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FÏNDINGS OF FACT, 
CONCLUSTONS OF LA$T AND DECTSION AND ORDER 

ALOHA TOVTER ASSOCIATES, a Hawaii general partnership, 
hereinafter sometimes referred to as rrATArr, and ALOHA TOWER 

DEVELOPMENT CORPORATION, a public body corporate and politic 

and public instrumentality of the State of Hawaii, duly 

established and existing pursuant to Chapter 206J, Hawaii 

Revised Statutes (rrHRSrr), hereinafter sometimes referred to as 

rrATDCrr, (hereinafter referred jointly as "Petitionersrr) fited 

this petition on September 5, L99L, pursuant. to Chapter 2O5, 

HRS, as amended, and the Hawaii Land Use Commission Rules, 
Title 15, Subtitle 3, Chapter 15, Hawaii Adrninistrative Rules 

(rrCommission RuLesrr) as amended, to amend the Land Use District 



Boundary to reclassify approximately 4.485 acres of land from 

the Conservation District to the Urban District at The Al-oha 

Tower area and Honolulu Harbor, situate at Honolulu, Island of 
Oahu, State of Hawaii, identified by Tax Map Key Nos. 1-7-01: 
portion of L, portion of 3 , portion of a4 , and portion of l-5; 

?-L-OL: portion of Li and 2-1,-l-5: portion of l and portion of 
L2 and including certain parcels not covered by Tax Map 

designations (hereinafter rrPropertyrr) to be made part of the 

redevelopment of the waterfront at Aloha Tower within that 
certain area defined in Chapter 2O6J, HRS, âs the Aloha Tower 

complex. The Land Use Comrnission of the State of Hawaii 
(hereinafter rrCommissionrr), having heard and examined the 

testimony, evidence and argument of counsel presented during 

the hearings, the Petitioners' Proposed Findings of Fact, 
Conclusions of Law, and Decision and Order, the parties, 
stipulation and exceptions filed thereto and Petitioners, 
responses to the exceptions does hereby make the following 

findings of fact and conclusions of law: 

FINDINGS OF FACT 

PROCEDURAL MATTERS 

1. On September 5, 1991, Petitioners fited the 

Petition, together with a final environmental- i-mpact statement 
(hereinafter I'FinaI Efsrr) nade a part thereof , for 
reclassification of the Property from the Conservation District 
to the Urban District. 
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2. On October I, I99L, Petitioner filed a First 
Amendment to Petition to crarify the locations of the parcels 

comprising the Property with respect to parcels described by 

Tax Map designations and to ctarify also that the property 

includes certain areas within Honorulu Harbor which are not 
identified by Tax Map designations. On December 3, LggT, 

Petitioners fil-ed a Second Amendment to Petition to delete from 

the Petition references to Tax Map Key Nos. l--7-Ol-: portion of 
2 and 2-I-L5: portion of l-1 which were inadvertently mentioned 

in describing the Property or portions thereof. 
3. Under Chapter 2O6J, HRS, the redevelopment of the 

waterfront at Al-oha Tower within the ÀIoha Tower complex is the 

responsj-bility of ATDC. The redevel-opment invol-ves the use of 
rands owned by the state of Hawaii. The Final Ers was prepared 

by ATDC pursuant to Chapter 343, HRS, and Chapter 2OO of Title 
11, Hawaii Adninistrative Rules, Department of Hea1th, State of 
Hawaii, covering the proposed agency action for the 

redevelopment of the waterfront at Aloha Tower. 

4. The Final EIS for the redeveloprnent of the 

waterfront at Aloha Tower was accepted by the acceptíng 

authority, John Vüaihee, covernor of the State of Hawaii. 
5. Pursuant to Chapter 343, HRS, and Chapter 200 of 

Title 11, Hawaii Adrninistrative Rules, aforesaid, the 

Commission met on September 19, l-991-, and examíned the Final 
EIS to determine whether Petitioners have satisfied the 

criteria and procedures for acceptance of a Final Ers and the 
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requirements of Section 1-L-200-23 of the Hawaií aaninistrative 

Rules for the purpose of the proposed action sought by the 

Petition. 
6. By Findings Of Fact, Conclusions Of Law, Ànd 

Decision And Order Accepting The Environrnental Impact Statement 
For the State Land Use District Boundary Amendment dated 

October 7, l-991-, the Commission accepted the Final EIS and 

accepted the Petition for filing as of September 19, L99L. 

7. On November L9, 1-991-, the Commissj-on conducted a 

prehearing conference on the Petition with all parties in 
attendance. 

8. The Commission conducted hearings on the Petition 

on December 5 and 6,1991-, ât Conference Rooms 322B and C, 

Third Floor, Kalanimoku Building, 1151 Punchbowl Street, 
HonoLulu, Hawaii, pursuant to notice published on Qctuober 24, 

L991,, in the Honolulu Star Bulletin. 
9. The Commission did not receive any request for 

intervention in the Petition. 
10. Written testimony hlas received by the Commission 

in the form of a letter dated November 26, L99l- from the 

Chinatown Merchants Association by and through its Executive 

Director, Sun Hung Wong. 

PETITIONERS' DEVELOPMENT RIGHTS 

1-1. Petitioner ATA is a general partnership organized 

under the laws of Hawaii. The general partners of ÀTA are: 
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Aloha Tower Enterprise Hawaii Limited 
Partnership, a Maryland linited partnership, and 

Aloha Tower Hawaiian Partners, a Hawaii linited
partnership. 

The general partner of Aloha Tower Enterprise Hawaii Lirnited 

Partnership is Aloha Tower Enterprise Hawaii, Inc., a Maryland 

corporation, and the linited partner is The Enterprise 

Development Co., a Maryland Corp. The general partner of ALoha 

Tower Hawaiian Partners is ATA, Inc., a Hawaii corporation, and 

the linited partners are Robert H. Gerell-, George F. Hutton, 
Gl-enn K. Okada, U. J. Rainalter, Jr. and Peter S. Smith, âII of 
whom are residents of the State of Hawaii. 

1-2. Petitioner ATDC is a public body corporate and 

politic and a pubJ-ic instrumentality of the State of Hawaii 

established pursuant to Chapter 206J, HRS, for the purpose of 
undertaking the redevelopment of the Aloha Tower complex. 

l-3. Pursuant to its powers under Chapter 2O6J, HRS, 

the Board of Directors of ATDC selected ATA as the designated 

developer of the project relating to the redevelopment of the 

Aloha Tower complex which is the subject of Chapter 2O6J, HRS. 

ATA contributed all of its right, title and interest in and to 

the development of the project to those certain five separate 

development entities affiliated to ATA ("ATA Component 

Partnership"), as follows: 
ATA Piers 5 and 6 Limited Partnership, 
ATA Piers 7, I and 9 Linited Partnership, 
ATA Pier L0 Limited Partnership, 
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ATA Pier 1-l- Limited Partnership, and 

ATA Piers 1-3 and L4 Linited Partnership. 
The ATA Component Partnerships are all Hawaii limited 

partnerships, the ownership and control of each of which, in 

substance, are identical to the ownership and controL of ATA. 

L4. ATDC has consented to the contribution by ATA of 
its development rights in the Aloha Tower Project to ATA 

Component Partnerships. 
1-5. By agreement, the ATA Component Partnerships 

appointed ATA to enter into a Development Agreement with ATDC 

on behal-f of the ATA Component Partnerships and to do and 

perform all acts necessary and proper relating to the 

redevelopment of the Aloha Tower complex. 

16. On June L9, l-990, ATA entered into a Development 

Agreement as amended on September 28, l-990, October 18, L99Ol 

October 29, 1990, November 29, L990, January 14, L99L and 

November 26 | 1-991-. 

DESCRTPTION OF THE PROPERTY 

L7. The Property consists of six parcels of submerged 

lands within the Aloha Tower complex at Honolulu Harbor, 

situate beyond certain pier faces. Parcel A (1.804 acres or 
78t572 square feet) is situate along Piers L3 and L4î Parcel B 

(0.052 acre or 2,269 square feet) is situate near Pier L2¡ 

Parcel C (0.503 acre or 21-,9L2 square feet) is situate along 

Piers 8, 9, L0 and l,Lì Parcel D (I.873 acres or 81,,574 square 
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feet) is situate along Piers 5 and 6ì and ParceL E (0.L83 acre 

or 7,964 square feet) and Parcel F (O.O7O acre or 3,047 square 

feet) are situate adjacent to Parcel D, beyond the Federal 
Project Line. 

18. The Property is a part of the 22.4-acye, more or 
less, project area ("Project Àrearr) designated for the 

redevelopment of the Aloha Tower complex at Honolulu Harbor. 

L9. Generally, the land around Honolulu Harbor is 

flat. The coastal plain, within which the harbor complex is 

located, rançtes in elevation from 0 to l-0 feet above sea 

Ievel. Pier level on the site is approximately +7 feet above 

mean l-ower low water from Piers 6 to 9, and is approximately +8 

feet above mean lower low water at Piers l-3 and 14. 

20. Prior to the dredging and filling of Honolulu 

Harbor, the shoreline area consisted of submerged coral reefs, 
mudflats, and islands of varying sizes, shapes and elevations. 
The seaward portion of the reef at Honolulu Harbor had Lain 

submerged 2 to 6 feet below water at hal-f-flood tide, but was 

dry at low tide. 
21-. According to the U.S. Soil Conservation Service, 

the soil of the Project Area is classified as FilI Land, mixed 

(FL). This soil type consists of material dredged from the 

ocean or haul-ed from nearby areas. The main part of the 

existing pier complex was produced by fÍf1ing a shallow 

offshore area in 1-857 with material from the wa1ls of Honol-ulu 
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Fort which was dismantled in that year for this purpose. It is 

surmised that over time, due to heavy traffic in the area, the 

underlying materials have been consolidated. 
22. According to the Flood Insurance Rate Map (FIRM), 

the Project Area is not within a special flood hazard zone. 

Classified as Zone X, the Project Area ís 'rdetermined to be 

outside the 500-year flood plain.rl 
23. Under the Honolulu Building Code, the seismic 

zone for Oahu is Zone 2A which acknowledges a greater seismic 

threat to buildings than Zone l- which was the former 
classification. All structures in the Project Area must be 

designed to meet Zone 2A requirements. 
24. Predicted water rise from a 100-year tsunami at a 

point 200-feet inland on the outer side of Sand Island is 3.8 

feet. No flooding in the vicinity of Aloha Tower is predicted. 
25. Temperatures in the area of the Property range 

from an average daily maximum of 79.9 degrees Fahrenheit to an 

average daily minimum of 70.7 degrees Fahrenheit. Northeasterly 

trade winds range from 8 to 1-8 mph. Average mean rainfall is 

15.6 inches. 
26. The State of Hawaii is the fee simple owner of 

the Property. The Board of Land and Natural Resources and the 

Departrnent of Transportation of the State of Hawaii have, 

insofar as their interests in the Property are concerned, 

authorized PetÍtioners to file the Petition. 
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PROPOSAL FOR THE DEVELOPMENT 

27. The Property is a portion of the Project Area 

designated for the redevelopment of rrThe Waterfront At Aloha 

Towerrr (trAloha Tower Projectrr) . 

28. The Aloha Tohrer Project proposes to integrate 

cruise ship and intra-island vessel terminal facilities with 

hotel, office, retail, restaurant, and residential uses. These 

proposed uses are intended to create a distinctive terminus for 
the Fort Street MalI which will be extended through the project 
as a roadway to connect Downtown Honolulu with the water,s edge. 

29. Specific development components proposed 

include: the Honolu1u Harborside condominiums at Piers 13 and 

1,4 with maritime facilities at pier level; Honolulu Fort 
Historic Park at Pier 1,2ì the One Aloha Tower Office Complex at 
Pier 11; the Aloha Tower Hotel, and an j-nternational- cruise 

ship terminal at Piers 10 and LLì a refurbished and beautified 

Aloha Tower; Aloha Tower Marketplace retail- and office space at 
Piers I and 9 with maritime improvements at the pier fronts; 
the Pedestrian Promenade extending from Piers 5 to L4 with 

retail emphasis between Piers 6 and 9; and the Maritime 

Building and Passenger Terminal with commercial and 

governmental offices at Piers 5 and 6. 

30. Petitioners propose to develop the Property as an 

integral part of the development of the Aloha Tower Project in 

accordance with the development plan for the Project Àrea as 

approved by ATDC pursuant to Chapter 206J, HRS. Parcel A will 
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be developed with Piers 13 and L4 as the site of the tv¡in 

towers of the proposed Honolulu Harborside Condominium. Parcel 
B witl be developed with the Pier L2 area as the site for the 

Honolul-u Fort Historic Park. Parcel C will be developed to 

accommodate the market place development and the Aloha Tower 

improvements to be within the area bordered by Piers 8, 9, l-0 

and l-1. Parcels D, E and F will be developed to extend Piers 5 

and 6 to accommodate a new Maritime Building and Passenger 

Terminal. 
31-. The overriding objective of the Aloha Tower 

Project development design is the preservation of Aloha Tower 

as the dominant symbol of the waterfront at Honolulu Harbor. 

32. The estimated cost of developing the Aloha Tower 

Project is approximately $750 nillion to $800 rnillion in 1990 

dollars. The source of funding will be through ATA and its 

financial partners C. Itoh and Company Limited and the Mitsui 
Trust and Banking ConpâDy, Limited. 

33. ATA ís responsible for the construction of the 

project facilities, and the operation and maintenance of these 

facilities pursuant to the Development Agreement between 

Petitioners ATA and ATDC. 

34. Petitioner ATA proposes to begin construction of 
Phase I of the Aloha Tower Project by the rniddl-e of L992. 

Phase I will cover the development of the market place and a 

cruise terminal. The Development Agreement calls for all 
components to be completed by the end of l-998. 
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35. Geotechnical analysis of the subsurface soil 
condition of Honolulu Harbor was conducted by ATA. Test 

borings v¡ere made at selected locations within the harbor off 
Piers 5 to 14. 

36. Historicatly, dredging activity had, at one time, 

occurred to create, between Piers 5 and 6t a channel which has 

since been filled to form what is now the Piers 5 and 6 

peninsula. The dredging had caused the destruction of the 

coral shelf in the area of the Piers 5 and 6 peninsula. 

Vüithout the coraL shelf, the next bearing strata at a deeper 

Ieve1 must be sought to support the proposed structures at 
Piers 5 and 6. The farther seaward development is sought, the 

deeper the location of the bearing strata. At the seaward end 

of the proposed Piers 5 and 6, a bearing strata could not be 

located at a depth of 22O feet. 
37. The extreme depth of the bearing strata to 

support the structures for the seaward end of the extension 

proposed for Piers 5 and 6 indicates unanticipated engineering 

problems and uncertain additional costs. Because of this 

subsurface soil condition, ATA has apprised the Commission of 
ATA's intent to submit a proposal to ATDC for the modification 

of development of Piers 5 and 6. Any modification of the 

development plans for the piers requires the submission of the 

proposal to the ATDC which would be required to conduct fulL 

chapter 91 proceedings to consider the modifications and to 
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approve amendments to the master development plan and master 

l-ease. Until a proposal is formally submj,tted by ATA to ATDC, 

the matter of the proposal remains a conjecture. 
PETITIONER ATA'S FTNANCTÀL CAPABILITY 
TO UNDERTAKE THE PROPOSED DEVELOPMENT 

38. Statements of Financial Condition of Petitioner 
ATA inctudes a Balance Sheet as of June 30, L99I, whÍch 

reftects total cash of $607,61-9.25ì total receivables 

$l-,L00.88; total prepaid expenses of $0; totat work in process 

of $18r996,723.a2ì total- investments of $o; total fixed assets 

of $51-8,O39.67ì and total other assets of $61,068.65; for total 
assets of ç2o,L84t552.27. Liabilities as shown on the Balance 

Sheet are total accounts payable and S-T notes of 
ç2,928,378.03i totat accrued expenses and payroll liabilities 

of $183,031.00; total long-tern debt of $0; total other 
liabilities of $16, 846,1,73.89 ì for total liabilities of 
$19,957,582.92. Total- partners'equity is shown as ç226,969.35. 

39. Pursuant to Sl-5-l-5-50(c) (8) of the State Land Use 

Commission Rules, Petitioner ÀTDC, âs an agency of the State, 
is exempt from the requirement of subrnitting a statement of 
financial condition. 
STATE AND COUNTY PLANS AND PROGRAM 

40. The Property consisting of approximately 4.485 

acres of submerged land is currently in the State Conservation 

Land Use District as reflected on State Land Use District Map 

O-13, Honolu1u. 
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4L. The Aloha Tower Project will not be fully 

consistent with the City and County of Honolulu Development 

Plans and zoningT inasmuch as the proposed land uses and 

specific design requirements, J-ncluding building heights and 

densities for the hotel and condominium structures, will exceed 

perrnitted uses and established l-inits. 
42. Under S206J-7, HRS, ATDC is authorized to adopt 

development rules, which upon final adoption of a development 

plan for the Aloha Tower Project, shall supersede all other 
inconsistent ordinances relating to the use, zoning, planning, 
and development of land and construction within the Project 
Area. 

43. Pursuant to its authority, ATDC has adopted the 

Al-oha Tower Project Area PIan and the Project Area Ru1es which 

govern the developrnent of the Aloha Tower Project. 
NEED FOR THE PROPOSED DEVELOPMENT 

44. The Hawaii State Legistature enunciated the 

policy and need for the Aloha Tower Project in its declaration 

of findings for the enactment of Act 236, Session Laws of 
Hawaii I I98L, now codified as Chapter 2o6J, HRS, which 

established ATDC I'for the purpose of undertaking the 

redevel-opment of the Aloha ToÌ¡/er complex to strengthen the 

international econornic base of the community in trade 

activities, to enhance the beautification of the waterfront, 
and in conjunction with the department of transportation, to 

better serve modern rnaritime uses, and to provide for public 
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access and use of the waterfront property. Properly developed, 

the Aloha Tower complex will further serve as a stimulant to 

the commercial activities of the downtown business community 

and help transform the waterfront into a 'people place'rr. 
45. As an integral part of the Aloha Tower Project, 

the Property and the reclassification proposed therefor are 

essential to the Aloha Tower Project to accommodate the needs 

of the State Department of Transportation. 
IMPACTS UPON RESOURCES OF THE AREA 

MarÍne and Coastal Resources 

46. A marine environmental assessment was conducted 

by Oceanit Laboratories, Inc. 
47. Honolulu Harbor was created by dredging the 

drainage basins of KapaÌama and Nuuanu Streams. The dredged 

material- was used to construct Sand Island which provides 

protection from the open ocean making Hono1ulu Harbor secure in 

most weather conditions. 
48. Marine life is neither abundant nor diverse in 

most areas of Honolulu Harbor. Fish and fauna under and around 

most of the piers are limited. Àlterations to the harbor 
through dredge and fifl operations have left littl-e of the 

original biofauna intact. 
49. Areas of relatively abundant sea l-ife include the 

area along the sea-wal-l extending from the base of Pier 8, at 
Hawaiian Electric Company's (HECO's) cooling water inlet to 

Pier 7, where HECO's discharge outlet is located, and the rock 
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revetment surrounding PJ-ers 5 and 6. Most of the 47 species of 
fish and L2 species of coral identified in the harbor can be 

found in these areas. 

50. There have been no rare, endangered t ot 
threatened species identified within or near the Project Area. 

5l-. Short-term marine impacts are anticipated to 

result from construction activities. Dewatering during 

construction may impact nearby corals and marine life. 
Excavation and dredging during construction may generate 

airborne dust and fine sediments, which will increase the 

turbidity of harbor waters. 
52. Impacts from dewatering activities and impacts 

from silt and turbidity plurnes can be mitigated by a process 

utilizing a ttflexible pipe diffuserrr which is a ten-foot 
diameter fabrj-c pipe with stiffening ribs constructed to hang 

in the harbor waters in the area of construction. The turbid 

water containing silt is purnped into the flexible pipe diffuser 
through the bottom from a Lo-inch diameter pipe at a relativety 

low velocity such that the fines tend to remain and coLl-ect at 
the bottorn. By the tirne the turbidity plume rises to the 

surface, it has been diluted many times and l-oses any 

measurabl-e trace of silt and turbidity. 
53. The conventional method to control- impacts from 

sitt and turbidity plumes by placement of a large silt curtain 

in the harbor waters presents a potential navigational- hazard 

in a working harbor such as Honolulu Harbor. The flexible pipe 
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diffuser is an alternative process in lieu of a silt curtain to 

contain the sil-t and turbidity plumes generated by the 

construction activities. 
54. An objective of the Hawaii Coastal Zone 

Management (CZM) Program is to protect valuable coastal 
ecosystems from disruption and to minimize adverse impacts on 

aII coastal ecosystems. Petitioner ATA has represented that it 
will develop and implement a program to monitor adverse impacts 

on water quality, nearby corals and marine life in conjunction 

with the State Department of Health, and shall submit the final 
monitoring program to the office of State Planning I CZM Branch 

for review. 
55. Shoreline construction is occasionally associated 

with outbreaks of a fish poison known as ciguatera. Results of 
a ciguatera sampling study show that there is a low level, well 
below the cautionary level set by the Department of Hea1th, of 
ciguatoxin in the harbor fish population. Potential impacts of 
toxin build-up from the construction activities can be 

addressed by periodic monitoring. 
Recreational Resources 

56. An objective of the Hawaií CZM Program is to 

provide coastal recreational opportunities accessibl-e to the 

public. 
57. Piers 5 and 6 are popular recreational fishing 

sites. 
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58. The development of the Aloha Tower Project may 

affect access to Piers 5 and 6 but the overall pedestrian 

accessibility to Piers 8 and 9 which will- be improved by the 

development of the festival marketplace may serve to enhance 

recreatíonal fishing activities. 
59. Petitioners represent that they wiII al-Iow public 

recreational fishing where appropriate as regulated by the 

State Department of Transportation. 
Historical and Archaeoloqical Resources 

60. A hístorical assessment of the Project Area was 

conducted by PauI H. Rosendahl, Ph.D., fnc. 
61. The entire Project Area sits on historic period 

fill which has been placed over an area once submerged. There 

are no intact prehistoric remains in the area, or if there are 

such remains, they are subsurface and have been brought in with 

the fill. 
62. The only historically significant structures in 

the Project Area are Aloha Tower and its associated grounds, 

and Piers 8-l-1. The historical and cultural- signif icance of 
Aloha Tower is wel-l- established. It has been placed on 

historical registers, and current development pJ-ans make it the 

focal point of the waterfront area. 

63. Piers 8-11 are over 50 years ol-d and provide a 

link to Hawaii's past, primarily through their architecture. 
The present plans for the Aloha Tower Project include 

incorporating a repl-ica of the facade of Pier l-1- into the 
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overall project design as adequate nitigation for the 

significance of the principal architectural elements of Piers 

8-1_1_. 

Groundwater Resources 

64. Oahu's south central coast, geographicalÌy 

referred to as the Hono1ulu p1ain, is underl-ain by a broad 

elevated coral reef which has been partly covered by alluvium 

carried down from the mountains. The interface between upper 

sedJ-mentary layers and the underlying basalt constitutes a zone 

of 1ow permeabil-ity known as caprock. 
65. The caprock extends along the coastLine about 800 

to 900 feet below sea level, forming an irnpervious zor.e which 

prevents the downward flow of nonpotabl-e brackish water 
containing high nutrient and salt concentrations from reaching 

the basaltic aquifers which provide Oahu's water supply. 
66. The caprock prevents the seaward movement of 

potable water from the basattic aquifers, and the width and 

thickness of the caprock suggests that the basal- potable water 
supply will be relatively unaffected by modifications along the 

coastline. 
Flora and Fauna 

67. Generally, the Project Area, Iike its surrounding 

area, is a highly altered urban environment, providing littl-e 

habitat for any terrestrial flora and fauna. The only rnajor 

vegetation on the Project Area is located at Irwin Memorial-
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Park. There are approximately l-5 Monkeypod trees ( Samanea 

Saman) , 27 Coconut trees (Cocos nucifera), and two Banyan trees 

(Ficus var. ) at Irwin Memorial Park. 

68. Because of the highly urbanized l-ocation and 

exotic vegetation, it is highly unlikely that the Project Area 

is a habitat for native Hawaiian or endangered avifauna. A few 

indigenous or migratory birds may occasional-Ly be seen flying 

in the immediate Project Area. Those species presumed to 

inhabit the Project Area are common to urban areas and may 

include: Common Mynah, House finch, Barred dove, House 

sparrov¡, Brazilian cardinal, Spotted dove and pigeon. 

69. Irwin Memorial Park will continue to remain as a 

park. 
ENVIRONMENTAL OUALITY 

Coastal lrlater Quality 

7O. The waters of Honolulu Harbor are designated 

Class A. The objective of Class A waters is that their use for 
rrrecreational purposes and aesthetic enjoyrnent be protected.rl 
These waters should not act as receiving waters for any 

discharge that has not received the appropriate degree of 
treatment or control compatible with the criteria established 

for this c1ass. 

7L. The harbor receives freshwater input from two 

primary sources, Kapalama Stream and Nuuanu Stream. These are 

rnajor sources of organic matter, nutrients, and sediments of 
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the harbor. Both streams run through extensive housing and 

light industrial districts and are probably a source of 
intermittent pollutants from industrial waste and urban 

runoff. other freshwater and associated pollutant inputs to 

the harbor occur from direct runoff and through numerous small 
storm drain, roof gutter, and parking lot drainage outlets. 

72. As harbors go, Honolulu Harbor is a clean 

harbor. The harbor is in relatively good condition during the 

summer season, and falls within State Department of Health 

water quality standards. However, historicaL data reveal times 

when standards lüere exceeded, especially for fecal coliform 

bacteria. Additionally, ship activities and stream discharge 

typically cause turbidíty plumes that last from hours to weeks. 

73. Honolulu Harbor is an t'Artif icial basinrr which is 

defined as a dredged or quarried channel harbor, oy 

harbor-associated submerged structures. Landfill-, reclamation 

and construction of navigational structures which rnay affect 
the harbor's marine bottom ecosystem may be allowed upon 

securing approval in writing from the director of health 

pursuant to standards established in Chapter 342-D, HRS. 

View Planes and Visual Impacts 

74. The proposed Aloha Tower Project wiII feature an 

architectural theme that is reminiscent of a classic style 

characterizing the historic Aloha Tower area of the 

waterfront. Medium and low-rise structures done in this style 
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throughout the development wiII provide an appealing visual 
transition from the neighboring high rises in the central 
business district to the plazas and other open spaces around 

Aloha Tower, whose historic prominence on the waterfront is 

enhanced. 

75. The proposed high-rise office building and 

condominium towers are located at the mauka end of the Project 
Area toward the high-rise type of structures within the central 
core of Downtown Honolulu and away from Aloha Tower, thereby 

accentuating Aloha Tower as the dominant visual symbol for the 

entire waterfront. 
76. Views of the downtown area from eLevated mauka 

vantage points such as Punchbowl, Tantalus and PaIi Highway 

will- not be affected since existing high rise buildings in 

downtown will obscure most of the project. Although the 

proposed high rise structures will be 50 feet tal-Ier than the 

tallest surrounding buildings, the 14 percent difference in 

height will have minimal visual impact. 

77. Views along the waterfront wiII be changed by the 

proposed development, with new structures blending historic 

architecture in a setting of open space and landscaping. 

Important view channels long hidden will be restored and 

enhanced for the public to enjoy. Changes ín view planes and 

visual irnpacts along the waterfront include the following: 
a. The proposed Maritirne Building and Passenger 

Terrninal at Piers 5 and 6 will reduce a portion of the open 
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space currently used as a parking Iot in this area. On the 

other hand, the classic styling of the proposed building 

together with the generous fronting open space, which wiIl 
extend through the restored AIa Moana Mini Park, will enhance 

the overall visual appeal of the area. 
b. Removal of the ramp over Pier 7 will open 

ocean vistas down Bishop Street, with views of the Maritine 

Museum, Falls of C1yde and the plaza fronting Pier 8. 

c. At frwin Park, removal of vehicular parking 

and implementation of landscaping improvements will provide 

scenic open space at the entrance to the Aloha Tower 

Marketplace. 
d. Down Fort Street, views would be opened up, 

and the refurbished Aloha Tower will continue to be the 

prominent landmark but greatly enhanced with the restoration of 
long hidden arches and a broad surrounding plaza providing an 

ocean backdrop. 

78. From the Chinatown area, the condominium towers 

at Piers 13 and 14 wil-l appear prominent in the makai 

direction. The prominence of the condominium towers will be 

reduced by the new high rise developments of the Chinatown 

Gateway and the Harbor Court buildings. The Chinatown 

Merchants Association commented that rrthe high-rise buildings 

at piers l-3 and 1-4 are at the edge of Chinatown and are 

cornpatible with other high rise buildings that ring Chinatown 

mauka of Beretania Street and Diamond Head of Nuuanu Avenue.rl 
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79. Along Nirnitz Highway, hrest of the project, the 

proposed office and condominium buildíngs will add to the 

Downtown/tñaEerfront skyline. On-going and proposed 

developments in Downto!ì¡n, including the Harbor Court 
condominiums at Nimitz and Nuuanu, will continue to fill in 

this skyline. 
Air Quality 

80. An air quality study for the Aloha Tower Project 
v/as conducted by Barry D. Neal & Associates. 

81. Air quality j.n the vicinity of the Project Area 

is mostly affected by emissions from vehicular, industrial 
and/or natural sources as foll-ows: 

a. Nimitz Highway adjacent to the Project Area 

is a major arterial roadway that carries heavy volumes of 
traffic. Emissions from motor vehictes tend to be carried over 

the Project Area by the prevailing winds. 
b. Adjacent to the Project Area is the Hawaiian 

Electric Company (HECO) pov/er plant. Emissions from the two 

chimneys of this facility may presentJ-y affect the air quality 

of the area. 
c. Natural sources of air pollution affecting 

the air quality of the Project Area incl-ude ocean spray, plant 
pollens, wind-blown dust and emissions from distant volcanoes. 

A2. The State Department of Heal-th operates a network 

of air quality rnonitoring stations located at various sites 

around Oahu and statewide. Based on data from these stations, 
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it appears that all of the national and State of Hawaii Ambient 

Air Quality Standards (AAQS) for particulate matter, sulfur 
dioxide, nitrogen dioxide and lead are currently being met at 
the Project Area. The ozone AAQS has not been exceeded during 

the past four years at the Sand Island monitoring station. 
State AAQS for carbon monoxide in urban Honolulu may be 

exceeded at a rate of one or three times per year in traffic 

congested areas during worst case conditions. 
83. Short-term impacts on air quality could 

potentially result prirnarily from fugitive dust caused by 

demolition work, vehicular movement, and soil excavation. 
Adequate fugitive dust control can be effected by a frequent 
watering program. Using wind screens and lirniting the area to 

be disturbed at any given time are additional control 
measures. The State of Hawaii eir Potlution Control 
ReguÌations also prohibit visibte emissions of fugitive dust 
from construction activities at the property line. 

84. The primary long-term air pollution impact from 

the Aloha Tower Project wiII arise from the increased motor 
vehicle traffic associated with the project. Based on 

mathematical- modeling of projected vehicular traffic and on 

atmospheric dispersion estimates of vehicul-ar emissions 

conducted by Petitioners' consultant Barry D. Neal & 

Assocíates, it is predicted that with the proposed project, 
carbon monoxide concentrations along roadways in the project 
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vicinity will be unavoidably higher compared to the without 
project case, but concentrations will be about the same or 
Iower than existing levels. 

85. Vtith or without the project, worst-case 

concentrations should remain within the national l'hour ambient 

air quality standard set by the U.S. Environmental Protection 

Agency. The U.S. EPA 8-hour standard for carbon monoxide, 

however, may be exceeded occasionally near the intersections of 
Nirnitz Highway at Bethel Street and Nimitz Highway at Richards 

Street with the project in the year L995. 

86. The more stringent State of Hawaii arnbient air 
quality standards for carbon monoxide rnay presently be exceeded 

at times. In the year 1995, this is projected to occur at 
several l-ocations in the study area, with or without t,he 

proj ect. 
A7 . Some mitigatj-ve considerations for traffic 

related air pollution are as follows: 
a. Implementation of roadway and traffic 

irnprovements as part of the project designed to move traffic 

effíciently through the Project Area and adjacent locations 

will reduce traffic and vehicular emissions. 
b. Reducing traffic by mass transit, car 

poolirg, and staggered business hours could mitigate vehicul-ar 
emissions. 

c. By the year l-995, carbon monoxide emj-ssions 

are expected to be about 30 percent less than present due to 
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the replacement of older vehicles with newer models with more 

efficient emission control devices. 
Aura1 Quality 

88. An environmental noise assessment for the Aloha 

Tower Project was conducted by Darby & Associates, acoustical 
consultants. 

89. The existing noise environment at the Project 
Area is characteristic of an urban setting. Noise sources 

include traffic along Nimitz Highway, harbor operations, the 

HECO por¡rer ptant, and aircraft using Honolulu International 
Airport and Hickarn Air Force Base. 

90. Existing background noise levels at and near the 

Project Area v¡ere typically 55 to 65 dBA during the daytirne. 

The main noise sources were traffic on Nimitz Highway and 

aircraft operations associated with Honolulu International 
Airport and Hickam Air Foree Base. The Project Area exposure 

to aircraft noise is typically 59 to 62 dBA Ldn. overall noise 

l-evel- from all sources is estimated to be in a range of 63 to 

74 dBA Ldn near Nimitz Highway. 

9l-. The U.S. Department of Housing and Urban 

Development (HUD) guidelines specify that residential and other 
noise sensitive developments can be constructed without special 
noise control measures in areas subjected to noise exposure 

levels of 65 Ldn. HUD also has a design goal of Ldn 45 or less 

for the interior spaces of dwelling units. The State 
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Department of Transportation stipulates a maximum aircraft 
noise exposure of 60 Ldn for residentiat buildings in Hawaij-. 

92. Due to the high ambient noise leveLs at the 

Project Area, proposed noise-sensitive buildings, including the 

condominiums and hotels, wiII require noise attenuating 

treatment. To meet the HUD interior design goal of 45 Ldn or 
less for dwelting units, heavy monolithic or laminated glass 

windows, or acousticatly double glazed windows could be used. 

These buildings would also be air conditioned, aJ-lowing windows 

to be kept closed for noise reduction. 
93. Based on projections of future (l-995) traffic 

vol-umes with and without the project, increase in noise levels 

due to project-generated traffic was estimated to be 2dB or 
less which is not considered a significant increase. 

94. Federal requirement to replace phase two aircraft 
with the quieter phase three aircraft by around L997 wil-I 
rnitigate aircraft noise impacts. 

95. As HECO currently plans to close down the power 

plant facility around 1"994-L995 with no intent to replace it, 
the noise from the facility will be el-ininated. 
ADEQUACY OF PUBLIC SERVICES AND FACILITIES 

Transportation Facil ities 

96. A traffic study assessing existing vehicular 
traffic in the Downtown area was conducted for the project by 

Barton'Aschman Associates, Inc. The scope and method of the 
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study was developed in consultation with the State Department 

of Transportation and the City and County Department of 
Transportation Services. 

97. Under the traffic study, thirty-seven 

intersections h/ere assessed for weekday conditions and L7 for 
weekend conditions. These intersections l-ie along Vineyard 

Boulevard, Beretania Street, Nimitz Highway and Al-a Moana 

Boulevard. Vineyard Boulevard and Beretania Street are the 

primary corridors for vehicles commuting to and from the 

Downtown area. Ninitz Highway and Ala Moana Boul-evard also 

serve as major distributors of traffj-c to the Downtown area and 

carry heavy volumes during both peak hours. Saturday traffic 

flow in Downtown is generally good. 

98. Mitigation measures have been recommended for all 
of the intersections where the project has a significant 
traffic irnpact. I'Ihile the improvements to intersections along 

Nirnitz Highway imnediately adjacent to the Project Area would 

be implernented by Petitioners as part of the project, the 

remaining intersections are not in the imrnediate area of the 

project and the recommended improvements are not part of the 

project to be implemented by Petitioners. 
99. At most locations where a significant irnpact 

occurs, restriping, signage and peak-hour parking prohibition 

would serve as a mitigation measure. At several intersections, 
the addition of a single lane would be necessary and could 
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possibly require some right-of-v¡ay acquisition and minor 

reconstruction of sidewalk and curb facilities. At the 

remaining locations, rnitigation measures could require 

additional right-of-way construction of new sections of roadway. 

1-00. At the time of the submittal- of the proposed 

traffic plan and report to the State Department of 
Transportation for its review, it was believed that the 

intersection of Ríchards Street and Nimitz Highway could not be 

mitigated because the width of the right of way could not 
accommodate any more capacity. Since then, Barton-Aschman 

Associates, Inc. h/as able to propose mitigation measures to 

address that intersection which are currently under review by 

the State Department of Transportation. 
1,0L. Criteria for determining if a project has a 

significant traffic impact for which mitigation measures must 

be investigated have been established based on traffic impact 

study guidelines used in various other cities. cenerally, the 

criteria are as fol-lows: if the level-of-service (LOS) without 
the project is E or F and the volume/capacity (V/C) ratio 

changes l-ess than 0.030, the project's traffic impacts are 

considered insignificant. However, if the Y/C raEío change is 

greater than O.O3O, then rnitigation measures which wiII reduce 

the V/C ratio change to less than 0.030 must be identified. If 
the LoS with the project is D or better, then no mitigation 

measures need to be identified. The criteri-a have been used on 
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several traffic impact studies reviewed and accepted by the 

City Department of Transportation Services over the past two 

years. 
L02. The city and County of Honol-ul-u mass transit bus 

system serves the Aloha Tower waterfront area along Ninitz 

Highway. Bus Routes 55, 56 and 57 provj-de service in both the 

Koko Head and Ewa directions. Bus routes L9 and 20 only stop 

at Aloha Tower on their way to the Hono1u1u International 
Airport from the AIa Moana Shopping Center. 

l-03. Future potential mass transit systems include the 

Honolu1u Rapid Transit Systern and the oahu Intra-island Ferry 

System. Out of the six full-corridor proposed aLternatives for 
the Honolul-u Rapid Transit system, four are al-ong Nirnitz 

Highway, frontJ-ng the Aloha Tower Project. Two of these routes 

propose a Nimitz/ForE station at lrwin Park while the other two 

routes propose a Nimitz/Richards station in front of Piers 5 

and 6. A terninal for the Oahu Intra-island Ferry System is 

planned at Pier 8. A support facility for ferry operations is 

planned at Piers l-3 and L4. 

I,rlater Service 

1-04. The water requirements for the Aloha Tower 

Proj ect witl be approximately 325,000 qallons per day (gpd) 

which is an increase of about 2001000 gpd above the estirnated 

1_25,000 gpd currently needed for existíng uses in the Project 
Area. 
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1o5. Water for the Project Area wiII be provided 

through City and County Board of Water Supply facilities. 
Inasmuch as the project is sponsored by the State, by and 

through ATDC, the Board had indicated that an allocation of 
water supply from the State to the Board will be required based 

on anticipated project demands. An allocation shall be sought 

by Petitioners from the State Department of Land and Natural 
Resources which is responsible for developing water resources 

for the State. 
l-06. lfater from the Project Area can be provided by 

the city and County Board of lrlater Supp1y through a network of 
lines serving the entire Downtown area. A l-2-inch main runs 

through the Project Area along Nirnitz Highway, down Fort Street 
and along Ala Moana Boulevard. 

LO7. Petitioners are having a water master plan 

prepared for ttre project for submittal to the Board of Vüater 

Supply, the subject of whích is under current negotiation with 

the Board. 

Wastewater Disposal 
1o8. Piers I through 14, as well as areas mauka of 

the Project Area, are presently served by a 28-inch se\^rer line 

which conveys fl-ow in the Diamond Head direction along Ninitz 

Highway. The line increases in dianeter to 32 inches at the 

intersection of Atakea Street, proceeds makai along Richards 

Street, and then Diamond Head along Ala Moana Boulevard. 
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ULtirnately, sevrage is conveyed to the Sand fsland Sewage 

Treatment Plant. 
l-09. The project will increase ser¡rage discharge in 

the Project Area. The City and County of Honolulu has plans to 

install sehrer lines in Ninitz Highway from River Street to 

Richards Street to upgrade sehrer service in the area. 

l-1-0. The City Department of Public lrlorks has 

indicated that a further relief sewer line from Richards Street 
to Ala Moana pumping station may be necessary to accommodate 

project flows. Petitioners, through their consultant, are 

assisting the City in facilitating the formulation of a capitaJ-
improvement project for such a relief ser^rer line. 

1-L1-. Specif ic sev/age dísposal requirements will be 

determined after discussion with the City Department of Publj-c 

Works during the designing of the project. 
Drainage 

]-L2. Surface runoff from Piers 5 and 6 and from 

portions of the streets within the Project Area are collected 

at catch basins and discharged into Honolulu Harbor at these 

locations: between Piers 6 and 7, via two l-8-inch outlets and 

one 4.5 foot by 3 foot box culvert; under Piers 5 and 6 via a 

3O-inch outlet; Ninitz Highway near the mauka-ehra corner of 
Pier 11 via a 3o-inch outleti at Pier 1-0-l-l- bulkhead via a 

24-ínch outlet; and between Pier 7 and Pier 8 via an l-8-inch 

outlet and a 24-inch outlet. Roof and floor runoff from the 

-32-



existing Pier 8-l-L structures is carried in underground drains 

through the bulkhead wa1I j-nto the harbor at various locations 

around the periphery of the piers. 
Ll-3. The basic drainage system of Downtown Honolulu 

hras constructed around 40 to 60 years ago under standards many 

of which are considered substandard today. 

LL4. Extensive coordination with the city Department 

of Public Vüorks will be required to assure that adequate 

facilities are provided for the project as well- as to 

accommodate existing runoff from mauka areas. Some rerouting 

of existing drainage lines may be necessary. A drainage study 

will be prepared for the project to determine the drainage 

improvements required. 
1-L5. Under the lrlaterfront Master P1an, aII drainage 

systems for the State projects on the makai side of Nimitz 

Highway which enter the ocean would be upgraded to standard. 

Pol-ice and Fire Protection 

1-l-6. The Project Area is located within the Honolulu 

Metropolitan Police District I which extends from Hawaii Kai to 

Pearl city. District I headquarters are currently l-ocated in 

Pawaa, but will be relocated to a facility on Alapai Street 
between Beretania and King Streets where the bus depot was 

located. Relocation will place the station closer to the 

Project Area after its completion in I99L. A Downtown 

substation has recently been established in Nuuanu Avenue and 

Hotel Street, about three blocks mauka frorn Piers L3 and L4. 
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LL7. with the advent of the Aloha Tower Project, it 
is anticipated that the increased nixed-use activities in the 

area may require more security and nighttine surveill-ance. 
Within the Project Area, this function will be provided through 

a private security service. 
l-l-8. Fire protection services are available at the 

Central Fj-re Station, Iocated at the intersectj-on of Beretania 

and Fort Streets. Pier l-5 houses the Honolulu Harbor Fireboat 
Station. 
Medical and Emergency Facilities 

119. Major medical facilities located near the 

Project Area are the Queen's Medical Center at the corner of 
Beretania and Punchbowl- Streets, and Straub Clinic and 

Hospital, Inc. at King Street and Vtard Avenue. Both facil-ities 

are located within one-half mile east of the Project Area. 

Emergieney services are available at both medical facilities. 
El-ectrical and Telephone Services 

L2O. Electricity and telephone services will be 

available for the project. A substation rnay be required in the 

vicinity of the Project Area. 

Schools 

L2I. Primary and Secondary schools to service the 

Project Area are located in or near the Downtown area. Royal 

Elementary is located on Queen Emma Street, just makai of the 

H-1 freeway. Cent.ral Intermediate School is located on the 

block bounded by PaIi Highway, Kukui Street, Queen Emma Street, 
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and Vineyard Boulevard. McKintey High School is on the corner 
of King and Pensacola Streets, adjacent to the Neal Blaisdell 
Center. 
Recreation 

L22. For the number of people in the Downtown area, 

there is a shortage of active recreational- parks. In 

recognition of the shortage of active recreationaL facilities 

in the proximity of the Project Area, the Petitioner ATA 

intends to provide private recreational amenities, including a 

swimming pooÌ and health club for hotel guests and office 

tenants at Piers 10 and LI, and similar amenities at Piers 1-3 

and L4 for the condominium towers. 
L23. Project related demand for active recreational 

opportunities which are not satisfied within the Project Area 

may increase demand on public parks. with the conversion of 
Pier L2 and the parking lot at Ïrwin Park into parks, the Al-oha 

Tower project will add LOgtO97 square feet of park space within 

its boundaries. 
CONFORMANCE !üITH STATE I,AND USE DISTRICT STANDARDS 

I24. The Property is contiguous to existing harbor 
fast lands which are in the Urban District. 

L25. The Property is proposed as a part of the Aloha 

Tower Project for the redevelopment of the waterfront at Aloha 

Tower. 

126. The Project Area, of which the Property is a 

part, is adjacent to and a part of the trading and employment 
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centers of Dor¡/ntown Honolulu where most basic services 

presently exist. 
L27. The Project Area is not within an identified 

flood or natural hazard area, nor is it a habitat for known 

endangered species. 
CONFORMANCE WITH THE HAWAII STATE PLAN 

Lza. The Aloha Tower Project conforms to the Hawaii 

State Plan, Chapter 226, HRS, as amended, with respect to the 

following goals, policies and objectives: 
a. Transportation: 

rrProvide for improved accessibility to
shipping, docking, and storage
facilities.rr 5226-1.7 (b) (4) 
rrlncrease the capacities of airport and 
harbor systems and support facilÍties 
to effectively accommodate transhipment
and storage needs. rr 5226-17 (b) (8 ) 

The development of the Aloha Tower Project incorporates the 

needs of the Department of Transportation Harbors Division for 
maritime operations as well as administrative offj-ce space. 

b. Visítor rndustry and Related Developments: 
rrlmprove the quality of existing
visitor destination areas. rr 5226-8 (b) ( 3 ) 

rrEncourage cooperation and coordination 
between the government and private
sectors in devel-oping and maintaining a 
well-designed, adequately serviced
visitor industry and related 
developments which are sensitive to 
neighboring communities and
activities.rr 5226-8 (b) (4) 
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The Aloha Tower Project is a concerted effort between the 

public sector, represented by ATDC, and private enterprise, 
represented by ATA, to develop and rnaintain a major, neu¡ retail 
and recreational attraction for residents and visitors with 

attention to historically sensitive cultural resources. 
c. Physical Environmental scenic, natu¡ql 

beautv and historic resources: 
rrPromote the preservation and
restoration of significant natural and
historic resources. rr 5226-L2 (b) ( 1) 

rrProvide incentives to maintain and 
enhance historic, cultural, and scenic 
amenities.rr 5226-1,2 (b) (2 ) 

rrEncourage the design of developments
and activities that complement the
natural beauty of the islands. 'l 
s226-1,2(b) (5) 

The proposed project includes the restoration of Àloha Tower, 

restoration of lrwin Park, a publJ-c interpretive program for 
Honolulu Fort Historic Park, and an overall historic 

architectural theme reflective of the days of Honolulu Harbor's 

passenger ship arrivals known as rrBoat Days.rl 

d. Housing: 
ttEffectively accommodate the housing
needs of Hawaii's people. rr 5226-1,9 (b) ( 1) 

rrstimulate and promote feasible 
approaches that increase housing
choices for low-income, moderate-income 
and gap-group households.rr 5226-L9 (b) (2) 

Pursuant to the Development Agreement, ATA witl 
establish the Aloha Tower Housing Foundation designed to assist 
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in the provision of fit and affordable housing for the poor in 

Hawaii. The Foundation wilI provide financial and technical 
resources through the contributÍon of five percent of aII of 
ATArs pretax profit from the operation and sale of improvements 

in addition to the contribution of five percent of interest 
earnings from all of ATA's project lenders (excluding 

construction lenders and mortgagees on individual condominium 

apartment loans). 
CONFORMANCE VIITH COASTAL ZONE MÀNAGEMENT OBJECTIVES 

1,29. Sectíon 3O7 of the National Coastal Zone 

Management Act of L972 (16 U.S.C. l-451 et. seq. ) provides for 
State review of Federal actions affecting the coastal zones of 
states with approved Coastal Zone Management Programs. 

Hawaii's Coastal zone Management (CZM) Program' established 

pursuant to Chapter 2054, HRS, was Federally approved in 1977. 

It is administered by the Offiee of State Planning (OSP). 

l-30. Among Federal actions subject to review is the 

issuance of Federal permits, including the Departrnent of Army 

Permit, which wiIl be required for improvements extending into 

the water. Before the Federal- permit can be issued, oSP must 

determine its consistency with the enforceable policies of the 

Hawaii CZM Program. These policies encompass broad concerns 

such as impact on recreational resources, historíc and 

archaeological resources, coastal hazards, and the management 

of development. 
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L3l-. The project improvements extending into the 

water hrere determined by the CZM Branch of OSP to be consistent 
with the policies of the Hawaii CZII program subject to certain 

conditions as set forth in oSP's letter of Apríl 30, L99L to 

ATA. 

RULTNG ON PROPOSED FINDINGS OF FACT 

Any of the proposed findings of fact submitted by 

Petitioner or the other parties not already ruled upon by the 

Commission by adoption herein, or rejected by clearly contrary 

findings of fact herein, are hereby denied and rejected. 
Any conclusion of law herein improperly designated as 

a finding of fact should be deemed or construed as a conclusion 

of law; any findíngs of fact herein irnproperly designated as a 

conclusion of law should be deemed or construed as a finding of 
fact. 

CONCLUSTONS OF LAVü 

Pursuant Lo Chapter 2O5t Hawaii Revised Statutes, âs 

amended, the Hawaii Land Use Commission Ru1es, Chapter 15-15, 

Hawaii Adrninistrative Ru1es, the Commission finds upon the 

preponderance of evidence that the reclassification of the 

Property consisting of approximatety 4.485 acres in the 

Conservation District to the Urban District at the Aloha Tower 

area and Honolu1u Harbor, fsland of Oahu, State of Hawaii, Tax 

Map Key Nos. L-7-O1,: portion of I, portion of 3, portion of 14, 

and portion of 15; 2-1-01: portion of Lì and 2-L-I5: portion of 
l- and portion of L2, and including certain parcels not covered 
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by Tax Map designations, subject to the conditions stated in 

the Order, conforms to the standards established in the Hawaii 

Land Use Commission Rules, Chapter l-5-l-5, Hawaii Administrative 

Rules, is reasonable, and is nonviolative of Section 205-2, 

Hawaii Revised Statutes, âS amended, and the Hawaii State Plan 

as set forth in Chapter 226, Hawaii Revised Statutes, âs 

amended. 

ORDER 

IT IS HEREBY ORDERED that the Property, consisting of 
approximately 4.4a5 acres, being the subject of this Docket No. 

A9L-673 by Aloha Tower Associates and Aloha Tower Development 

Corporation, situate at The Aloha Tower area and Honolulu 

Harbors, Island of Oahu, State of Hawaii, identified as Tax Map 

Key Nos. l--7-01-: portion of l-t portion of 3, portion of L4, and 

portion of 15; 2-L-OL: portion of Lì and 2-1--l-5: portion of l-

and portion of 12, and including certain parcels not covered by 

Tax Map designations, more particularly described in Exhibit 
rrArr and its location approximately identif ied on Exhibit rrBrr, 

r¡¡hich exhibits are attached hereto and incorporated by 

reference herein, for reclassification from the Conservation 

District to the Urban District shatl be and hereby is approved 

and the State Land Use District Boundaries are amended 

accordingly, subject to the following conditions: 
l-. with respect to that portion of the Property 

located seaward of the Federal Project Line, Petitioners shall 
obtain al-I necessary approvals to modify the Federal Project 
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Line to the extent required for any development on that portion 

as approved by Aloha Tower Development Corporation. 
Petitioners shaÌt also obtain aII necessary approvals to modify 

the United States Pier and Bulkhead Line, to the extent 
required, for the development on the Property. 

2. Petitioners shall allow public recreational 
fishing where appropriate as regulated by the State Department 

of Transportation. 
3. Petitioners shall develop and implement a program 

to monitor adverse impacts on water quality, nearby corals and 

marine life in conjunction with the State Department of Health, 

and shall submit the finat monitoring program to the office of 
State Planning, CZM Branch for review. 

4. pétítioners shalI use silt curtains or other 
devices as may be required by the United States Army Corps of 
Engineers to contain silt, generated during construetion, 
inside Honolulu Harbor. 

5. Petitioners shatl not construct residential units 

within areas exposed to composite (Honolulu International 
Airport and Hickam Àir Force Base) noise levels of 65 Ldn or 
greater as delineated on the L992 Hono1ulu International 
Airport Noise Contour Map of the State Department of 
Transportation. 

6. Petitioners shall grant to the State of Hawaii an 

avigation (right of flight) easement in the form prescribed by 
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the State Department of Transportation on any portion of the 

Property subject to noise levels exceeding 55 Ldn. 

7. Petitioners shall develop the Property in 

substantial compliance with the representations made to the 

Commission. Failure to so develop the Property may result in 

reversion of the Property to its former classification, oy 

change to a more appropriate classification. 
8. Petitioners shall give notice to the Commission 

of any intent to sel-I, lease, assign, place in trust, or 
otherwise voluntarily alter the ownership interests in the 

Property, prior to development of the Property. 
9. Petitioners shall provide annual reports to the 

Land Use Commission, Office of State Planning, and the City and 

County of Honolulu Department of General Planning in connection 

with the status of the subject project and the Petitioners' 
progress in cornplying with the eonditions imposed. 

l-0. The Land Use Commission may fulty or partially 

release these conditions as to aII or any portions of the 

Property upon timely motion and upon the provision of adequate 

assurance of satisfaction of these conditions by Petitioners. 
l-l-. Vüithin 7 days of the issuance of the Commission's 

Decision and order for the subject reclassification, 
Petitioners shall (a) record with the Bureau of Conveyances a 

Statement to the effect that the Property is subject to 

conditions imposed by the Land Use Commj-ssion in the 
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reclassification of the Property, and (b) shall file a copy of 
such recorded statement with the Commission. 

L2. Petitioners shall record the conditions imposed 

by the Commission with the Bureau of Conveyances pursuant to 

Title 15, Chapter 15, Section 92, Hawaíi Àdninistrative Rules. 
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DOCKET NO. A91.-673 - ALOHA TOIVER ASSOCTATES AND ALOHA TOVüER 

DEVELOPMENT CORPORATÏON 

Done at Honolulu, 
per motion on FebruarY L3, 

Filed and effective on 
Februa 1B , L992 

Certified by: 

\--S.*J\.--\/
Executive Officer 

Hawaii, this 18th day of February L992, 

t992. 

I,AND USE COMMISSION 
STATE OF HAVüAII 

By k 
L. K. NIP 

Chairman and CommLsstoner 

By /+./Á"--
K. HOE

Vice Chairman and Commissioner 

By 
KA 

Vice and Commissioner 

By 
S. AHN 

Commissioner 

By ( absent ) 

EUSEBIO LAPENTA, JR. 
Commissioner 

(l"an*zk\.By 
iõaffi ¡1. uerrson 
Commissioner 

By 
ELTON I^I 

Commissioner 

By 
DE DJ. t{oN
Commissioner 

ftno++ s^u,: 
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THE REDESIGNÀÎION OF CONSERVÀTTON IåNOS
ÀT IIONOLULU IIÀRBOR 10 URSÀN L\NDS 

PÀRCEL À 

Subnerged Lands surroundlng plers 11, 14 and extenClng
AF 

'
to the northerly boundary of Di ] 

ÀE Kaakaulcukut Honol.uIu, Oahu, llava!i 

Eeginni,ng at. the Northeast corner of chis parcer of land onthe l{es'. side of Ni¡¡it,z Highway, the coordina¿es o( said poinÈ ofbeginning referred to covernment survey 'L'riangurat,ion station
"PUNcl{8owL" being 5o3.81 feeÈ sout,h and sj7l.l7 feet, l.Jesr, thencerunning by azimuths ¡¡easured cLockvise from True South: 
1. lf5c 53' 52.68 f eet along the Lresi. s!de of Nimitz

Highuay; 
2. ?Oo 31' 24O.7 4 f eet along the nor--herLy f ace of

Pier Lq,' 
a lRoo tr, 14 9 . I O f eeÈ al ong the wes-.erly f ace of

Piers 14 and 13,. 

4. 307" 52' 1.14 feet alòng the eesÈerly face ofPier 13, 
5. 250c 3l' 341. 33 feet aJ,ong the southerJ-y face ol

Þi a: I a . 

6. 135' 53 ' 23.70 !ee.E along the t¿est side of Ni¡nlcz
Highuay,' 

7 . Thence âlong tÌìe r,est side of Nl¡qitz Highr.ray on a cuJ¡/e to
Ehe righe vith a radius oÉ866.47 fêee, thc chord azi-
¡¡utlr and distance being:
343" 26, 25t, 227.9O feeÈ; 

g. 7oo 13' 15'f 115.97 feeÈ along the northerly face ofPler 12,' 

9. 354 c 27 ' 20t 12.82 feêt ÀIong the westerly face o!Pier 12,. 

lo. 153" 19, 2o,l 18. 03 f eet along t,he renrainder of the
subnerged Iands of Honolulu
HerÞor; 

SAM O. HIROTA,, INC.
Â¡øU S¿æt TIAIIC6¡ S. A€nEÍ^Nra 51. EXHIBIT

HONOLIJLU. ñAWAII 966 I J (Page I of I0) 



11. 

12. 

r3. 

14. 

15. 

16. 

L7. 

18. 

19. 

20. 

21. 

J{lo 19'2o', 

15J" 19', 2o'r 

243c lg'20,' 

3lfo 19, 20,, 

24lo rg, 20,, 

Thence along 

' 

55" 22' 301 

145" 22r JOtr 

53" 22' 30'. 

L28" 22' 20tl 

L790 51' 2ox 

47.00 f eet along t,he rema inder of the 
submerged lands of Honolulu 
Harbor; 

35.OO feet. along the rema inde r of the 
subne rg ed lands of Honolulu 
Harbor; 

3O . OO feet along the rema inder o f the 
submerged lands of Honolulu 
Ha rbor ,. 

35.O0 feet, along the remainder of che 
subrne rged Iands of HonoIuIu 
llarbor,' 

23 .98 feet along the rema inder of the 
s ubne rg ed Iands of Honolulu 

, Harbor; 
the remainder of the submerged lands of

Honolulu Harbor on a curve to
the l.eft r"rith a radius of
842.62 feee, the chord azi-
muth and distance being:
168 15' 54 . 08 feeÈ; 

135.8O f eet, al.ong the renalnder of the
5rth6g¡gsd lands of Hono I ulu 
Hårbor; 

18O.40 feêt, aLong the re[lalnder of the
subtrerged lands of Honolulu 
Harbor.' 

18O.28 feet along the rer¡ainder ol t,he
subnerged lands of Honolulu
Harbor; 

62.88 leet al.ong the remainder oC the
subnerged lands of Honolulu
HarÞor Èo Harbor Point' No. 
39; 

243.O7 feeÈ along the Federal Project
LIne being the renainder ot
the subnerged lands of llono-
lulu Harbor; 

sAM O. HrROlA. tNC. 
Ët¡a tt Sa*|rtr IIAII 

86¿ S. g€RET^ô.|A 51 EXHIBIT 
HoltoLULTJ. rl^ir^ll 9681 3 (Page 2 of 10) 



22. 250 22', 30" 312.95 !eet, along the re¡nainder o( the 
submerged lands of llono).uIu
Harbor Èo Èhe Point o( begln-
ning and conEaining an Àrea 
of 78,5'7 2 Squàre FeeE or 
1.804 Àcres. 

4 

mñmffosÀ-t{ o. HIRorÀ, rNC. lso¡1,¡.t.rr t¡ :>86¡t South Beretanla Street I l..s tsw(lr,â ú,llonolul.u, Hawaii 
¡Jq J:E{tfÀpril 1,1991 

.l 
il.Ù 

R char K. Kawasak , R.L.S 
Registered Professional 

Land Suweyor
CerÈlficate No. 3844-S 

SAM O. HIROTA. INC. IIAfIÍl¡*ø U 3"w7tt EXHIBIT 
Ét6¡ s. B€RgÎ^N¡^ ST. 

HONQLUL¡J, HAWAII 966 I3 @ãfFrol 
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TIIE REOESIGNÀTIOH OF CONSERVÀTION I,ÀNOS
ÀT IIONOLULU HÀRBOR TO UR3ÀN TÀNOS 

PÀRCEL B 

submersed Lànds and u';esterrv
?:::tå?r"::: ï::t^erlv 

Àt Kaakaukukul HonoIulu, Oahu, l'lawaii 

Beginni.ng at the Northwest. corner of t.his Parcel of land on 
tlìe Sout.herly f ace of Pler 12, Èhe coordinates of said PoinE of 
beginning referred to Governments Survey TriangulaÈion StaE.ion 
"PUNCI(BOtlL" being 1o29. OO f eet South and 52'l 9.25 f eet l'JesE,, 
Elrerrce running by az imuE,hs neasured clockç¿ise f rom True SouE.h: 

1. 2500 16', 45.63 feeÈ along the southerly face of 
Pier 12; 

2. l4r" 28', 19.20 feeE alon9 the westerly face of,
Pier 12; 

3 Lo 26' 52.57 f eet aLong Èhe west,erly face of 
ÞiaF 1.). 

4. 93 0 04' 20u 20.51 f,eet aLong the re¡nainder of the 
subnerged Iands of HonoluLu 
Harbor; 

5. l53c t9t 2Ot, 60. ?1 f,eeÈ along the re¡¡ainder of t.he
subnerged lands of HonoluLu
Harbor t,o Che point, of begln-
ning and containing an Àrea of 
2269 Squarê Fee!. 

K. 
7rtd¡n¡a

U ?¡ortt¡t.ri.!
sÀl,f o. HIRoTÀ, INC. d lJ¡c au¡v¡rü. 7
864 South Beret,ania Street * No.3!{{€ )tllonolulu, Havaii
Àpril 1, 1991 $ 

Þ 
f I . u 

R\ L^l.J< (^:"*,tr*;
Richard K. Kawasa,ki, R. L.S

Registered Prof essionaJ. 
Land Surveyor

Certificat,e No. lS44-S 

SAM O. HIROTA. INC. 
E4æaU t*Vr EXHIBIT 1r¡\rr 

a6¡ s. 6eÊtlANlA 5T. (Page 4 of 10)ÞTONOLULU. HA9JAII 968I f 
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TIIE R9DESIGNÀTION OF CONSERVÀTION I-ÀIIDS
ÀT IIONOLULU HÀRBOR TO UR8ÀN IÀNOS 

PÀRCEL C 

S ubme rg ed Lands extendlng from a portion of the
Southerly Face of Pier 12 and surrounding Piers

11, 10, 9 and 8 . 

Àt K¿akaukukui ðnd l{aikahaIuIu, HonoIulu, Oahu, Hawaii. 

Eeginning at Che Northeast corner of thj_s parcel of Land ontlre souÈ.herry face of Pier L2 and on the tJest sj,de of ximitzlliglrway, the coordinaE.es of said point of beginning referred coGovcr¡rnrenE, Survey lriangulaCion SEaÈion ',pUNCllBOWL,' being I097. ?OIeec souE.h ånd 52oi.L2 feet. wes-., tlrence running by a¿j.rnuÈhsrneasured cì.ockç¿ise from True South: 
1. Àlong the west side of Nimitz liighway on a curve to the

right, t¿ith a radius of 866 .47 
f eet, the chord azi¡nutlì and
distance beino: 
4 o 19, 05,' só. es f eet,. 

2 6" OO' 12.33 f eet a.Long the uest side of Ninitz
Hlghway; 

3. 48'23' zJt' 459.70 feet along the northsesÈerly face of
Pier 11; 

4- 1380 26' I.0O feet. along a jog on the northHesCerly 
, face of Pier 1l; 

5. 4ge 26' 491.19 feet along Ëhe northeresÈerly face of
Pier 10; 

6. 139e 26' 1.25 feet, along a jog on the northwesterly
face of Pier 10; 

1 ' rhence arons .he race o' . i:;:"*lln"lorSo:1""":"il10å"r!!i,
th€ chord azinut,h and discance
being:
2Lc Jo' 9.37 feet,. 

8. 26]." 34' 1.25 feet along a jog on the westerly faceof Pier 9; 
9. 35f c or, )2,, 603.7 3 feet alongô' the HesterJ,y face of pier 

r0. goo 50, 3o,l I.25 feet, along a jog on the vesterly laceof Pier 9; 

sAM O. HrROlA. lNc. EXHIBIT IrAII 
t¡llda¡f tff 
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Ll. thence along the face of Plers 9 and I on a curve to ehe Left 
with a radius of 1l'20 feet, the 
chord azimuÈh and dist,ance being
2960 26', 23.8r feec; 

I2. 1420 or' 30,' 1.25 feeE along a jog on Èhe southeasterJ.y 
face of Pier 8; 

ll. 2)90 33' 50" 586.88 feet along Ehe southeast,erly face of 
Pier I 

14. 129" 35' 3.38 f,eet alonS a jog on the soÈheasterly 
. face of Pier I t 

15. 59" lJ', 50" 611.03 feet al,ong Èhe remainder of the sub-
nerged Iands of IlonoIuIu Harbor 
to llarbor Poinc No, 4 ; 

16. 59" 35' 21.80 feet aLong the l{onoLulu Harbor Pier-
head and Bulkhead line to Harbor 
Polnt No. 5; 

t'¡ . 173o or, 629.63 feeÈ along the Honolulu Harbor Pier-
. head and Bulkhead line Co Harbor 

Point No. 6; 

18. 229" J4' JOr, 24.38 feeÈ along. the lfonolulu Harbor Pier-
head and Bulkhead Line to Harbor
Point No. 7; 

19. 229" 25' 923.91 feeÈ along the llonolulu Harbor Pier-
head and Bulkhead line and along
the re¡nainder of the subnerged
Lands of tlono!ulu Harbor passing
over HarÞor Point No. I aÈ
662.80 feet; 

20. 184' 45' 82.22 feet along the rerûainder of the sub-
Eerged lands of llonol.ulu Harbor; 

21. 270" 2!' 25.69 feet, along the southerly face of Pier
12 to the poinc of Þegj.nning and
containlng an Àrea of 2L,9L2
Square Feet or 0.503 Àcre. 

K. .(4 

¡ rcctfrl¡tt
U trof3t¡srr. t g¡s aù¡rzror T,

sÀr.r o. lllRolÀ, INc. N* ftl¡.95* 864 South Beretania StreeC
llonoluìu, Hawaii lt'4n, \) 5ÀpriJ. 1, 1991 

chard K. KaHasak , R.L.S
Registered Professional 

Land Surveyor
Certificate No. 3844-s 

sAM O. HIROTA. INC. IIl\II 
6.Cd{t JÉF EXHIBTT 
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THE REDESIGNÀTION OF CONSERVÀTION I"ANDS
ÀT HONOLULU HÀRBOR TO URBAN LÀNDS 

PÀRCEL D 

Submerged Lands surrounding Piers 5 and 6 between 
the Highwater Mark as of August. 23, 1964 

and the Federal. Project Line. 
Àt Kaakaukukui and Waikahal.ulu, Honolulu, Oahu, Hawaii 

Beginning at the Southeast corner of this parcel. of land on 
the West side of AIa Moana, the direct azimuth and disbance to Lhe 
Northeast corner of Pier 4 set aside by Presidential Executive 
Order 2381 dated May 11, 1916 being: 354 25t 110.02 feet, the 
coordinates of said point of beginning referred to Government 
Survey Triangulation Station "PUNCHBol.tL" being 3o16.86 feeE South 
and 4938. O4 feet West, thence running by azimuths measured 
clockwise from True South: 

r. 8lo 59', 552.79 feet along the remainder of the sub-
merged lands of HonoLulu Harbor 
to the Federal Project Line; 

2. 1400 39' 40rr 24o.82 feet along the Honolulu Harbor 
Federal Project Line; 

3. 2380 5Bl 667.86 feet along the remainder of the sub-
¡nerged lands of Honolulu Harbor; 

4. 3290 35' 18.80 feet along the face of seawal.I 
running parallel. to the South-
west side of Àla Moana; 

5. 59o 35' 95.76 feet along Highwater Hark as of
Àugust 23, 1964 of Pier 6, 

6. 490 00, 78.00 feet al.ong Highwater Hark as of
Àugust 23, 1964 of Pier 6; 

7. 390 t5' 66.00 feet along Highwater Hark as of
Àugust 23, 1964 of Pier 6 

g. 330 40, 116.00 feet along Highwater Mark as of
Àugust 23, 1964 of Pier 6; 

9. 43 0 08' 28.00 feet al.ong Highwater Mark as of
Àugust 23, 1964 of Pier 6; 

10. 59 0 40' 62.00 feet along Highwater Mark as of
Àugust 23, 1964 of Pier 6; 

1r. 230 30' 38.00 feet along Highwater Hark as of
Àugust 23, 1964 of Pier 6; 

SAM O. HIROTA, INC. 
Enpvtn U Srn'e;rn EXHIBIT 'IAII86¿ S. BERETANIA Sf. 

HONOLULU. HAWAII 968I 3 (Page 7 of 10 
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12. 790 35' 16.00 feet aLong Highwater Mark as ofÀugust 23, 1964 of pier 6; 
13. 3480 40' 45.00 feet along Highwater Mark as ofÀugust 23, 1964 of piers 6 and 5,. 

14. 3110 50' 38.O0 feet along Highwater Mark as ofÀugust 23, 1964 of piers 6 and 5 

15. 3210 50' 4 1.00 feet along Highwater Mark as ofÀugust 23, 1964 of piers 6 and 5; 
16. 309 0 25' 26.OO feet along Highwater Mark as ofÀugust 23, 1964 of piers 6and5 
17. 2700 40' 52.00 feet along Highwater Mark as ofÀugust 2i, 1964 of pier Ê, 

18. 331010' 24.00 feet along Highwater Mark as ofÀugust 23, 1964 of pier 5; 
L9. 266" 35' 254.0O feet along Highwater Mark as ofAugust 23, 1964 of pìer 5; 
20. 264 0 25, 72.12 feet along Highwater Mark as ofÀugust 23, 1964 of pier 5; 
2I. 354 0 25' 1.92 feet along the West slde of Àl.a Moanato the point, of beginning andcontaining an Àrea of 91, 574Square Feet or l.B?3 Acres. 

K ,l
sÀM o. HIROTA, rNc. ^ û 

7,864 South Beretania Street a¡:cttlTrl:t,

HonoIuLu, Hawaii U l'¡ol t \\t,t\.tt, 
L^NU tUrl.l;t.(¡rRevised June 26, 199I 7. 

* No. J8{.t.S x-

I¡ u 5'A 

t¿.\-
R chard K Kab/a sa , R.L

Regist,ered professionat
Land Surveyor

Certlficate No. 3944-S 

SAM O. HIROTA, INC. 
f:nÍìryñ g S!^'.Td 

86a S gEPEanNlA Sl. EXHTBTT IIAt' 
HONOLULU, HAWAII 969I 3 (Page 8'of I0) 
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THE REDESIGNATION OF CONSERVÀTION I,ÀNDSÀT HONOLULU HÀRBOR TO URBÀN IÀNDS 

PÀRCEL E 

Submerged Lands Southwest of the }lonoLuLuHarbor FederaL project Line. 

Àt Kaakaukukui, HonoIulu, Oahu, Hawaii, 

Beginning at the East corngr of this parcel of Land, theSouth corner of ParceI D at the intersàction of-t¡ã-ilJÅol.uruHarbor Federa --'ii.ã,'-'I Pro j ect Line and the ner./ pier 5 t¡,"coordinates o f said poinE of beginning referred to CåvernmentSurvey Triangu Lation Station "PUNCHBówL" béing 3074.8o feet Southand 548'1 .i9 f eet West, t.hence running bi - -rn."!ur"a 
a z imuthscLockwise from True South: 

1. 83" 59' 203.86 feet along the new pier 5 Line; 

2. 1730 59' 34.00 feet along the remainder of the sub_merged Ìands of Honolulu Harbor; 
3. 2630 59' 91.97 feeÈ aLong the remainder of the sub_nerged lands of Honolulu Harbor; 
4. 239 0 20' 75.68 feet along the remainder of the sub-merged lands of Honolulu Harbor,. 
5, 3200 39, 4orl 78.46 feet along the Honolulu Harbor Fed_eral Project Llne along parceL Dto the point of beginning andcontainÍng an Àréa ot 7964Square Feet or O.193 Acre. 

K 4^ 
ttcltl¡ i¡nsAM O. HrRoTÀ, INC. ttO?ftt tñ \,r t.864 South Beretania St.reet &-tD tuir.îto¡úHonoIuIu, Hawaii Nó.39,+SJune 26, 1991 * 

-f Þ 
4u \J 

Ri ard K wasa , R. L.s.Registered profes s ional
Land SurveyorCertificate No. 3944-S 

SAM O. HIROTA, INC. 
¡:"grwãt g Sy^tqd EXHIBTT IIAIr 
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THE REDESIGNATTON OF CONSERVATION I,ANDS
ÀT HONOLULU HÀRBOR TO URBAN LÀNDS 

PÀRCEL F 

Submerged Lands Southwest of Èhe Honolulu 
Harbor Federal Project Line. 

At Kaakaukukui, HonoluIu, Oahu, Hawaii. 

Beginning at the North corner of this parcel of land, the West 
corner of Parcel D at. the intersection of the l{onolulu Harbor
FederaL Project Line and the new Pier 6 Line, the coordinates of
said point of beginning referred to Government survey Triangul.ation
Station "PUNCHBOWL" being 2888.55 feet South and 564O.45 feet West,
thence running by azimuths measured clockwise from True SouCh: 

1. 3200 39'40rl 34.36 feet aLong the Honolulu Harbor Federal
Project Line al.ong Parcel D; 

2 580 58 ' 92.10 feet along the remalnder of the sub-
merged lands of HonoluLu Harbor; 

3. 1480 58' 34.00 feet along the remainder of the sub-
merged Ìands of Honolulu Harbor,. 

4. 238" 58' 87.14 feet. along the new Pier 6 line Èo thepoint of beginning and containing
an Area of 3047 Square Feet or
0.070 Àcre. 

K. ,t\) 4 
sAM O. HIROTÀ, rNC. 

tfcttfÌrfD864 South Beretania Street 1,'/U !¡ltft.lfl\.r LHonolulu, Hawaii L^lD tuir't;rÜ¡ 7.
June 26, 1991 & 

+( No. J8.l.l.S * 

ú 5
Þ 

II, 

R chard Kawasa , R.L.S
Registered Professlonal 

Land Surveyor
Certificate No. 3844-s 

SAM O. HIROTA, INC. 
Engi*a U 5tn6n IIAIIEXHIBTT 
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BEFORE THE LAND USE COMMÏSSÏON 

OF THE STATE OF HAVüAÏI 

fn the Matter of the Petition of ) DOCKET NO. A9t-673 

ALOHA TOWER ASSOCIATES AND )
) 

ALOHA TOWER ASSOCIATES 
ALOHA TOWER DEVELOPMENT CORPORATION ) AND ALOHA TOWER 

DEVELOPMENT CORPORATÏON 
To Amend the Conservation Land Use )

) 

District Boundary into the Urban Land )Use District for Approximately 4.485 )Acres at the Aloha To!üer Area and )
Honol-ulu Harbor, Honolu1u, Island of 
Oahu, State of Hawaii, Tax Map Key 

)
)Nos.: l--7-01-: portion of I, portion )of 3, portion of 14, portion of 15; )2-1-Ol-: portion of 1; 2-L-1,5: portion )of 1,, portion of 12, and including

certain lands not covered by Tax )
) 

Map designations ) 
) 

CERTIFICATE OF SERVÏCE 

f hereby certify that a copy of the Findings of Fact,
Conclusions of Lahr, and Decisíon and Order v/as served upon the 
fol-l-owing by either hand detj-very or depositing the same in the
U. S. Postal Service by certified mail: 

HAROLD S. MASUMOTO, Direetor
Office of State Planning
State Capitol, Room 41-0
Honolulu, Hawaii 9681-3 

BENJAMIN B. LEE, Chief Planning Officer 
Department of General Planning

CERT. City and County of Honolulu 
650 South King Street 
Honolulu, Hawaii 96s1-3 

JAMES T. FUNAKI, ESQ., Attorney for Petitioner
Takushi Funaki lrlong & Stone 

CERT Suite l-400, Grosvenor Center 
733 Bishop Street 
Honol-ulu, Hawaii 9681-3 

ANDREVü V. BEAMAN, ESQ., Attorney for Petitioner 
Chun Kerr Dodd & Kaneshige

CERT. Amfac Buildíng, Suite 1-408 
700 Bishop Street 
Honolu1u, Hawaii 9681-3 



RONALD N. HIRANO, Chief Executive Officer 
CERT. Aloha Tohrer Development Corp.

33 South King Street, Suite 4O3
Honolulu, Hawaii 9681-3 

SUSUMU ONO 
CERT. Aloha Tower Associates 

1-700 Amfac Tower 
7OO Bishop Street
Honolulu, Hawaii 9681-3 

DATED: Honolulu, Hawaii, this 18th day of February l-992. 

1-S:..*J \*N..*--
ESTHER UEDA 

Executive officer 
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DOCKET NO. A9L-673 ALOHA TOT{ER ASSOCIATES AND ALOHA TOIVER 
DEVELOPMENT CORPORATION 

A copy of the Land Use Commission's Findings of Fact,
Conclusions of Lav/, and Decisíon and order hras served upon the 
foll-owing by regular nail on February 18, L992. 

CALVIN M. TSUDA, Deputy Director 
Department of Transportation
79 South Nimitz Highway
Hono1ulu, Hawaii 9681-3 
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