish a pattern of population distribution that will
allow the people of Oahu to live and work in harmony.

= Policy 1: Facilitate the full development of the primary urban
center.

e PART IV: HOUSING.

0 Objective A: To provide decent housing for all the people of O‘ahu at
prices they can afford.

= Policy 5: Make full use of State and Federal programs that provide
financial assistance for low- and moderate-income homebuyers.

= Policy 12: Encourage the production and maintenance of
affordable rental housing.

= Policy 13: Encourage the provision of affordable housing designed
for the elderly and the handicapped.

0 Obijective C: To provide the people of Oahu with a choice of living
environments which are reasonably close to employment, recreation, and
commercial centers and which are adequately served by public utilities.
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= Policy 1: Encourage residential developments that offer a variety
of homes to people of different income levels and to families of
various sizes.

= Policy 3: Encourage residential development near employment
centers.

= Policy 4: Encourage residential development in areas where
existing roads, utilities, and other community facilities are not
being used to capacity.

e PART V. TRANSPORTATION & UTILITIES.

0 Objective A: To create a transportation system which will enable people
and goods to move safely, efficiently, and at a reasonable cost; serve all
people, including the poor, the elderly, and the physically handicapped;
and offer a variety of attractive and convenient modes of travel.

= Policy 7: Promote the use of public transportation as a means of
moving people quickly and efficiently, of conserving energy, and of
guiding urban development.

e PART VII: PHYSICAL DEVELOPMENT AND URBAN DESIGN.

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

= Policy 5: Provide for more compact development and intensive use
of urban lands where compatible with the physical and social
character of existing communities.

= Policy 7: Locate new industries and new commercial areas so that
they will be well related to their markets and suppliers, and to
residential areas and transportation facilities.

0 Objective B: To develop Honolulu (Waialae-Kahala to Halawa), Aiea,
and Pearl City as the Island's primary urban center.

= Policy 5: Encourage the development of attractive residential
communities in downtown and other business centers.

e PART VIII: PUBLIC SAFETY.
0 Obijective A: To prevent and control crime and maintain public order.
= Policy 9: Encourage the improvement of rehabilitation programs
and facilities for criminals and juvenile offenders.
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e PART XI: GOVERNMENT OPERATIONS AND FISCAL MANAGEMENT.
o0 Objective A: To promote increased efficiency, effectiveness, and
responsiveness in the provision of government services by the City and
County of Honolulu.
= Policy 2: Promote consolidation of State and City and County
functions whenever more efficient and effective delivery of
government programs and services can be achieved.

An update to the General Plan is underway. Its working title is “O“ahu 2035: General
Plan Focused Update”. The update considers critical issues of growth, development, and
quality of life that island residents are most concerned about, including regional
population, economic health, affordable housing, and sustainability. The version
examined for the purposes of this Draft EA is titled “November 2012 Public Review
Draft of Proposed General Plan Revisions”. The proposed project remains consistent
with the proposed changes to the text. The County proposes to add a new policy to the
General Plan that is particularly relevant to the proposed project. It is as follows:

e PART IV: HOUSING (proposed update).

0 Objective A, Policy 12 - Promote higher-density, mixed use development,
including transit oriented development, to increase the supply of
affordable and market homes convenient to jobs, shops and public transit.

0 Objective C, Policy 5 - Support mixed-use, higher-density redevelopment
in areas surrounding future transit stations.

4.7 CiTY AND COUNTY OF HONOLULU LAND USE ORDINANCE

The subject property is designated as A-2 Medium-density Apartment District by Chapter
21 of the City and County of Honolulu Revised Land Use Ordinance (LUO). The LUO
regulates land use in a manner that encourages the orderly development in accordance
with the General Plan and Development Plans. The intent of the A-2 District is to:

“allow for a range of apartment densities and a variety of living environments.
The predominant uses include multifamily dwellings, such as common wall
housing, walkup apartments and high-rise apartments. Uses and activities that
complement apartment use are permitted, including limited social services ... The
intent of the A-2 medium density apartment district is to provide areas for
medium density, multifamily dwellings. It is intended primarily for concentrated
urban areas where public services are centrally located and infrastructure
capacities are adequate.”

The multifamily housing component of this project is permitted in the A-2 District.
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Development Standard Maximum Permitted Proposed
Minimum Lot Area (sf) 10,000 sf 63,180 sf
Minimum Lot Width 70 ft over 70 ft wide and
and Depth (ft) deep
Setbacks 10 feet for front, side and rear 10 f eet for front,
side and rear
Maximum Building 40% x 63,180 = 25,272 sf 39,000 sf
Area
Maximum Height (ft) 150 ft 185 ft
“for any portion of a structure over 40 feet in height,
additional side and rear setbacks shall be provided;
Height Setbacks for each 10 feet of additional height or portion conforms
thereof, an additional one-foot setback shall be
provided.”
Maximum Allowable | g 1 9y 63,180 sf = max allowable FA 120,042 sf FAR 4.5

Floor Area

"Public uses and structures™ are permitted in an A-2 District. According to the
Definitions section in the LUO, "public uses and structures" are “those uses conducted by
or structures owned or managed by the federal government, the State of Hawai‘i or the
city to fulfill a governmental function, activity or service for public benefit and in
accordance with public policy. Excluded are uses which are not purely a function,
activity or service of government and structures leased by government to private
entrepreneurs or to nonprofit organizations. Typical public uses and structures include:
libraries, base yards, satellite city halls, public schools and post offices”. A juvenile
services center/shelter for the State of Hawai‘i Judiciary is a public use.

4.8 PRIMARY URBAN CENTER DEVELOPMENT PLAN

The City’s Development or Sustainable Communities Plans, consist of conceptual
schemes for implementing the development or sustainable community objectives and
policies of the City’s General Plan. The purpose of the plans are to set forth the desired
sequence, patterns, and characteristics of future development or sustainability of a region
or community. Therefore, these plans are detailed guidelines for the physical
sustainability or development of the island. The plans consist of maps depicting the land
use pattern, public facilities, open spaces, general principles and common provisions, and
specific urban design principles and controls. The Primary Urban Center Development
Plan (PUC DP), adopted by the City Council via Ordinance 04-14 in June 2004, was
prepared as a community-developed guidance document for orderly and coordinated
public and private sector development in the Primary Urban Center Development Plan
area in a manner that is consistent with applicable general plan provisions, including the
designation of the Primary Urban Center as the principal region for future growth in
residential population and jobs.

The Property is entirely located within the Primary Urban Center Development Plan’s
“Urban Community Boundary”. The DP recognizes the Ala Moana district (where the
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subject property is located) as an area “with substantial capacity for future urban
development”.

The proposed redevelopment of 902 Alder Street is consistent with the following “Key
Elements” of the vision for the Primary Urban Center:

e Livable neighborhoods have business districts, parks and plazas, and walkable
streets.

e The PUC offers in-town housing choices for people of all ages and incomes.

e A balanced transportation system provides excellent mobility for residents and
visitors.

The proposed affordable housing will be integrated with other uses on the parcel, and is
in walking distance from shopping districts, community services, and mass transit. A
landscaped recreation area, urban courtyard, and pedestrian paths will help integrate the
project with neighboring uses. The State will contribute to the supply of affordable
rental units and by supporting housing for low income households. The use of mass
transit, bicycling and walking will be encouraged by reducing the number of vehicular
parking spaces on-site. Bicycle parking will be provided on site. The project will
contribute toward the implementation of complete streets with improvements to the
walkability of EIm Street in particular.

In Figure 4 of the PUC DP Land Use Map, the proposed development is shown within
the Medium and Higher Density Residential Mixed Use designation and within the Urban
Community Boundary. The following discussion describe areas where the proposed
project is consistent with policies and guidelines in the PUC DP.

Policies: In-Town Residential Neighborhoods

e Density
e Building Heights
e Building Design and Streetscape Environment

The project is significantly underutilized with one and two-story buildings in an area that
allows heights of up to 150 feet. In conformance with the policies of the PUC DP and
Ala Moana Neighborhood TOD Plan, higher densities with mixed uses are proposed.
The location of the property — within close proximity to neighborhood stores, dining
establishments, professional and/or business services along King Street — will support
resident lifestyle and livelihood choices. The proposed height of the project will better
reflect the currently allowed height. The primary entrance to the parking and judiciary
structure will be on Alder Street, in order to support efficient patterns of circulation on
Pi‘ikoi Street. An urban courtyard may be placed near the main entrance to the other
housing and judiciary activities, providing strategic open space relief and opportunities
for social activity.
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Policies: In-Town Housing Choices

e Reduce costs for apartment homes.
e Provide incentives and cost savings for affordable housing.

e Provide for high-density housing options in mixed-use developments around
transit stations.

Land costs will be reduced by maximizing density in accordance with the existing zoning
regulations. Federal standards for affordability will be satisfied, and 100% of the units
are planned to be available for individuals and families earning 60% and below of the
area median income. The property will be developed for the mix of residential and
judiciary uses, at a density appropriate for its location with %2 mile of the proposed Ala
Moana transit station.

Policies: Develop a Balanced Transportation System

Implement land use strategies to achieve a balanced transportation system.
Implement Transportation Demand Management strategies.

Implement the Honolulu Bicycle Master Plan.

Enhance and improve pedestrian mobility.

Encourage the full use of existing private and public parking garages.

The project will take advantage of the existing zoning density and heights to maximize
the use of the parcel. While on-site parking is proposed, the spaces will be limited in
order to encourage the use of bus, rail, bicycling and walking as alternative transportation
modes. On-site parking for bicycles will encourage the use of transit and other
alternative modes, and reflect the recommendations within the Honolulu Bicycle Master
Plan and later bicycle planning documents. The sidewalks along EIm, Alder, and Pi‘ikoi
will be improved with landscaping and trees that enhance the pedestrian environment.
The reduction of on-site parking will encourage alternative modes of commuting, and
therefore, the proposed parking structure is expected to be fully utilized, and not under-
utilized.

The proposed project is consistent with these policies and guidelines.

4.9 ALA MOANA NEIGHBORHOOD TRANSIT-ORIENTED
DEVELOPMENT PLAN

The property is located within 1/2 mile from the proposed Ala Moana Center transit
station (see Figure 16). Future residents can be expected to walk to the transit center to
use buses and the train for commuting purposes. Although the Ala Moana Neighborhood
Transit-Oriented Development (TOD) Plan is still in its Public Review Draft stage, we
anticipate it being approved by the City Council, as the Waipahu and *Aiea/Pearl City
Plans were. Several components of the proposed design comply with the Draft TOD
Plan’s proposed development objectives.
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The project can be assessed based on the design controls contained in the Interim Planned
Development-Transit (IPD-T) permit process, set forth in ROH Chapter 21 (City Council
Ordinance 14-10). Although the project does not require an IPD-T, it satisfies the
permit’s various standards, including:

a. Contributes positively to the economic enhancement of the affected area,
particularly with regard to providing a broad mix of uses and diverse
employment opportunities.

After the juvenile detention facility moved to Kapolei, the main structure and its
three wings has remained vacant. The redevelopment of the property entails three
distinct uses: residential, office and social service associated with the judiciary
function, and open space. This broad mix of uses will maximize the zoning
potential and thereby create both on-site employment potential, as well as insert
more people into the neighborhood who will likely shop at the existing nearby
stores and shopping malls/plazas.

b. Provides measures or facilities, or both, to promote a highly functioning, safe,
interconnected, multi-modal circulation system, supporting easy access to, and
effective use of the transit system on a pedestrian scale.

Wide sidewalks surround three sides of the property. Multi-modal needs will be
accounted for with the installation of bicycle parking, pedestrian paths, and
minimal parking for automobiles. The property will be landscaped to contribute
to an attractive and functional streetscape.

c. Provides usable, safe, and highly accessible public accommodations, gathering
spaces, pedestrian ways, bicycle facilities, or parks.
A landscaped community recreation area may be constructed on Pi‘ikoi Street.
The area could be used by the juveniles, visitors, and employees of the Juvenile
Services Center. An urban courtyard may be located on Alder Street. The
courtyard could serve as the primary entrance to the residential and/or judiciary
components of the site. The existing sidewalk on the mauka side of EIm is not
wide enough to accommodate street trees, so the frontage on EIm will be
landscaped. Pedestrian paths will connect the sidewalks to the proposed new
buildings. A recreation deck, possibly on the top of the parking structure, may be
provided for the residents of the affordable housing units.

d. Provides an appropriate mix of housing and unit types, particularly affordable
or rental housing, or both; with qualifying affordable or rental housing being
located on the project site or within one-half mile of the same identified transit
station as the project site.

The project involves the on-site construction of housing affordable to households
at 60% and below the U.S. Department of Housing and Urban Development Area
Medium Income within one-half mile of the future Ala Moana rail station. All
residential units, with the exception of the manager’s unit, will be affordable. A
variety of rental housing units are proposed, including one-bedroom units, two-
bedroom units, and three-bedroom units. Incidental uses include a manager’s
unit, laundry facility, management office, and recreation room.
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The project is also consistent with many of the principles and objectives within the draft
Ala Moana Neighborhood TOD Plan (2014 Public Review Draft). For example, the
principle of Residential Diversity is satisfied with the project’s variety of unit sizes. The
various unit sizes will help accommodate diverse lifestyles and varying income levels.
The proposed affordable rental housing will help attract a wider demographic. The
project also satisfies the Usable Open Space principle. The recreation area, urban
courtyard and pedestrian paths linking sidewalks to structures on site will help integrate
the project into the fabric of the neighborhood. The proposed landscaping will provide
“respite from the hardscape and pace of the city, and provide cool, contemplative spaces,
social gathering places, active recreation areas, and a home for community-oriented
public events” (p. 28). The on-site bicycle parking and pedestrian paths support
Intermodal Connectivity. The large public investment in the site, and ultimate mix of
housing and judiciary services “can ‘prime the market’ for more long-term investment in
the area”, as proposed in the Ala Moana Neighborhood TOD Plan (p. 33).

The Neighborhood TOD Plan suggests that the Sheridan area has low redevelopment
potential. The fear is that redevelopment will displace existing households with the
construction of expensive housing units, i.e., on page 22 are the following statements:
“The Sheridan residential area comprises older, mid-century residences and is a stable
neighborhood. While there may be some redevelopment potential, it is recommended that
redevelopment should not occur here, in light of the City’s stated policy of not promoting
gentrification.” However, this is not the case for the subject property because there is no
one living there currently, and the proposed project will result in 100% affordable units.
In fact, the TOD Development Framework, on page __ encourages the “redevelopment of
underutilized parcels within Ala Moana will improve the character of the neighborhood’s
arterial and collector roadways while keeping the existing character of the
neighborhood.”
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Figure 16: ALA MOANA NEIGHBORHOOD TOD PLAN SPECIAL DISTRICT
BOUNDARY
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4.10 OAHU BIKE PLAN, A BICYCLE MASTER PLAN

The Oahu Bike Plan: A Bicycle Master Plan (HHF, August 2012) recommends a future
mauka-makai 1.2 mile bike route on Pi’ikoi Street from Ala Moana Boulevard to Wilder
Avenue. Bicycle facilities that connect to TheBus transit centers and planned rail stations
are important. The Pi‘ikoi bike route is designated as a short-range implementation plan
project — to be built in the next five to ten years. It could be in the form of standard or
protected bike lanes. The lack of mauka-makai bike facilities, and forthcoming
installation of bike stations with Bikeshare Hawai‘i, increases the desirability and likely
use of a bikeway facility.

In support of the future bike lanes on Pi‘ikoi Street, the curb line along the east side of
Pi‘ikoi Street will remain. The City may wish to remove or relocate on-street parking
and install bike lanes. To improve accessibility and access, the development will ensure
ease of access to the building from Pi‘ikoi Street, as well as provide on-site bike storage.
The on-site parking structure will ensure that residents, clients, visitors and employees
will not require on-street parking. The proposed development will support multi-modal
transportation, including increased bicycle usage.

411 CITY AND COUNTY OF HONOLULU SPECIAL MANAGEMENT AREA

The Hawai‘i Coastal Zone Management (CZM) Program, Chapter 205A, Hawai‘i
Revised Statutes (HRS), outlines control, policies and guidelines for development within
an area along the shoreline referred to as the Special Management Area (SMA). CZM
policies are administered by each County. In the City and County of Honolulu,
management of lands located within the SMA is regulated through Chapter 25, Special
Management Area, Revised Ordinances of Honolulu (ROH). Chapter 205A, HRS also
establishes the shoreline setback area to further manage uses along the shoreline. The
City and County of Honolulu is delegated authority to regulate uses located within the
established Shoreline Setback Area (SSA) for the island of O*ahu. The proposed
development is not located within the SMA or SSA established by the City and County of
Honolulu.
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5.0 CHAPTER 201H APPLICATION AND
REQUESTED EXEMPTIONS &
DEFERRALS

5.1 INTRODUCTION

Hawai‘i Revised Statutes (HRS) Section 201H-38, “Housing development; exemption
from statutes, ordinances, charter provision, and rules” allows eligible 201H projects to
seek exemptions from all statutes, ordinances, and rules of any governmental agency
relating to planning, zoning, and construction standards that do not negatively affect the
health and safety of the general public in exchange for providing affordable housing.

902 Alder Street will be an affordable rental housing project that is planned to offer 100%
of its units to households earning 60% and below of the Area Median Income (AMI). It is
centrally located in the Ala Moana district of Central Honolulu, where already high
property values are expected to rise further in anticipation of the multi-modal transit
options and improved connectivity.

The exemption requests which follow are necessary to achieve and maintain the financial
feasibility of the project. The primary objective is to reduce the per-square foot cost of
development to achieve this financial feasibility. If this is achieved, the State of Hawai‘i
will be able to maximize the number of quality affordable units. The requested
exemptions and deferrals are not contrary to the policies contained in existing State and
County plans and policies.

5.2 REQUESTED EXEMPTIONS AND DEFERRALS

The following is a description of the exemptions being requested for 902 Alder Street. A
summary of these exemptions is presented in Table 20.

Exemption from Revised Ordinances of Honolulu, Land Use Ordinance Section 21-3.80-
1 (Table 21-3.3), Apartment District Uses and Development Standards

1. Anexemption from LUO Sec. 21-3.80-1(b) (Table 21-3.3) is sought to allow the
Project to exceed the maximum allowable density of 1.9. The Project proposes a
building floor area ratio (FAR) of up to 4.5.

2. An exemption from LUO Sec. 21-3.80-1(b) (Table 21-3.3) is sought to exempt
the Project from maximum building area requirements. The Project proposes no
maximum building area requirements.

3. An exemption from LUO Sec. 21-3.80-1(b) (Table 21-3.3) is sought to allow the
Project to exceed the current allowable maximum height of 150 feet (which is
exclusive of the additional 18 feet maximum height limit allowed for mechanical
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rooftop equipment, roof access stairwells, structures housing rooftop machinery,
etc. per LUO Sec. 21-4.60(c)). The proposed Project height is 185 feet (which is
exclusive of the additional 18 feet maximum height limit allowed for mechanical
rooftop equipment, roof access stairwells, structures housing rooftop machinery,
etc. per LUO Sec. 21-4.60(c)).

Exemption from Revised Ordinances of Honolulu, Land Use Ordinance (LUQ) Section
21-6.20 (Table 21-6.1), Off-street Parking Requirements

1. Anexemption from LUO Sec. 21-6.20 (Table 21-6.1) is sought to allow for less
than the minimum required off-street parking spaces. The proposed exemption is
to allow a minimum of one required off-street parking per residential dwelling
unit, regardless of the dwelling's floor area.

The LUO would require that the proposed project provide a total of 365 parking
stalls: 26 stalls for the 10,232 square feet of office space associated with the
judiciary functions and 339 stalls for the residents and guests associated with the
affordable housing. 902 Alder Street proposes to provide instead a total of 290
parking stalls. The judiciary will need more than the minimum. Based on their
experience operating similar facilities, the judiciary may require 50 stalls, of
which 2 will be ADA accessible. The affordable housing component of this
project will require fewer parking stalls than the LUO requires. Residents are
expected to require fewer cars as a result of their ability to access nearby City bus
lines and the future rail station. Their places of employment may be within
walking distance. Therefore, the residential component will require 240 stalls, of
which 6 will be ADA accessible.

Use LUO LUO Total
Standards Required Proposed

Judiciary

Admin / Offices (10,232sf) 1 stall per 400 sf 26 50

Mtg Room & Rec (10,232sf) | None Required 0

Shelter (10,232sf) None Required 0 (includes 2 ADA)

Housing

600sf<x<800sf 1.5 stalls per unit 162 240

800<x 2 stalls per unit 158

Guest Stalls 1 stall per 10 units 19 (includes 6 ADA)
TOTAL 365 290

The reduced parking count also supports PUC DP recommendations for
promotion of alternative forms of transportation and the draft Ala Moana TOD
Plan’s even lower parking requirements for similar reasons. In reducing its
parking count in the way proposed, 902 Alder Street supports prevailing City
urban transportation policies while maintaining a sufficiently attractive number of
resident-oriented stalls to facilitate the marketability of project units, while
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individual transportation preferences for private automobile uses transition to
coincide with emerging public policy.

No exemption from LUO requirements for the number of loading zones for each
component of the project is being requested. A total of three loading spaces will
be provided.

Building Permit and Plan Review Fees

1.

Exemption from Sections 18-6.1 and 18-6.2, Revised Ordinances of Honolulu
(ROH) is requested to allow exemption from building permit and plan review fees
(including demolition, building, foundation, plumbing, electrical, fire sprinkler,
etc.) to help achieve the economic feasibility of 902 Alder Street as a 201H
affordable housing project.

Public Works/Infrastructure Fees

1.

Exemption from Revised Ordinances of Honolulu (ROH), Sec. 14-14.4 is
requested to exempt payment of fees and charges including, grading stockpiling,
trenching, grubbing and de-watering to facilitate the achievement of project
economic feasibility.

Exemption from Revised Ordinances of Honolulu (ROH), Sec. 14-12.12 is
requested to exempt payment of storm drain connection license fee to facilitate
the achievement of project economic feasibility.

Exemption from Revised Ordinances of Honolulu (ROH), Section 14-17.1 is
requested to exempt payment from trenching, repair and service permit fees.
Deferral of Sections 1-102, 2-202(2), and 2-202(3) of the Board of Water Supply
Rules and Regulations, to defer water system connection and facility charges until
a Certificate of Occupancy is issued for each phase.

Exemption from Section 14-3.2 payment of sewer lateral connection and
installation charges.

Exemption from Revised Ordinances of Honolulu (ROH), 14-10.1 and Sec. 14-
10.3 is requested to exempt payment of wastewater connection and facility
charges.

Exemption from Revised Ordinances of Honolulu, Chapter 22, Article 7, Park Dedication

Ordinance

1.

Exemption from Park Dedication requirements as set forth in Chapter 22, Article
7, Revised Ordinances of Honolulu is sought. The Park Dedication Ordinance
would require the provision of land equal to 110 square feet for each residential
unit or an in lieu fee payment for the required amount of land based on the market
value of the project site. The amounts are figured by the architect/engineer in
consultation with the affected agency since they are specific to the project. The
proposed project includes a recreation deck for residents of the affordable housing
units. A landscaped outdoor recreation space abutting Pi‘ikoi Street will be
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available to the juveniles, their visitors, and employees associated with the
project’s judiciary component.

Table 20: Summary of Requested Exemptions and Deferrals

Development
Standard or
Requirement

Relevant Section

Requested
Exemption/ Est.
Value

Applicable
Agency

Requirements

street Parking
Requirements

requires 339 stalls for the
residential component;
proposed off-street parking
is 240 stalls

Floor Area Revised Ordinances Maximum allowable density | Department of
Ratio (FAR) | of Honolulu (ROH) is 1.9; proposed FAR is 4.5 | Planning and
Section 21-3.80-1 Permitting
(Table 21-3.3), (DPP)
Apartment District
Uses and
Development
Standards
Building Area | ROH Section 21- Maximum allowable DPP
3.80-1 (Table 21-3.3), | building area is 25,272 sf;
Apartment District proposed building area is
Uses and approx. 39,000 sf
Development
Standards
Building ROH Section 21- Maximum allowable height | DPP
Height 3.80-1(b) (Table 21- | of 150 feet; proposed height
3.3), Apartment is 185 feet (which is
District Uses and exclusive of the additional
Development 18 feet maximum height
Standards limit allowed for mechanical
rooftop equipment, roof
access stairwells, structures
housing rooftop machinery,
etc. per LUO Sec. 21-
4.60(c))
Off-street ROH Section 21-6.20 | Based on proposed DPP
Parking (Table 21-6.1), Off- residential units, the LUO
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Development Relevant Section Requested Applicable
Standard or Exemption/ Est. Agency
Requirement Value
Tandem ROH Section 21-6.40 | The proposed parking DPP
Parking (c) Arrangement of structure shows the use of
parking spaces tandem stalls. Based on how
stalls are assigned, a waiver
from the tandem parking
regulations may not be
required; however, a waiver
is requested in case the
number of tandem stalls
exceeds 25 percent of the
total number of required
spaces for employee parking
Building ROH Sections 18-6.2 | Exemption from building DPP
Permit permit fees (including
demolition, building,
foundation, plumbing,
electrical, fire sprinkler, etc.)
Plan Review | ROH Sections 18-6.1 | Exemption from plan review | DPP
Fees fees
Grading and | ROH Section 14-14.4 | Exemption grading DPP
Grubbing stockpiling, trenching,
grubbing and de-watering
fees
Storm Drain | ROH Section 14- Exemption from storm drain | DPP /
Connection 12.12 connection license fee to Department of
facilitate the achievement of | Environmental
project economic feasibility | Services
(DES)
Trenching ROH Section 14-17.1 | Exemption from trenching, | DPP
repair and service permit
fees
Water System | Sections 1-102, 2- Deferral of water system Honolulu
Connection 202(2), and 2-202(3) | connection and facility Board of
of the Board of Water | charges until Certificate of | Water Supply

Supply Rules and
Regulations

Occupancy is issued for each
phase
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Development Relevant Section Requested Applicable
Standard or Exemption/ Est. Agency
Requirement Value
Sewer Lateral | ROH Section 14-3.2 | Exemption of payment of DPP /
Connection sewer lateral connection and | Wastewater
And Facility installation charges Branch
Wastewater ROH Section 14-10.3 | Exemption from payment of | DPP /
System wastewater connection Wastewater
Facility Branch
Charge
Park ROH Section 22-7 Exemption from Park DPP and
Dedication Dedication requirements Department of
Parks and
Recreation
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6.0 FINDINGS AND ANTICIPATED
DETERMINATION

The proposed redevelopment of 902 Alder Street for affordable housing and judiciary
purposes is not anticipated to have a significant impact based on the criteria set forth in
the Hawai‘i Administrative Rules (HAR), Chapter 200, Title 11, Section 12. The
objective of this Draft EA is to identify and consider the “significance” of potential
environmental effects which includes the sum of effects on the quality of the environment
along with cumulative long-term effects.

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

6.1 FINDINGS

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

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

The proposed action will entail redeveloping an underutilized parcel located in the
Primary Urban Center. The property is surrounded by residential and commercial uses,
and a small urban park.

Two archeological sites are known to be present on the property based on excavations
and previous archaeological surveys. Mitigation measures will be developed in
consultation with SHPD.

The Honolulu Juvenile Detention Center is eligible for listing on the Hawai‘i and
National Registers of Historic Places; however, the building is physically deteriorated.
Since the redevelopment project would involve the demolition of the building, mitigation
measures — based on consultations with SHPD - include:

1. Historic American Buildings Survey (HABS) Level 111, with archival
photography and copies of all available original drawings.
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2. Two interpretive panels utilizing the HABS photographs and historic information
to be placed in the future Juvenile Counseling office located at Alder Street.

As a result of the proposed mitigation measures, the proposed project does not represent
an irrevocable commitment to loss or destruction of any cultural or archeological
resource.

2. Curtails the range of beneficial use of the environment;

Access to the property has been limited since it began operating as a juvenile detention
facility in 1944. The construction of affordable housing will provide a community
benefit and better integrate the property with the existing neighborhood. Pedestrian
activities will increase in an urban environment that is close to commercial uses and mass
transit. Landscaping will result in street trees that shade sidewalks on EIm and Pi‘ikoi.
The replacement of the closed, vacant detention facility with housing units that overlook
Sheridan Park will improve park safety with more “Eyes on the Park”. The proposed
development will not curtail the range of potential beneficial uses of the subject parcel or
surrounding environment.

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

The proposed project is consistent with the State’s policies, goals and guidelines
established in Chapter 344, HRS. The project is consistent with the goals of HRS
Chapter 344-3 (2) (B): “Creating opportunities for the residents of Hawai‘i to improve
their quality of life through diverse economic activities which are stable and in balance
with the physical and social environments” and (2) (C) “Establishing communities which
provide a sense of identity, wise use of land, efficient transportation, and aesthetic and
social satisfaction in harmony with the natural environment which is uniquely
Hawai‘ian.” The proposed project is consistent with the guidelines of HRS Chapter 344-
4. The proposed project is located in proximity to existing bus lines, will provide secure,
on-site bicycle parking, have reduced on-site vehicular parking, and will be located
within %2 mile of the Ala Moana Transit Center. As such, it may help achieve
improvements in transportation. The project should alleviate some environmental
degradation caused by motor vehicles, and encourage the conservation of energy, reduced
pollution emissions, including noise, and provide safe and convenient accommodations
for residents, employees and visitors.

In coordination with the Office of the Governor, Judiciary, and Department of Land and
Natural Resources, HHFDC would seek approval from the Board of Land and Natural
Resources to cancel the existing Executive Order No. 1577, that in 1953 set aside this
property for the public purpose of a Detention Home under the control and management
of the Juvenile Court of the First Judicial Circuit, and issue a new one to both the
Judiciary and HHFDC.
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4. Substantially affects the economic welfare, social welfare, and cultural practices of
the community or State;

The subject property is currently underutilized. One and two-story buildings are located
in a zoning district that allows heights up to 150 feet. The proposed development is
anticipated to have an overall positive effect on socio-economic conditions by providing
approximately 180 rental housing units for low -income households. The new size and
configuration of the judiciary component will allow for the implementation of best
practices associated with juvenile justice. The proposed project will provide multi-modal
opportunities, particularly for those in the area who would choose to walk, bike, take the
bus, and eventually the rail transit, over driving, while maintaining the character of the
area.

In the short-term, the proposed action will have a beneficial economic impact through the
creation of temporary construction, real estate, legal, engineering, insurance, and other
short-term employment opportunities associated with construction activities. New
employment opportunities will be created by the addition of approximately 35,000 gross
square feet of judiciary assistance and property maintenance requirements.

The proposed project will have a net positive effect on the economic and social welfare
of the Sheridan District of Honolulu. No impact to current cultural practices are
anticipated as the subject property is not associated with ongoing cultural activities.

5. Substantially affects public health;

The proposed action is not anticipated to have any environmental impacts that would
adversely affect public health. No hazardous materials will be used during construction,
and construction impacts to water and air quality will be minimized through the
implementation of best management practices. Increases in redevelopment and added
density will be offset by a transition towards multi-modal mobility due to the existing
urban nature and future TOD zone. Therefore, it is likely that more people moving into
this area will look towards walking, biking, and taking transit as opposed to making
personal vehicle trips. The proposed Joint Development for Affordable Rental Housing
and Juvenile Services Center/Shelter will have minimal impact on the transportation
network. As a result, there are no anticipated long-term noise or air quality impacts.
Short-term impacts associated with construction will be mitigated to the extent possible.

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

This project helps implement the draft 2014 Housing O*‘ahu: Islandwide Housing
Strategy. In accordance with the Strategy’s vision, this project is transit-oriented (within
%% a mile from the Ala Moana transit station that revitalizes an existing urban
neighborhood), involves compact, mixed-use community design, and contributes to a
healthy, age-friendly community (allowing people who grew up in the Ala Moana and
Kaka’ako neighborhoods to remain and not get displaced by unwanted gentrification).
One major proposed initiative would be positively impacted. The first initiative,
“Increase Workforce Housing Inventory” is positively impacted because approximately
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180 affordable housing units will be constructed. Although the project will be developed
entirely by a public partnership of the HHFDC and Judiciary, this State-owned property
was identified as having the potential for asset optimization during the Strategy’s
development.

The population will become denser in an area targeted by the General Plan for growth.
The population will have an impact on government supported services such as utilities,
schools, public safety, and mass transportation systems. The potential impact of more
users of the rail system is increased transit ridership, thereby decreasing the impact of
automobiles on the environment and traffic. The slight increase in population resulting
from this project is not anticipated to have a significant adverse impact on public
facilities.

The proposed development is anticipated to have an overall positive effect on at risk
youth. Historically, the majority of services for youth at risk were provided at the back-
end, i.e., at post-adjudication or post-incarceration in detention. This proposed juvenile
services center/shelter instead follows the national, best practices initiative which is
designed to place equal emphasis on front-end services for youth and their families at risk
or entering or progressing further into the juvenile justices system. The juvenile
services/shelter center would also provide for increased shelter services for youth at risk
who are not able to reside with their families in the short term for safety or other
concerns.

7. Involves a substantial degradation of environmental quality;

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

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

The project is not a commitment to a larger action. The proposal is site-specific. The
property is governed by an Executive Order that requires that it be used to serve
juveniles. That commitment will remain. However, the entire parcel is larger than what
is needed to serve at risk youth. The parcel has the capacity to be optimized to address
other State needs. The property can fulfill the requirements of the Executive Order and
contribute toward the production of affordable housing — another public good.

The parcel is well-located to serve the needs of at-risk youth and to provide affordable
housing in a central location in convenient proximity to employment, shopping, dining,
transportation options, and other services. The parcel’s location in a TOD district can
help keep the cost of living down. While the City and the State are interested in
producing more affordable housing, this site is not physically linked to other nearby sites.
Once completed, as described in this Draft EA, the parcel will be built out and will not be
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able to accommodate additional development. The project is limited to this particular
site, but is anticipated to contribute positively to the urban environment.

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

The biological survey conducted for the project determined that two federally endangered
plan