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111 S. King Street
Suite 170
Honolulu, HI 96813
808.523.5866

www.g70.design

May 1, 2024

Ms. Mary Alice Evans, Director

State of Hawaii

Office of Planning and Sustainable Development
Environmental Review Program

235 South Beretania Street, Room 702
Honolulu, Hawai‘i 96813

Subject: The Cove at Ko Olina Redevelopment
Draft Environmental Impact Statement
Tax Map Key (TMK): (1) 9-1-057:027
Ko Olina, Island of O‘ahu, Hawai'i

Dear Ms. Evans:

On behalf of the Applicant, Cove Campbell Kobayashi LLC, G70 is submitting the Draft
Environmental Impact Statement (EIS) for The Cove at Ko Olina Redevelopment project
located in Ko Olina, O‘ahu, Hawai‘i to the State Office of Planning and Sustainable
Development, Environmental Review Program for publication in the May 8, 2024 edition
of The Environmental Notice. In accordance with Hawai‘i Administrative Rules (HAR)
811-200.1-5(e)(5), the Draft EIS document package has been simultaneously filed with
the City and County of Honolulu Department of Planning and Permitting (DPP) as the
accepting authority.

This Draft EIS consists of two volumes, and has been prepared in compliance with the
Hawai‘i Environmental Impact Statement rules (Hawai‘i Revised Statutes 8343) and HAR
§11-200.1. The 45-day public comment period begins on May 8, 2024 and ends on June
22, 2024.

Should you have any additional questions, please contact me at (808) 523-5866.

Sincerely,

GROUP 70 INTERNATIONAL, INC., dba G70

Tracy Camuso, AICP
Principal

cc: Ms. Lena Phomsouvanh, DPP
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This Draft Environmental Impact Statement and all ancillary documents were prepared under
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Section 1

Project Summary

This section provides an overview of the contents and purpose of the Environmental Impact Statement
(EIS) for The Cove at Ko Olina Redevelopment project (hereinafter referred to as the “Project,” “The
Cove,” or “Proposed Action”). In this section, the Project and its potential impacts, the proposed
mitigation measures, as well as Project alternatives, are summarized.

1.1 Project Information Summary

Applicant: Cove Campbell Kobayashi LLC?
1288 Ala Moana Blvd., Suite 201
Honolulu, Hawai‘i 96814
Contact: Matthew Pennaz, Manager
Phone: (808) 524-1508
Email: mpennaz@kobayashi-group.com

Accepting Authority: City and County of Honolulu
Department of Planning and Permitting (DPP)
650 South King Street, 7th Floor
Honolulu, Hawai‘i, 96813
Contact: Lena Phomsouvanh
Phone: (808) 768-8052
Email: lena.phomsouvanh@honolulu.gov

Name of Action: The Cove at Ko Olina Redevelopment

Agent: G70
111 S. King Street, Suite 170
Honolulu, Hawai‘i 96813
Contact: Tracy Camuso, AICP, Principal
Phone: (808) 523-5866
Email: thecovekoolina@g70.design

Project Location: Ko Olina, Kapolei, ‘Ewa District, O‘ahu, Hawai‘i
(Figure 1.1)
Address: 92-1089 Ali‘inui Drive

Kapolei, HI 96707

1 The Environmental Impact Statement Preparation Notice (EISPN) published for the Project on June 23, 2021
identified James Campbell Company LLC as the Applicant. Subsequently, a new development partnership, Cove
Campbell Kobayashi LLC, was formed to develop the Project. As such, they are now the Applicant.
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Tax Map Key (TMK): (1) 9-1-057:027 (Figure 1.2)
Land Area: 10.85 acres (472,757 square feet (sf))
State Land Use District: State Land Use Urban District (Figure 1.3)

City and County of Honolulu Zoning B-1, Neighborhood Business District (Figure 1.4)
(Land Use Ordinance (LUO)):

‘Ewa Development Plan (2013, Resort/Recreation Area (Figure 1.5)

amended 2020) Land Use Map:

Special Management Area (SMA): Within SMA (Figure 1.6)

Federal Emergency Management D, Area of Undetermined Flood Hazard and VE, Coastal
Agency (FEMA) Flood Zone: Flood Zone with Velocity Hazard; Base Flood Elevation

(BFE) Determined (Figure 1.7)
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1.2 Introduction and Background

Cove Campbell Kobayashi LLC (the Applicant) plans to improve the 10.85-acre property identified as
(1) 9-1-057:027 (the Cove Property or Project site). The Cove Property is located between Ali‘inui Drive
and the shoreline makai (seaward) of the entrance to the Ko Olina Resort. The site is currently leased
and occupied by several commercial uses comprised of commercial lu‘au, wedding, and entertainment
operations. PC Services Inc. operates the existing commercial lu‘au, Paradise Cove. The lease is
anticipated to end in 2025.

Prior to its commercial use, the site was part of the neighboring Lanikuhonua property, which was the
residence of Alice Kamokilaikawai Campbell (1884-1971) for over thirty years. Kamokilaikawai
Campbell was the daughter of James Campbell (1826-1900), who acquired the properties in 1877 as
a part of his purchase of the Honouliuli ahupua‘a. Today, the on-site facilities that house the current
entertainment business date from the property’s last major redevelopment in the early 1990’s when
it was rezoned and subdivided in recognition of its long-time commercial use.

Use of the Cove Property has been primarily for commercial IU‘au, wedding, and entertainment
operations since the late 1970’s per the approval of a Conditional Use Permit (CUP) by the City and
County of Honolulu (City) Department of Planning and Permitting (DPP). The CUP permitted the
establishment and operation of a private commercial l0‘au as a recreation and amusement facility
within the AG-2 General Agricultural District (File No. CUP 79/CUP-15). A Special Management Area
(SMA) Use Permit was also approved for the facility, which included a provision for a public beach right-
of-way (ROW) through the property (Resolution No. 79-35).

Subsequently, a zone change was approved for the property, which rezoned the site from AG-2,
Agricultural to the B-1, Neighborhood Business District. Accordingly, a Unilateral Agreement (UA) for
Conditional Zoning was approved on February 13, 1989 (Ordinance No. 89-27). The UA imposes
conditions on the Cove Property, including limiting commercial activity to restaurants and retail
associated with a “Hawaiian Theme Park” and a commercial lu‘au operation; limiting lot coverage to
30 percent; and requiring a 40-foot-wide strip along the seaward property boundary to remain free of
structures and improvements.

The first major redevelopment of the property occurred in the early 1990s. A Final Environmental
Assessment (EA) for Paradise Cove was published in August 1993 to support the SMA and CUP
applications for the Project. An SMA Use Permit was approved by the Honolulu City Council (Resolution
93-318) to allow the redevelopment and expansion of commercial facilities at the property consistent
with the site’'s B-1, Neighborhood Business District zoning designation. The approval required that
lateral public beach access bordering the west of the property (the Cove) be provided in perpetuity,
and that beach activities be limited. A CUP (File No. 93/CUP-2-7 (Type 2)) was also approved for the
redevelopment, and was subsequently modified in 1999 to add a 1,530-square foot wedding chapel.
Minor renovations and additions to existing structures on the site followed in 2006 and 2014. The site
includes off-street parking stalls, and additional parking at the adjacent Lanikuhonua facility permitted
under a variance and CUP (File No. 94/VAR-70 and 97/CUP1-69).

The redevelopment of the site as The Cove at Ko Olina will be the first major improvement of the
property in over 25 years. The Applicant plans to revitalize the Cove Property by replacing existing
dated structures and programming with The Cove at Ko Olina, which will include a new performing arts
venue, restaurants, retail, and programming that creates an authentic Hawaiian community gathering
place that honors and reflects the history, culture, and connection to place.
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The Project will be first major redevelopment at the property in over 25 years. The Cove Property and
surrounding area is a popular destination in the ‘Ewa region of O‘ahu with significant history and
natural resources. The purpose of the redevelopment is to update the property into a contemporary,
authentic Hawaiian gathering place; expand dining, retail, and entertainment experiences for local
kama‘aina and visitors; modernize facilities; expand employment opportunities; and support local
artisans and makers.

1.3 Environmental Review Under Hawai‘i Revised Statutes,
Chapter 343

This document is prepared in accordance with the requirements of Hawai‘i’ Revised Statutes (HRS),
Chapter 343, Hawai‘i Environmental Protection Act (HEPA), as amended, and Hawai‘i Administrative
Rules (HAR), Chapter 11-200.1. The HAR establishes procedures for EIS preparation and processing
as administered by the State of Hawai‘i (State) Office of Planning and Sustainable Development
(OPSD) Environmental Review Program (ERP).

Based on the significance criteria set forth in HAR, Chapter 11-200.1-13, the DPP has determined that
the planned improvements and actions have the potential to result in significant impacts to the
environment. Therefore, the EIS is prepared to provide an analysis of the potential Project-related
impacts and propose mitigation measures.

The environmental review process for this Project was initiated with the publication of the
Environmental Impact Statement Preparation Notice (EISPN) in the June 23, 2021 edition of The
Environmental Notice. The EISPN underwent a 30-day review period from June 23, 2021 through July
23, 2021. Publication of the EISPN was also followed by a virtual EIS Scoping Meeting pursuant to
HAR, Chapter 11-200.1-23 held on July 7, 2021. Comments received during the public review period
and public scoping meeting are provided in Appendix A. Responses to each comment are provided in
Section 7.0.

Upon its formal submittal and acceptance by DPP for publication, the Draft EIS will undergo a 45-day
public comment period. The substantive comments received during this review period will be
addressed, and written responses will be provided and incorporated into the Final EIS.

1.4 Summary of the Proposed Action

The Applicant plans to redevelop the 10.85-acre property as The Cove at Ko Olina. The planned
improvements will update the Cove Property to create an authentic Hawaiian community gathering
place for kama‘aina (local Hawai‘i residents) and visitors that honors and reflects the history, culture,
and connection to this place. The Project will provide experiences that incorporate Hawaiian themes
and cultural activities to support its use as an outdoor amusement facility as defined in the City Land
Use Ordinance (LUO) (Revised Ordinances of Honolulu (ROH), Chapter 21). The commercial lu‘au will
continue to be the focal point of the Cove Property, and redevelopment of the site will include the
relocation and construction of a new amphitheater/performing arts venue capable of housing a daily-
run entertainment experience focused on perpetuating and honoring Hawaiian culture. The new
amphitheater/performing arts venue may accommodate up to 650 guests at one time, a reduction
from the existing venue’s maximum capacity of 1,200 guests. Ancillary improvements to update and
modernize the Cove Property and complement the Hawaiian community gathering place and
commercial It‘au will include the addition of restaurants showcasing local cuisine and agricultural
products, a “Village Walk” consisting of small-scale retail shops, a marketplace hosting goods including
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those made in Hawai'i, and attractive, engaging common areas. The existing wedding chapel and
support building will remain in place and may be renovated.

The Cove Property will be enhanced with pedestrian pathways, which will improve connectivity and
circulation throughout the site. A cultural pavilion and open space gathering areas or lawns are
incorporated throughout the site, and are intended to host Hawaiian cultural educational or interactive
experiences during various hours of the day. Open space areas will preserve views and include lush
landscaping to create a relaxed, inviting setting. The site layout will enhance existing views of the ocean
for visitors by locating key gathering areas, such as the new amphitheater/performing arts venue and
restaurants, along the coast.

In addition to a renewed lt‘au show, potential programming associated with the Hawaiian community
gathering place and Iu‘au may include, but not be limited to, pre- and post-show cultural events,
cultural arts demonstrations of lei- and kapa-making, canoe/wa‘a-related activities, imu
demonstrations, commercial activities highlighting the sense of the place, wedding and event
receptions, corporate retreats, community events, or coordinated events and programs with the
neighboring Lanikuhonua Cultural Institute. The Applicant will continue to explore programming
opportunities, including those that highlight relevant community-based and/or cultural organizations.

Redevelopment of the Cove Property will adhere to existing regulations and approvals for the site,
which limit coverage of the property to no more than 30 percent of the lot, thereby maintaining a
natural setting of open space and preserving ocean/makai views. Architectural themes and extensive
landscaping and screening will enhance the welcoming feel of the property and create a sense of
place. Structures will be set back at least 60 feet from the shoreline in order to consider long-term
resiliency and the impacts of climate change, the natural and cultural sensitivity of the nearshore
areas, and to ensure open access to the shoreline. Other considerations for the site layout include
maintaining the current level of beach access to protect the beach and natural cove/lagoon, which is
a valued resource in the area.

A detailed description of the Project is provided in Section 3.0.

1.5 Summary of Alternatives Considered to the Proposed Action

The EIS assesses viable alternatives to the Proposed Action so that the Applicant may consider all
impacts, benefits, and mitigative measures to make an informed decision on the best path forward to
meeting the Project goal and objectives, further discussed in Section 6.0. In developing reasonable
alternatives for this EIS, the Applicant also considered comments gathered during the consultation
and outreach process. As a result, the following four alternatives to the Proposed Action are
considered:

* No-Action

* Delayed Action

* Alternative Design
* Alternative Use

Ratings were then developed to evaluate each alternative in terms of satisfying each Project Objective.
Refer to Section 6.0 for the full evaluation.

A summary describing each alternative is provided in the following sections.
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1.5.1 No-Action Alternative

The No-Action Alternative would maintain the existing substandard structures in place until expiration
of the current commercial lease, at which point they would be removed consistent with the restoration
provision in the lease. This approach would result in a prolonged vacancy of the Cove Property,
impeding the realization of site improvements, including the addition of new retail and restaurants,
new activities and programming, enhanced circulation within the site, and enhanced access to the
shoreline area.

Under the No-Action Alternative, other short-term improvements could continue to be made within the
property to attract visitors. However, the Cove Property would not reach its full potential of a world-
class retail, entertainment, cultural, and educational destination for locals and visitors, and the
existing Project area would remain vacant, which is inconsistent with the City’s vision for the Ko Olina
Resort and the wider ‘Ewa region.

Additionally, there would be no positive benefit of new employment opportunities, particularly in the
‘Ewa region for the construction industry or long-term operational employment in support of the retail,
dining, and entertainment uses. Off-site businesses in the Ko Olina Resort that would have provided
additional goods and services to the expanded number of visitors at the site would also not benefit,
ultimately having a negative impact on the economy and community. For these reasons, the No-Action
Alternative was not considered a viable alternative.

1.5.2 Delayed Action Alternative

The Delayed Action Alternative involves postponing construction of the new facilities to a date in the
future. Commercial operations at the site could continue, though no site improvements would occur.
As a result, the structural integrity of the existing buildings may deteriorate and could potentially pose
a risk to the safety of visitors. The deterioration of existing buildings would be a liability for the Applicant
and could result in higher overall costs due to the need for constant repairs.

Improvements to the site will address the need for overdue upgrades and create opportunities to
increase available programs and activities on the property. Proposed improvements will also provide
a highly desirable experience for both locals and visitors, supporting the projected increase of
population in the ‘Ewa region and in annual visitors. Under the Delayed Action Alternative, these
opportunities would not be realized in a timely manner that would serve the economic needs and
benefits of the Kapolei area or the State.

In the long-term, delaying construction to a future date would postpone employment opportunities for
locals, reduce local area economic recovery until the redevelopment is actualized, and delay needed
government revenues for the State. Construction and material costs would also continue to rise due
to inflation, making the redevelopment more difficult to achieve.
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1.5.3 Alternative Design

Under this alternative, existing structures would be demolished and the Project program would be
constructed and comprised of structures characterized by increased density and up to 40 feet in
height. The lot coverage on the site would reach the maximum of 30 percent allowed under the UA
(Ordinance No. 89-27). To achieve the maximum building area, setbacks may be minimized on the
property, which would result in decreased open space and the creation of larger structures with
increased massing. Consequently, planned gathering lawns would be substantially reduced. This
expanded building footprint may demand additional parking that could only be accommodated in a
multi-level parking structure. The intensified density would contribute to increased adverse impacts
related to traffic, noise, GHG emissions, and air quality, and would increase infrastructure demand.
Additionally, the introduction of more massive structures would adversely impact viewsheds on the
site.

The Alternative Design could include structures within the shoreline setback area, which would require
the Applicant to pursue an Shoreline Setback Variance (SSV) approval from the DPP. However,
development within the shoreline setback area could pose a safety risk due to vulnerability to flooding
and wave action during storms. Furthermore, the placement of structures within this area may result
in adverse impacts to natural resources or processes in the coastal zone. Intensified density on and
use of the Cove Property may also impact the quality of the near-shore coastal environment in the
short-term during construction and during long-term operation.

It is critical that redevelopment of the site is consistent with the particular and unique context of the
Cove Property, the Ko Olina Resort, and the wider ‘Ewa District. While the Project site is located in an
area envisioned by the ‘Ewa DP for Resort/Recreation Area uses, an Alternative Design maximizing the
allowed building area would not fit the character and setting of Ko Olina Resort, and would not set the
area apart from other visitor destinations such as Waikiki. More massive structures would result in
adverse impacts to the surrounding visual environment. Most significantly, initial discussions with
legacy families and public outreach conducted for the Project indicate a general disapproval of
maximized density at the Cove Property. An Alternative Design that maximizes density would be
inconsistent with the Project’s purpose to provide an authentic gathering place that honors Native
Hawaiian culture and connection to place. For all of these reasons, the Alternative Design was
excluded from further consideration.

1.5.4 Alternative Use

Under the UA, permissible commercial activities on the property are limited to restaurants and retail
activity associated with the commercial lu‘au operation and a recreation/amusement facility. Use of
the site for these purposes has been long established since the late 1970s.

The Alternative Use scenario contemplates construction of a resort hotel at the Cove Property, which
would require an amendment to the existing UA through a Zone Change approval. The Zone Change
would seek to rezone the Cove Property from the B-1, Neighborhood Business District to the Resort
District. This process would entail a comprehensive review and approval process that would involve
the City Planning Commission and City Council and would potentially take up to three years. During
this evaluation period, the Cove Property would be vacant and underutilized, causing a delay in
redevelopment and deferring the generation of the Project’s anticipated benefits.
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Under this Alternative, construction of a resort hotel would increase the building footprint, height, and
density at the property. While this development may fit with the surrounding resort uses of the Ko Olina
Resort, a new hotel would result in increased environmental impacts, including increased traffic and
noise. Viewsheds would also be adversely impacted by tall hotel towers and open space at the site
would be reduced due to the larger building footprint. The level of beach access to the natural
cove/lagoon adjacent to Cove Property could become stressed by a higher level of leisurely use by
hotel guests. Increased visitor activity at the beach could also impact the quality experience currently
enjoyed by residents. The infrastructure needed for operations of a hotel development would also be
substantially higher than required the Proposed Action.

Overall, the process required to rezone the Cove Property for hotel use would cause substantial delays
for redevelopment of the site, thereby impacting economic benefits such as local employment
opportunities. This alternative would result in a considerably more intensive use than continuing
commercial activities, resulting in increased environmental impacts to natural resources and
increased demand for infrastructure. Construction of a resort at the Cove Property would not align with
the expressed desire of the community and purpose of the Project to provide an authentic gathering
place that honors Native Hawaiian culture and connection to place.

For these reasons, the Alternative Use was eliminated from further consideration.

1.6 Summary of Impacts and Proposed Mitigation Measures

Resources that may be potentially impacted by the Project in the short- and long-term are identified in
Table 1.1 following this section. The table further identifies mitigation measures proposed to offset
potential adverse impacts. In-depth discussion on each resource is provided in Section 4.0.

The Project improvements include varying levels of activity ranging from demolition of existing
structures, site preparation work, and construction of a new structures and associated utilities. These
improvements will create local short-term construction-related impacts to the environment. Potential
short-term adverse impacts primarily relate to soil disturbance; hazardous materials removal/disposal;
dust and erosion during demolition and grading; parking and traffic impacts during construction due
to the movement of laborers, building materials, equipment and trucks; increased noise during
construction; potential drainage and runoff during construction; and, intermittent views of construction
activity.

Short-term beneficial impacts related to construction will include construction expenditures and
employment, as well as the purchase of services and materials to design and construct the proposed
improvements. Over an estimated 24-month construction period, the Project is anticipated to generate
or sustain an estimated total of 1,429 jobs (1,386 full-time equivalent (FTE)). During the same period,
an estimated total of $114.4 million in labor income and an estimated total of $247.0 million in
economic output may be generated or sustained from Project construction. Approximately $10.2
million in State of Hawai‘i government revenue and approximately $3.3 million in City government
revenue is estimated to be generated or sustained from Project construction. Short-term adverse
economic impacts related to construction include the potential loss of income to the landowner during
the construction phase.

Redevelopment of the Cove Property may generate some long-term adverse impacts to the natural
and human environment, which will be mitigated to the extent reasonably possible and as required in
accordance with law. Potential long-term impacts include effects on the following: drainage and runoff;
archaeologic, cultural, and historic resources; roadways and traffic; noise; and public infrastructure.
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Material and economic resources will be irretrievably committed to the various facilities and programs
implemented.

The planned redevelopment will provide significant beneficial impacts that outweigh potential adverse
effects. The Cove will positively contribute to the relaxed coastal setting of the wider Ko Olina Resort
area by replacing existing structures and updating current [u‘au programming, ensuring that the lu*au
is maintained as the focal point of the Cove Property. The Project will also add dynamic ancillary uses
such as restaurant and retail options to reinvigorate and revitalize the Cove Property in a manner
consistent with its historic and cultural legacy and enhances its existing use as a Hawaiian-themed
outdoor recreation facility. New recreational opportunities will be created and residents and visitors
will be welcomed to the Cove Property at a wider range of hours. The incorporation of lush landscaping
and pedestrian walkways will enhance connectivity and create an open, safe, and cohesive experience
within the site and the wider resort area. Open space areas and a cultural pavilion will invite
opportunities for cultural education demonstrations and gathering and will activate various areas of
the property that may have been previously underutilized. Design of the structures will be inspired by
both contemporary and Hawaiian architecture to provide a welcoming and authentic setting.

The Project will provide additional restaurant, retail, and recreational options to the surrounding Ko
Olina Resort area, enhancing the overall resident and visitor experience. In addition, redevelopment
of the Cove Property will generate significant on-going economic and fiscal benefits through increased
visitor expenditures, the creation of new jobs to support long-term operations of the Project, and
increased State and City revenues (Section 4.10). Project operations are anticipated to generate or
sustain an estimated total of 817 jobs (678 FTE) annually. Additionally, an estimated total of $34.5
million in labor income and an estimated total of $100.0 million in economic output may be generated
or sustained from Project operations, annually. Approximately $4.6 million in State of Hawai‘i
government revenue and approximately $2.1 million in City government revenue is estimated to be
generated or sustained from Project operations, annually.

1.7 Summary of Compatibility with Land Use Policies and Plans

For long-range planning purposes the Cove Property is located within the City’s ‘Ewa Development Plan
(DP) area. The Project site is located within the physical extents of the Ko Olina Resort master-planned
community2 and designated in the ‘Ewa DP for Resort/Recreation Area uses. This designation is
consistent with the property’s use as an outdoor recreation facility since the late 1970s. The Ko Olina
Resort area is envisioned by the City as an integral part of developing the region as the island’s
“Secondary Urban Center,” and therefore serves a unique social and economic function. In the long
term, the Project will add approximately 817 total jobs (678 FTE jobs), and generate approximately
$34,495,176 annually in labor income and approximately $99,952,914 in economic output from the
region. The Project will also enhance the Ko Olina Resort area, which is designated in the City and
County of Honolulu General Plan (GP) as one of four “secondary” resort destinations on the island that
are part of the City’s overall strategy to relieve growth pressure on Waikiki (DPP, 2020). The Project
will provide a new destination and gathering place for residents and visitors that honors and reflects
the history, culture, and connection to this place. The Project therefore represents a direct fulfillment
of the goals and objectives identified in the ‘Ewa DP.

2 While the Cove Property is physically located within the Ko Olina Resort area, the Ko Olina Resort Master Plan
does not encompass the Cove Property or the neighboring LCI property, as they are not subject to the original Ko
Olina Declaration of Conditions, Covenants and Restrictions recorded by Campbell Estate in 1986.
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The planned improvements are compatible with and supportive of State and City land use policies,
particularly as they relate to the economy and the natural and social environment. The Project is also
consistent with and permitted by applicable land use designations. It will contribute a wide range of
benefits to public goals, objectives, and policies as established by the State and City, as discussed in
detail in Section 5.0.
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices EIS
(BMPs) Section

Archaeological,  Construction of the Project * In the long-term, the Project may * In consultation with the State Historic 41,
Cultural, and Historic may potentially affect two potentially affect two historic Preservation Division (SHPD) and cultural Appendix B,
Resources historic properties identified properties (SIHP #’s 50-80-12-3362 descendant Ms. Nettie Fernandez Tiffany, and

within the Project area (State and 50-80-12-4968) identified within Cultural Surveys Hawai‘i (CSH) prepared Appendix C

Inventory of Historic Places the Project area. Archaeological Inventory Survey (AIS) that

(SIHP) #s 50-80-12-3362 (- « The Project-specific effect is “effect, recommends the following mitigation

3362) and 50-80-12-4968 (- with agreed upon mitigation commitments for the Project. The AIS is

4968)). commitments” pursuant to HAR §13- currently in review by SHPD.

284-1. * Archaeological monitoring (a form of

archaeological data recovery) of all ground-
disturbing activities across the Project area.

* On-site archaeological monitoring will be
conducted to identify and document any
additional exposures of SIHP #s -3362 and -
4968 and any newly identified historic
properties that may be identified during
construction.

* An Archaeological Monitoring Plan (AMP) will
be submitted meeting the requirements of HAR
§13-279-4 to the SHPD for review and
acceptance.

¢ The burial preserve area (SIHP #-4968) shall
remain in perpetuity to preserve the iwi kiipuna
(Native Hawaiian skeletal remains).

Atmospheric and Meteorological Environment 4.2
¢ Climate and No adverse impact. No adverse impact. No mitigation measures required. 421
Rainfall
 Air Quality Construction-related fugitive dust | « Stationary and mobile sources of * During construction, work activities will be in 423
and equipment emissions. emissions slightly increase. compliance with Hawai‘i Administrative

« No significant adverse impacts. Rules (HAR), Chapter 11-59 and 11-60.
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices EIS
(BMPs) Section
* Air Quality « Construction equipment and vehicles shallbe | 4.2.3
(continued) maintained in proper working order to reduce
air emissions.
* Preparation of a construction dust control
plan.
+ Encouragement of active and public
transportation.
¢ UrbanIsland No adverse impact. * The redevelopment and addition of * Lot coverage of the Cove Property will remain 424
Heat Effect structures may lead to denser at 30 percent, preserving the majority of the
concentration of buildings at the site; site for landscaped open space.

however, building area on the property | ,

i Incorporation of Low Impact Development
is limited to 30 percent of the lot.

(LID) improvements to the extent practicable.
* Project is not anticipated to
exacerbate the urban heat island

effect.
Terrestrial and Marine Environment 4.3
* Topography, Soil erosion as a result of No adverse impact. » Compliance with the conditions of the City
Geology, and land-disturbing grading permit and applicable provisions of 431
Soil activities. HAR, Sections 11-54 and 11-55.
Conditions « Erosion control measures and Best

Management Practices (BMPs) will be
employed during construction. May include,
but not be limited to, construction phasing,
replacing ground cover of the disturbed area,
and use of temporary silt fencing.

* Following construction all areas of ground
disturbance will be stabilized with appropriate
materials including the use of vegetative
ground cover.

« Disposal will be at an approved facility or
location in accordance with Federal, State,
and City regulations.
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices EIS
(BMPs) Section
* Surface Potential stormwater runoff No adverse impact. * During construction, work activities willbein | 4.3.2
Waters and during construction. compliance with HAR, Sections 11-54 and
Ground 11-55.
Waters « Discharge pollution prevention measures

willbe employed in all phases of the Project.
« See above erosion control measures and

BMPs.
* Botanical  The movement of plant or  Existing trees or plantings within the « To mitigate potential impacts during 433
Resources soil material between Cove Property may be considered for construction, the movement of plant or soil
worksites may result in removal due to low species value or material between worksites will be
potential impacts native poor health. minimized and equipment, materials, and
species. + No significant adverse impacts. personnel will be cleaned of excess soil and
+ No significant adverse debris.
impacts. * Should Federal- or State-listed threatened

or endangered plant species be found at
the Project site, appropriate avoidance
buffers around the plant species would be
established during construction.

« The existing monkeypod and banyan trees
in the center of the property will be carefully
preserved in place. Other existing healthy
trees may be relocated elsewhere on site,
as appropriate.

* Aninvasive species management plan
involving both observation and treatment
will be prepared prior to construction to
mitigate the spread of the Coconut
Rhinoceros beetle (Oryctes rhinocerosi).

* The conceptual landscaping plan will
complement the surrounding environment
and is expected to include the use of native,
Polynesian-introduced, and tropical
varieties that provide shade and screening.
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices EIS

(BMPs) Section

* Terrestrial » Potential impact to the « Permanent exterior lighting. « Light fixtures throughout The Cove will be 43.4
Marine, and Hawaiian hoary bat during « There is the potential for the designed and installed to reduce glare and
Avian Fauna the clearing and grubbing Hawaiian monk seal to nest along shield light from migrating and/or

phase of construction. the adjacent beach,/lagoon. nocturnally flying seabirds.
 Construction activity in the « No significant adverse impacts. « Trees will be examined prior to cutting.
vicinity of beaches can * In the few areas that have trees or shrubs
resultin §and and sediment greater than 15 feet (5.6 meters), trees will
compaction, nest ) be removed or trimmed outside of the bat
destruction, beach erosion, pupping season of June 1 to September 15.
contaminant and nutrient . . .
runoff, and an increase in ¢ The l{sg of barbed wire fencing will be
direct and ambient light prohibited.
pollution which may » The contractor will ensure that no basking
disorient the Hawaiian Hawaiian green sea turtles and Hawaiian
green sea turtle. monk seals are present at the beach prior to
* There is the potential for the or during construction.
Hawaiian monk seal to nest « Operation of vehicles, including
along the beach/lagoon construction-related vehicles, on or near the
adjacent to the Cove beach environment will not occur during
Property. Hawaiian green sea turtle nesting or
* Increased lighting during hatching season or during Hawaiian monk
construction of the seal weaning,
proposed Project could « Existing native dune vegetation will remain
pose potential impact to in its current place.
protected seabirds. « Project-related debris, trash, or equipment
will be removed from the beach if not in
active use.

« There will be no stockpiling of Project-
related materials on or near the beach
environment and adjacent vegetated areas.
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices EIS
(BMPs) Section
* Terrestrial  If amonk seal is detected on the beach, the 434
Marine, and NOAA NMFS Marine Wildlife hotline will be
Avian Fauna contacted immediately and beachgoers will
(continued) be informed to respect the monk seal and
keep a distance of at least 150 feet.
Natural Hazards 44
* Hurricane and No adverse impact.  Though difficult to predict when * New structures will be designed in 441
Tropical Storm these events occur, it is reasonable accordance with State and City building
to expect that future events will codes, which include specific standards to
occur and may be increasing in ensure structures withstand the potential
frequency due to global climate impacts of hurricanes and other natural
change. disasters.
* No adverse impact. * Implementation of standard emergency
response plan during a natural hazard
event.
» Earthquake No adverse impact. * Though difficult to predict when * Redevelopment will be in compliance with 442
these events occur, it is reasonable the International Building Code (IBC) and
to expect that future events will City standards, including earthquake
occur and may be increasing in design provisions.
frequency due to global climate + Implementation of standard emergency
change. response plan during a natural hazard
* No adverse impact. event.
* Flood Hazards No adverse impact. No adverse impact. « The Cove’s structures are planned to be 443
elevated eight to 19.5 feet above mean
sea level (msl).
+ Open spaces will reduce surface runoff,
promote infiltration, manage stormwater,
improve water quality, and enhance overall
resilience to extreme weather events.
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices EIS
(BMPs) Section
* Flood Hazards « LID measures such as such as bioswales, 4.4.3
(continued) rain gardens, planter boxes, sand filters, or
permeable pavement, will be integrated,
where feasible.
* Implementation of standard emergency
response plan during a natural hazard
event.
* Tsunami No adverse impact. * Development within the Tsunami * Implementation of standard emergency 4.4.4
Inundation Evacuation Zone. response plan during a natural hazard
event.
+ Wildfire No adverse impact. * Though difficult to predict when these » Plans will be prepared in accordance with 445
events occur, it is reasonable to expect the Fire Code regulations under the National
that future events will occur and may Fire Protection Agency (NFPA) One to ensure
be increasing in frequency due to HFD emergency access to the site is
global climate change. adequately provided.
* No adverse impact. * A majority of the property will be regularly
maintained as landscaped open space
areas.
* Implementation of standard emergency
response plan during a natural hazard event.
 Climate Change, No adverse impact. * The Cove Property is within the 3.2- * Planned structures will be set back at least 4.4.6
and Sea Level Rise foot SLR exposure area (year 2100). 60 feet from the certified shoreline.
(SLR) * The Project site is particularly * New structures may be elevated eight to
susceptible to annual high wave 19.5 feet above msl to proactively consider
flooding. the potential impacts of SLR.
* LID may be incorporated to the extent
practicable and will be determined as design
progresses.
Hazardous Wastes and | No known hazardous materials No adverse impact. No mitigation measures required. 4.5
Materials on the Cove Property; no adverse
impact.
1-24
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices EIS
(BMPs) Section
Public Services 4.6
* Police Protection * Potential impacts to public * Increase of visitors/de facto service  Implementation of construction BMPs, 46.1
safety due to construction population to the site may require including, but not limited to installation of
activities. additional resources. necessary signs, lights, barricades, and
« No significant adverse impacts. safety equipment.

+ Adequate notification made to surrounding
businesses and residents prior to activities
that may impact pedestrian or vehicular
traffic.

 Coordination between Ko Olina Resort
security and HPD will be ongoing to ensure

* adequate police coverage is provided during
construction activities that require police-
assisted traffic guidance.

* The need for additional private security on
the property will be evaluated and
considered during operation of the Project.

* Fire Protection No adverse impact. * Increase of visitors/de facto service Project plans will undergo review by the 4.6.2
population to the site may require Honolulu Fire Department to ensure adherence
additional resources. with Federal, State, and City regulations.

* No significant adverse impacts.
» Emergency Medical | No adverse impact. * Increase of visitors/de facto service Operations at The Cove will incorporate 4.6.3
Services & Hospital population to the site may require protocols to address emergencies on site while
Services additional resources. awaiting first responders.
* No significant adverse impacts.
* Educational No adverse impact. No adverse impact. No mitigation required. 46.4
Facilities
* Libraries No adverse impact. No adverse impact. No mitigation required. 4.6.5

G/O
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices EIS
(BMPs) Section
* Recreational No adverse impact. No adverse impact. « The current level of access and parking for 4.6.6
Resources beachgoers will be maintained throughout
construction and long-term operation of The
Cove.

The landowner will continue to maintain the
public beach access.

Roadways and Circulation 4.7

* Traffic Temporary increase in No adverse impact. Traffic conditions * To minimize traffic disruption, BMPs to 4.7.1,
construction-related traffic, are generally expected to remain minimize conflicts with traffic during Appendix D
particularly during mobilization similar to baseline and Construction construction will be implemented as
and demobilization of the Year 2027 Without Project described in the EIS.
construction area. conditions.

Based on the analysis of the traffic data, the
TIR recommends several BMPs be
incorporated into the final Project design, as
listed below. A determination on the
appropriate measures will be made as the
Project progresses.

Maintain sufficient sight distance for
motorists to safely enter and exit.

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

Provide adequate turn-around area for

service, delivery, and refuse collection
vehicles.

Maintain sufficient turning radii at all Project
driveways.

Provide sufficient turning radii along the
internal connections.
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices EIS
(BMPs) Section
+ Traffic (continued) * If access at the entrances to the parking 4.7.1,
areas are controlled, provide sufficient Appendix D

storage for entering vehicles at the parking
area access controls (i.e. automatic gate,
use of personnel, etc.) to ensure that queues
do not extend onto the adjacent roadways.
The layout and dimensions shall be
determined during the design phase.

Maintain the existing one-way (southbound)
traffic flow along the connection between the
northern and southern driveways.

Provide sufficient passing areas within the
main drop-off/arrival area to accommodate
the anticipated vehicle types and minimize
potential conflicts with vehicles accessing
the adjacent parking stalls, facilitate through
traffic flow and ensure queues do not extend
onto the adjacent roadway.

Provide adequate wayfinding signs.

Provide adequate space within the bus
parking stalls to allow for loading and
unloading activities to occur while parking in
this area. The exact configurations and
dimensions shall be determined during the
design phase.

If valet operations are expected to be
implemented, consider the location of the
parking area designated for valet to minimize
potential conflicts with other modes.

GIO 27



The Cove at Ko Olina Redevelopment
Draft Environmental Impact Statement

Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices EIS
(BMPs) Section
* Multi-Modal « Construction may require No significant adverse impacts. * Existing pedestrian, bicycle, and vehicle 4.7.2,
Facilities short-term road closures or access/ crossings will be maintained with the | Appendix D
re-routing of multi-modal highest safety measures during construction
facilities. to the extent practicable.

* No significant adverse The surrounding public will be kept informed
impacts. of potential impacts to surrounding multi-
modal facilities, as needed.

In the long term, the TIR recommends the
following BMPs be incorporated into the final
Project design. A determination on the
appropriate measures will be made as the
Project progresses.

Provide adequate pedestrian connections to
facilitate access between on-and off-site
facilities. Pedestrian facilities should be
made accessible in conformance with the
Americans with Disabilities Act (ADA).

Incorporate on-site pedestrian
improvements in the design of the Project. In
particular, consideration should be given to
ensure adequate access is provided between
the designated ADA parking stalls within the
staff lot and the uses on-site. These
improvements may include marked or raised
crosswalks at the internal intersections, bulb
outs to reduce pedestrian crossing, and
street lighting.
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices EIS
(BMPs) Section
* Multi-Modal « Consider the possibility of a shuttle service 4.7.2,
Facilities to/from the Cove within the Ko Olina Resort Appendix D
(continued) to increase mobility, encourage the use of

alternate modes of travel, and minimize
internal trips. Currently, no shuttle service is
provided within the Ko Olina Resort. Should
one be provided in the future, the Parking
Management Plan (Appendix E) recommends
that the Project site accommodate a shuttle,
which may involve dedication of a specific
curb space and waiting area for passenger
loading and unloading. Future
implementation would require further
coordination.

Provide improved bicycle facilities within the
Project boundaries. Appropriate access and
lighting should be taken into consideration
in the design of these facilities. It should be
noted that the Project site plan includes
bicycle facilities within the north and
southeast ends of the site.

Provide adequate connections to and from
the bike parking areas to ensure convenient
and safe pedestrian and bicyclist access, as
well as connections to the bike lanes along
Ali‘inui Drive adjacent to the Project site.

Prepare a Parking and Loading Management
Plan that includes parking and loading
strategies to address potential issues
associated with conflicts between modes on
site, parking for guests and employees, and
loading operations.
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices EIS
(BMPs) Section
» Access and Parking | No adverse impact. * No adverse impact. * Parking management strategies will be 4.7.3,
« Potential impacts during Project implemented to meet projected demand, Appendix E
operation if demand outweighs the and may consist of the following: parking
planned supply. charge, mandatory valet, transportation

network company incentives, promotion of
other transportation modes, and beach
parking management.

» Management strategies will be finalized as
the Project progresses and may be adjusted
during operation based on need.

* Loading and Delivery | No adverse impact. No adverse impact. No mitigation required. 4.74
Infrastructure and Utilities 4.8,
Appendix F
» Drainage Potential stormwater runoff * No adverse impact. » Compliance with the conditions of the City
during construction. « The Project is anticipated to decrease grading permit and applicable provisions of | 481,
stormwater runoff on the Cove HAR, Sections 11-54 and 11-55 during Appendix F
Property. construction.

« LID measures, such as bioswales, rain
gardens, planter boxes, sand filters, or
permeable pavement, may be integrated into
Project design where feasible.

» Water Supply No adverse impact. Increase in need for potable water; * The Applicant will continue to consult with 4.8.2,
however, BWS has preliminarily BWS. Appendix F
confirmed there is capacity. « Water conservation measures will be

implemented in design of The Cove as
required by BWS and may include, but not be
limited to the utilization of nonpotable water
for irrigation and the use of Water Sense-
labeled ultra-low flow water fixtures and
toilets.

Final construction drawings will be reviewed
by BWS.
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices EIS
(BMPs) Section
» Wastewater No adverse impact. * The Project will increase estimated * As the Project progresses, on-site 4.8.3,
Treatment and wastewater flow. wastewater infrastructure will be designed to | Appendix F
Disposal « Ongoing coordination with the City meet the City’s Wastewater Design
has indicated that the Cove Property Standards. Mitigation measures such the
must adhere to wastewater flow use of gray water and other Best
limitations established in the Management Practice (BMPs) to minimize
Engineering Report for the Kapolei wastewater increases may be implemented,
Interceptor Sewer (2003, Community as appropriate.
Planning, Inc.). » To meet the anticipated wastewater demand

for the Project, the Applicant is coordinating
with the City to update the sewer connection
application and allocation of sewer capacity
within the master planned tributary area, as

allowed under the Kapolei Interceptor Sewer
Assessment Agreement.

Grease interceptors will be operated and
maintained where Fats, Oils, and Greases

may occur.
» Solid Waste No adverse impact. Increase in solid waste; however, the * No mitigation required. 48.4
increase will not have a significant adverse| . The Cove may implement operational
impact to the City. recycling measures.
* Educational signage and guidelines may be
posted around the Cove Property to
encourage visitors to recycle. Recycling may
also be encouraged through the use of trash
cans with recycling containers.
* Power and No adverse impact. Increase in need for electricity; Coordination with HECO, Hawaiian Telcom, and 485
Telecommunications however, HECO confirmed there is Spectrum during the design phase of the Project
capacity. will be conducted to verify points of connection.
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices EIS
(BMPs) Section
Noise Conditions Temporary source of noise above | <« The Project may result in a minor * Construction will comply with HAR, Section 4.9,
ambient levels due to increase in noise along Ali‘inui Drive; 11-46. Appendix G
construction activities. however, the increase is not « Mufflers will be used on all combustion
considered to be significant. powered construction vehicles and
» Amplified sound from the events at machinery, and all noise attenuation
the amphitheater/performing arts equipment maintained in good operating
venue may spill over to adjacent condition.
areas. However, amplified sound is « Construction activities and use of heavy
anticipated to remain comparable to equipment would be scheduled as much as
existing conditions. possible during daylight hours to avoid
disturbing area residents during the evening.
+ Sound abatement may be integrated into the
new amphitheater/performing arts venue to
mitigate potential noise impacts on the
surrounding area.
Socio-Economic « Over an estimated 24-month * Once in operation, the Project is No mitigation required. 4.10,
Conditions construction period, the anticipated to generate or sustain an Appendix H
Project is anticipated to estimated total of 817 jobs (678 FTE)
generate or sustain an annually, of which 583 (484 FTE)
estimated total 1,429 jobs would be direct, 121 (100 FTE)
(1,386 FTE), of which 900 indirect, and 113 (94 FTE) induced.
(873 FTE) would be direct, « Annually, the Project is estimated to
152 (148 FTE) indirect, and generate or a sustain a total increase
377 (366 FTE)induced. of $34.5 million in labor income, of
« An estimated total of which $20.4 million would be direct,
$114.4 million in labor $7.1 million indirect, and another
income is estimated to be $7.0 million induced.
generated orsustained from | . Ap estimated annual increase of
construction of the Project, $100.0 million in economic output
of which $79.8 million may be generated or sustained from
W‘?“_'d b.e d.'re‘:t’ $11.3 Project operation, of which $53.8
million indirect, and $23.4 million would be direct, $23.4 million
million induced. indirect, and another $22.8 million
induced.
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices EIS
(BMPs) Section

Socio-Economic  An estimated total of * Approximately $4.6 million in State 4.10,
Conditions (continued) $247.0 million in economic of Hawai'i government revenue is Appendix H

output may be generated or estimated to be generated or

sustained from Project sustained from Project operations,

construction, of which annually.

$135.6 million would be « Approximately $2.1 million in City

direct, $35.4 million government revenue is estimated to

indirect, and $75.9 million be generated or sustained during

induced. Project operation.

* Approximately $10.2 million

in State of Hawai'i

government revenue is

estimated to be generated

or sustained from Project

construction.

* Approximately $3.3 million

in City government revenue

is estimated to be generated

or sustained from Project

construction.
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices EIS
(BMPs) Section
Visual Resources Temporary visual impacts * No adverse impacts to public views * Fencing will be used. 4.11
from the presence articulated in the ‘Ewa DP- . Equ|pment w||| be conﬁned to Work areas.
construction equipment. iol vi ;
auip * Potential visual impacts to the « All construction related equipment will be
surrounding coastal environment. removed following the completion of work.

Existing landscaping along Ali‘inui Drive
used for screening, including tall canopy
trees and hedges, will remain in place
throughout construction and operation.

* Open space will be preserved along the
shoreline.

In the long term, the Project will enhance the
visual environment of the site by replacing
the existing structures with The Cove, which
will be designed to reflect both contemporary
and Hawaiian architecture.

Lush landscaping will be incorporated
throughout to enhance the surrounding
visual environment, and is expected to
consist of native, Polynesian-introduced, or
tropical trees, palms, and shrubs of varying
sizes.

Structures will not exceed 40 feet limit for
the B-1, Neighborhood Business District.
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1.8 Unresolved Issues

Below is an identified issue that is actively being addressed, but is currently unresolved:

- Archaeological, Cultural, and Historic Resources: An Archaeological Monitoring Plan (AMP) will
be prepared by Cultural Surveys Hawai‘i (CSH) and submitted to the State Historic Preservation
Division (SHPD) prior to the start of construction. On-site archaeological monitoring will be
conducted to identify and document any additional exposures of SIHP Nos. -3362 and -4968
and any newly identified historic properties that may be identified during construction.

1.9 Agency and Stakeholder Outreach

Consultation with stakeholders began in 2017 to discuss potential uses, approaches, and concerns
with the planned redevelopment. Recommendations included the following;:

* Creation of an authentic gathering place that attracts both locals and tourists.

* Addition of new restaurants that celebrate local heritage.

* New programming that leverages partnerships with ‘Ewa region organizations or showcases
local artistic talent.

* The place should celebrate the traditions, beauty, and spirit of ancient Hawai‘i in an immersive
coastal setting.

* Too much density at the site was seen as undesirable.

* Redevelopment should balance the priority to preserve the natural integrity of the cove/public
beach.

Subsequently, the EISPN was published by the ERP in The Environmental Notice on June 23, 2021 to
notify agencies, organizations, and individuals that a Draft EIS would be prepared for the Project.
Publication of the EISPN was followed by a 30-day public comment period to solicit guidance on the
scope of the studies to be prepared and to gather input on important topics to be covered in the Draft
SEIS. Table 7.1 lists those agencies, organizations, and individuals that received notification of the
EISPN publication. A total of 18 agencies and individuals provided responses during the public
comment period. Those listed in Table 7.1 will also be notified of the availability of this Draft EIS in
conjunction with the publication of The Environmental Notice, and are invited to provide comments
during the 45-day public comment period.
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1.10 Anticipated Required Government Permits and Approvals
1.10.1 Summary of Anticipated Approvals

Table 1.2 identifies the major State and City land use permits and approvals that are anticipated to
be required for the Project, including site, building, construction, and infrastructure approvals.

Table 1.2: List of Required Government Permits and Approvals

Permit or Approval Approving Authority

Environmental Impact Statement Acceptance DPP

SMA Use Permit (Major), ROH, Chapter 25 DPP, Honolulu City Council

Shoreline Setback Variance (SSV), ROH, Chapter 26 DPP, Honolulu City Council

Certified Shoreline Survey DLNR

Conditional Use Permit (CUP), Major - Amusement Facilities, Outdoor, | DPP

not Motorized

HRS Chapter 6E Compliance Historic Resources DLNR, State Historic Preservation Division (SHPD)
Notice of Proposed Construction or Alteration Federal Aviation Administration (FAA)

National Pollutant Discharge Elimination System (NPDES) | Department of Health, Clean Water Branch
Construction Stormwater Permit

Grading, Grubbing, Trenching and Stockpiling Permits DPP

Building Permits (Demolition, Buildings, Electrical, Plumbing) DPP

Plan Review Honolulu Fire Department
Water Connection Approval Board of Water Supply
Electrical Connection/Extension Hawaiian Electric Company

1.10.2 Required Coastal Area Permit Approvals

The Project site is located adjacent to the coast and within the City’s designated SMA. As such, the
Project will require the approval of a new SMA Use Permit to allow development in this area.
Additionally, because the Project valuation exceeds $500,000, an SMA Use Permit (Major) permit will
be required. A preliminary shoreline survey has been submitted to the State Department of Land and
Natural Resources (DLNR) for certification (Figure 1.8).

Under the City’s current rules, the shoreline setback line runs 40 feet inland from and parallel to the
certified shoreline. As a response to predicted SLR and coastal erosion, Ordinance 23-3, which
establishes a new shoreline setback line ranging from 60 feet to 130 feet from the certified shoreline,
was enacted on March 9, 2023. Beginning July 1, 2024, the shoreline setback line will be established
at 60 feet from the shoreline on zoning lots within the Primary Urban Center (PUC). For lots outside of
urban Honolulu, the shoreline setback line may range from 60 feet to a maximum of 130 feet inland
from the certified shoreline. On lots where historical erosion data has either (1) not been collected for
the Hawai‘i Shoreline Study, or (2) where the data shows an annual coastal erosion rate of O, the
shoreline setback line will be established at 60 feet inland from the certified shoreline.
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As shown in the Hawai'i Shoreline Study online web application, the Project site does not have
historical erosion data. As such, the shoreline setback line is established at 60 feet inland from the
certified shoreline.

As part of the redevelopment, the majority of existing structures will be demolished. Following
demolition, portions of the Cove Property will require grading and filling with native soil and topsoil to
establish vegetation and restore the site to its pre-existing condition prior to the commencement of
construction. A portion of the existing amphitheater that is planned for demolition is located within the
60-foot shoreline setback. As such, an SSV may be required to perform the restoration work. Once the
site is restored, there will be no structures located within the shoreline setback area and the land may
be used for gathering or as activity lawns. Additionally, portions of the landscaped lawns and
pedestrian pathways may be located within the shoreline setback area. Pathways may require limited
grading and would be comprised of permeable materials such as gravel or crushed coral that would
not disturb shoreline processes. The pathways will enhance connectivity throughout the site and
complement access to recreational resources. The Applicant will continue to consult with DPP and a
final determination on the need for an SSV will be made as the Project progresses.

In alignment with ROH, Chapter 26, planned structures will be set back at least 60 feet from the
certified shoreline. The 60-foot setback area will be maintained as open space, preserving the natural
shoreline environment and lateral public pedestrian access to the beach.
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Figure 1.8 Preliminary Shoreline Survey Map (2024)
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Section 2

Purpose and Need of the Project

The following section discusses the regional context of the Project, and states the redevelopment’s
purpose and need. To meet the Project purpose, objectives were established to evaluate alternatives
to the Proposed Action. The objectives are stated in this section, and further discussed in Section 6.0.

2.1 Regional Context

Honoring the history and connection to place are key to guiding the planned redevelopment at the
Cove Property. Situated along the leeward coast of O‘ahu in the ‘Ewa District, The Cove at Ko Olina is
a self-contained, premier entertainment venue that covers approximately 10.85 acres of land. Prior to
its commercial use, the site was part of the neighboring Lanikuhonua property, which was the
residence of Alice Kamokilaikawai Campbell, James Campbell’'s daughter, for over thirty years. The
properties were acquired by James Campbell in 1877 as a part of his purchase of Honouliuli ahupua‘a.

Used as an entertainment venue since the late 1970s, the first major redevelopment of the property
occurred in the early 1990s. In the last three decades, minor renovations have been made. The current
tenant’s lease will expire in 2024, and the landowner now has the opportunity to redevelop and refresh
the property to offer residents and visitors an authentic and attractive gathering place that honors the
history of this place and surrounding natural environment.

The Project site is located within the physical extents of the Ko Olina Resort master-planned
communityl, which is served by four man-made lagoons, a golf course, hotels, condominiums,
timeshares, recreation clubs, and two commercial centers. Gathering places and entertainment
venues are provided at the hotels and the neighboring LCI. There is currently no property that
consolidates a performing arts venue, restaurants, retail, and educational activity programming onto
one location designed to provide experiences for local kama‘aina and visitors alike throughout the day.
Therefore, redevelopment of the Cove Property will complement and enhance existing resort and
recreational opportunities within the Ko Olina Resort.

Located within the ‘Ewa DP area, the Cove Property is designated for Resort/Recreation Area uses
within the Ko Olina Resort. Ko Olina is envisioned by the City as an integral part of developing the
region as the island’s “Secondary Urban Center,” and therefore serves a unique social and economic
function. Ko Olina is designated in the City GP as one of four “secondary” resort destinations on the
island, which are part of the City’s overall strategy to relieve growth pressure on Waikiki (DPP, 2020).
The ‘Ewa DP estimates that Ko Olina will add approximately 5,500 hotel units by 2035. In addition to
its designation as a primary resort destination, Ko Olina is envisioned as an employment center and

1 While the Cove Property is physically located within the Ko Olina Resort area, the Ko Olina Resort Master Plan
does not encompass the Cove Property or the neighboring LCI property, as they are not subject to the original Ko
Olina Declaration of Conditions, Covenants and Restrictions recorded by Campbell Estate in 1986.
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waterfront destination for the public. Overall, population in the ‘Ewa DP is expected to grow from
68,7000 in 2000 to over 164,000 by 2035, while job growth is estimated to grow from 16,400 non-
construction jobs in 2000 to over 87,000 by 2035 (DPP, 2020). Redevelopment of the property is will
support the region’s growing visitor population and local population by providing construction jobs in
the short-term, and long-term operational jobs in closer proximity to residents’ homes. The growing
local population will also be supported with a new gathering place with various dining, retail, and
recreational opportunities, enhancing the attractiveness and quality of life in the region.

2.2 Statement of Purpose and Need

The Cove Property reflects the rich legacy of Alice Kamokilaikawai Campbell. As such, the overall
Project goal and planned improvements have been refined over several years with input by legacy
families. The following goal was established to guide the planning and development of the Project:

Achieve a balanced development that honors the history of these ‘Ewa lands and the power
of place and Hawaiian culture, while achieving an acceptable financial return by transforming
the property into a contemporary, authentic Hawaiian gathering place with unique
entertainment, dining, and retail experiences for local kama‘aina and visitors alike.

The purpose of the redevelopment is to revitalize the Cove Property by replacing the existing outdated
structures and programming with an authentic Hawaiian community gathering place for kama‘aina
and visitors that honors and reflects the history, culture, and connection to this place. The commercial
[G‘au will continue to be the focal point of the Cove Property. To support the IU‘au, the Project will
provide an exciting and dynamic mix of ancillary uses, including renewed programming, retail, dining,
and recreation experiences for the community, and a walkable attraction for visitors within the Ko
Olina Resort. This redevelopment will support Ko Olina’s unique social and economic function as the
planned Secondary Urban Center. Improvements to the Cove Property are necessary to manage
coastal resources, enhance access to the shoreline area, and preserve the natural and cultural
environment of the site. Due to its location along the coast, redevelopment will plan for the adaptability
and resilience of the property into the future so that it may be enjoyed by generations to come.
Improved utilization of the Cove Property will promote access to this place, and revenue generated
from The Cove may be redirected to support the Applicant’s desired natural and cultural resource
management priorities and educational opportunities on the site.

2.3 Project Objectives

In order to accomplish the purpose and goal of the Project, the following redevelopment objectives
have been established. The objectives are further used to analyze several Project alternatives
described in Section 6.0:

Project Objectives

1. Create an authentic community gathering place for locals and visitors that honors and reflects
the history, culture, and connection to place.

2. Optimize the potential of the property by activating the site during both the day- and nighttime
through restaurants, retail, and dynamic programming.

3. Strengthen the ‘Ewa region as the Secondary Urban Center by providing quality jobs to support
residents’ quality of life, stimulate local spending, and increase revenues to the State’s tax
base.
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Indirectly support local businesses through the purchase and sale of goods and services.

5. Plan for the future by implementing sustainable practices and adaptive and resilient design
features, and minimizing environmental impacts.

6. Maintain and enhance the quality of the near-shore coastal environment and preserve access
to public recreational resources.

7. Retain the natural beauty of the property by enhancing existing open space and landscaping.

As discussed, the Project aims to enhance the property’s use as a Hawaiian-themed outdoor recreation
facility and create an authentic gathering place and provide updated programming for local kama‘aina
and visitors that honors and reflects the history, culture, and connection to this place. The Project will
strengthen the ‘Ewa region as the Secondary Urban Center by providing an estimated 817 total jobs
(678 FTE jobs) in the long term. Locating jobs within the region in proximity to residents’ homes will
reduce commute times, thereby improving overall quality of life.

Design of the planned structures will be adaptative and consider the predicted impacts of SLR, and
operation of the Project will implement sustainable practices. Planned structures will not cover more
than 30 percent of the property in accordance with the UA, preserving open space and retaining the
natural beauty of the Cove Property. Lush landscaping and pedestrian walkways will be provided and
coastal views and access will also be preserved and enhanced by the Project.

As a part of this EIS evaluation, ratings were developed to evaluate the Project in terms of satisfying
each objective described above. These ratings are used to evaluate the Proposed Action as described
in Section 3.0 and the alternative actions described in Section 6.0. See further discussion in Section
6.0.

The following Section 3.0 provides a detailed description of the planned Project.
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Section 3

Proposed Action

This section presents a detailed overview of the Proposed Action, including the Cove Property’s
historical context, existing conditions, and key Project components. Project components are illustrated
by conceptual architectural plans, which would be finalized as planning and design of The Cove
progresses. Preliminary plans for open space, landscaping, site access, and off-street parking are also
discussed, and the anticipated schedule and estimated construction costs are provided.

3.1 Site History

The Cove at Ko Olina is located in the Honouliuli ahupua‘a in the moku of the ‘Ewa District. At contact,
the most populous ahupua‘a on the island was the Honouliuli ahupua‘a, as it had an abundance of
varied resources available for use by early Hawaiians (Section 4.1). As a result of the Mahele in 1848,
the Project area was granted to Miriam Ke‘ahi-Kuni Kekau‘onohi, one of the wives of Lihiliho
(Kamehameha Il). Subsequently, James Campbell purchased most of Honouliuli ahupua‘a, including
the Cove Property, for cattle ranching in 1877. By 1920, the lands of Honouliuli were primarily used
for sugarcane cultivation and ranching.

Beginning in 1939, Alice Kamokilaikawai Campbell, daughter of James and Abigail Kuaihelani
Maipinepine Campbell, resided adjacent to the Project area in Lanikuhonua for nearly 30 years. Mrs.
Campbell, or Kamokila as she was affectionately known, named the area Lanikuhonua which means
“where the heavens meet the earth” (Lanikihonua Cultural Institute, 2019). Throughout her life,
Kamokila dedicated Lanikiihonua as a place to celebrate cultural traditions of Hawai‘i. Today, the
Lanikuhonua Cultural Institute continues to host activities and events to perpetuate Kamokila’s legacy
and mission of supporting, fostering, and promoting Hawaiian cultural education.

Since the late 1970’s, the Cove Property has been primarily used for commercial lu‘au, entertainment,
and wedding operations. A CUP to establish and operate the private commercial [U‘au as a recreation
and amusement facility within the AG-2, General Agricultural District was approved by the City DPP in
1979 (File No. CUP 79/CUP-15). An SMA Use Permit was also approved for the facility, which included
a provision for a public beach ROW through the property (Resolution No. 79-35).

Subsequently, the site was rezoned from AG-2, General Agricultural District to B-1 (Neighborhood
Business) District and a UA for Conditional Zoning was approved on February 13, 1989 (Ordinance No.
89-27).

The first major redevelopment of the property occurred in the early 1990s. A Final EA for Paradise
Cove was published in August 1993 and an SMA Use Permit was subsequently approved by the
Honolulu City Council (Resolution 93-318) to allow the redevelopment and expansion of commercial
facilities, consistent with the site’'s B-1, Neighborhood Business District zoning designation. The
approval also required that lateral public beach access be provided in perpetuity, and that limitations
on beach activities be imposed to preserve the beach. In 1993, a CUP (File No. 93/CUP-2-7 (Type 2))
was completed for the redevelopment and was subsequently modified in 1999 to add a wedding
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chapel. Off-street parking located at the adjacent Lanikuhonua facility was also permitted to
accommodate the redevelopment (File No. 94/VAR-70 and 97/CUP1-69). Minor renovations and
additions to existing structures on the site followed in 2006 and 2014.

The Project site is situated within the Ko Olina Resort master-planned community. The Ko Olina Resort
Master Plan was established as a result of the Ko Olina Declaration of Conditions, prepared and
recorded by the Trustees Under the Will and of the Estate of James Campbell, Deceased (Campbell
Estate) in 1986, against the land that would later become the resort. Notably, the Cove Property and
the neighboring Lanikuhonua property were not made subject to this original declaration for the Ko
Olina Resort Master Plan. While the Campbell Estate’s vision was for the Ko Olina Resort to become a
first-class destination resort/residential community, the Project site and the neighboring Lanikihonua
property were envisioned as a “Hawaiian Cultural Center and were developed and used accordingly.

3.2 Existing Conditions

Located along the leeward coast of O‘ahu in the ‘Ewa District, the 10.85-acre property is identified as
TMK (1) 9-1-057:027. The Cove Property is bounded by Ko Olina Golf Club to the east, the Pacific
Ocean to the west, Lanikuhonua Cultural Institute to the south, and a vacant lot planned for a Makaiwa
Beach Park to the north (Figure 1.1). The Project is situated within Ko Olina Resort, which includes
various recreation and resort facilities such as the Four Seasons Resort at Ko Olina, Aulani Disney
Resort and Spa, Marriott's Ko Olina Beach Club, timeshares, and four Ko Olina public
beaches/lagoons. The Ko Olina Center, which includes several casual dining establishments, is the
primary commercial center.

The Cove Property is a self-contained, premier entertainment venue that currently operates a
commercial lu‘au dinner show, which takes place daily from 5:00 p.m. to 9:00 p.m., and can
accommodate approximately 1,200 visitors. Attendance averages 500 patrons each weekday
evening, with between 700 to 900 guests on the weekends and during peak visitor months. In addition
to the lu*au dinner and show, the services, amenities, and activities include a greeting and photo arrival
area and Hawaiian games and arts and crafts demonstrations. Restrooms are provided for guests,
and a back of house area supports site operations. A commercial wedding chapel was constructed in
the early 1990s, and small weddings occur on the Project site during various hours of the day.

Structures on the site are comprised of portable and intact buildings and modern lu‘au huts that
support existing commercial uses. See Figure 3.1 for an illustration of existing structures on the site.
Existing building area at the Cove Property totals approximately 23,476 sf or 4.97 percent of the lot
area, which complies with the UA’s limit for lot coverage of 30 percent (141,787 sf).1

Public use of the beach/lagoon adjacent to the Project site is permitted and limited to certain activities
pursuant to the SMA Use Permit approved in 1993 (File No. Resolution 93-318). The landowner
currently provides and maintains the 10-foot-wide public beach access. Fifteen off-street parking stalls
on the adjacent Lanikuhonua site are available exclusively for beach parking use.

1 Source: DPP File No. 2014/MOD-117(WA) and 2014/M0OD-118, issued on March 16, 2015.
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A majority of the Cove Property is currently used as open space. The existing landscaping includes
coconut trees (Cocos nucifera), kiawe (Prosopis pallid), beach naupaka (Scaevola sericea), mimosa
trees (Albizia julibrissin), and various native, Polynesian, or tropical shrubs. During commercial lu‘au
events, activities, such as Hawaiian games and arts and crafts, are hosted in the open space areas.

Access to the Cove Property is provided at the northeast portion of the site via Ali‘inui Drive, which is a
privately owned road. The road is a major vehicular artery servicing the resorts of Ko Olina Resort and
connecting them to the Interstate Highway 1 (H-1) system. Two parking areas are provided on the site,
including an employee parking lot at the north of the property and a parking area with
loading/unloading zones for buses at the east along the Ali‘inui Drive frontage. The Cove Property is
also served by 203 off-street parking stalls provided on the adjacent Lanikuhonua site.

Figure 3.1 Aerial View of Existing Property

3.3 Proposed Action

3.3.1 Project Description

The Applicant plans to redevelop the 10.85-acre Cove Property as The Cove at Ko Olina (The Cove).
The redevelopment will be contained entirely within the subject parcel. The planned improvements will
be the first major enhancement of existing amenities on the property in over 25 years. The intent of
the Project is to update the commercial |u‘au show and create an authentic Hawaiian outdoor
recreation facility and community gathering place for kama‘aina (Hawai‘i residents) and visitors that
honors and reflects history, culture, and connection to place. Revitalization of the Cove Property will
provide ancillary uses comprised of a dynamic mix of retail, entertainment, and dining experiences
within an immersive coastal setting that authentically honors the property’s Hawaiian legacy in a
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contemporary form. The Cove is envisioned to serve as a major recreational resource, visual amenity,
and economic generator for the community.

Several existing dated structures at the site will first be demolished (see Figure 3.2 following Section
3.3.7). Following demolition, the site will be restored to its pre-existing condition before redevelopment
commences. Central to the redevelopment is a new amphitheater/performing arts venue capable of
housing the daily-run commercial lu‘au and other events, as appropriate (see Figure 3.3 following
Section 3.3.7). The commercial It‘au will continue to be the focal point of the Cove Property. Ancillary
improvements to update and modernize the Cove Property and complement the Hawaiian community
gathering place and commercial IU‘au will also be developed, including an improved main arrival area,
retail shops hosting goods made in Hawai'i, restaurants and a marketplace showcasing local cuisine
and agricultural products, and welcoming and engaging common areas. Retail and dining options will
attract visitors and families in the ‘Ewa region and across the island looking for a unique experience
in a relaxed and beautiful setting. The existing wedding chapel and support building will remain in
place and may also be improved. Additionally, a cultural pavilion and open-air activity lawn areas may
be included. Potential programming at the pavilion and on the lawns may include pre- and post-lu‘au
show educational and cultural workshops and/or activities that highlight the sense of place and fit
appropriately within the coastal setting (i.e., demonstrations featuring lei-making, kapa-making
canoe/wa‘a activities, and imu activities) or coordinated events and programs with the neighboring
Lanikuhonua Cultural Institute. Planned programming will be supported by back of house areas and
restrooms throughout. Finally, existing parking areas located at the north and east portions of the Cove
Property will be reconfigured. No improvements are proposed to the parking lot located on the adjacent
Lanikuhonua property.

Preliminary design of The Cove may encompass a total building area of approximately 71,860 square
feet (sf), which will cover approximately 15.20 percent of the 10.85-acre (472,757-sf) lot and complies
with the 30 percent lot coverage limit articulated in the UA. Design of the structures will be inspired by
both contemporary and Hawaiian architecture to provide a welcoming and authentic setting. To
enhance the ocean views afforded throughout the Cove Property, open-air structures and pavilions
consisting of clean, natural, and textured materials will be constructed. Structures will adhere to the
40-foot height limit of the B-1, Neighborhood Business District, and will be set back at least 60 feet
from the shoreline. Finished floor elevations of the planned structures may range from eight to 19.5
feet above msl. The Cove Property will be enhanced by pockets of open space with lush landscaping,
shading, and natural pathways to create an inviting experience that highlights the beauty of the
surrounding coastal area.

Construction of the Project will support the economy of the ‘Ewa District on O‘ahu and the State and
City economies. The redevelopment is estimated to create approximately total 1,429 jobs (1,386 FTE)
short-term jobs during construction and sustain 817 jobs (678 FTE) annually during operation,
positively contributing to economic diversity in the West O‘ahu region. Locating jobs within the ‘Ewa
district will provide opportunities for employees to reduce their commute times, thereby enhancing
their quality of life. In the long-term, approximately $4.6 million in State government revenue and
approximately $2.1 million in City revenue is expected to be generated or sustain per year annually.

Structures on the site will be set back at least 60 feet from the shoreline to consider resilience and
adaptation to climate change and its anticipated impacts, including SLR and increased storm events.
Elevations of the planned structures may range from eight to 19.5 feet above msl. Existing beach
access and parking will be maintained to protect the natural cove and lagoon that is considered a
valued resource in the area.
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An overall site plan is provided in Figure 3.3 and summarized in Table 3.1.

Table 3.1: Preliminary Program?

Project Component? Approximate Building Area (sf) Approximate Finished Floor
Elevation (ft above msl)

Amphitheater/Performing Arts Venue (650 seats) - 1,680 11.0t0 13.0

Stage Back of House

Total Restaurant (Buildings 1,5, and 6) 30,240 10.0to 11.0

Total Village Walk Retail (Buildings 2,3, 4, and 7) 26,220 8.0t013.0

Total Chapel (Buildings 10 and 11) 3,400 17.0t0 19.5

Total Back of House/Management (Building 8, varies) | 10,320

PRELIMINARY PROGRAM TOTAL: 71,860 (15.20 percent of lot3)

EXISTING PROGRAM TOTAL: 23,4764 (4.97 percent of lot3)

MAXIMUM BUILDING AREA: 141,827 (30.00 percent of lot3)

1 Design will be finalized as the Project progresses.

2 Refer to Figure 3.3for building numbers.

3 Total Lot Area: 472,757 square feet

4 Based on Minor Modification No. 2014/MOD-117 (SMA) to File No. 93/SMA-32 and Minor Modification No. 2014/MOD-
118 (CUP) to File No. 93/CUP2-7 approved on March 16, 2015.

The following sections discuss each Project component. Refer to Figures 3.4 through 3.21 following
Section 3.3.7.

3.3.2 Main Arrival and Entry Points

The main arrival point to The Cove at Ko Olina will be located from the parking lot on the east side
property, adjacent to Ali‘inui Drive (Figure 3.3). A second entry intended for visitors of the IG‘au show
will be provided along the northeast of the property adjacent to the planned cultural pavilion and
Village Walk retail area (Figure 3.4). The third existing entry point at the north of the Cove Property will
be maintained and reserved for visitors utilizing the wedding chapel or other areas for private events.

The main arrival area will welcome guests and create a sense of inspiration and excitement before
entering The Cove. Design of the arrival area will celebrate and honor the beauty and spirit of the
Hawaiian culture, and create a sense of place. Lush vegetation will be integrated to complement the
surrounding natural environment and reflect culturally appropriate themes. Landscaping is expected
to consist of native, Polynesian-introduced, or tropical trees and shrubs of varying sizes. See Section
3.3.6 for further details. Natural materials and shading devices or canopies may be integrated to
enhance the natural, lush setting and create an comfortable experience. The main arrival area will
also serve as a wayfinding element on the site, helping visitors easily locate and access the Project.
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3.3.3 Amphitheater/Performing Arts Venue and Program

The Cove Property will continue to be used as a Hawaiian-themed outdoor recreation facility and
community gathering place, and the commercial lu‘au will remain the focal point of the site.
Redevelopment of the Cove Property will include replacement of the existing, approximately 1,200-
capacity amphitheater with the new, modernized performing arts venue having a reduced maximum
capacity of 650 guests (Figure 3.3). The new amphitheater/performing arts venue will continue to
serve as the heart of the Cove Property and will be a primary attraction at The Cove at Ko Olina. The
amphitheater/performing arts venue will be relocated at the northwestern corner of the Cove Property,
overlooking the coast and providing an immersive oceanside and garden setting. The venue will host
a unique all-around guest experience featuring authentic cultural entertainment and contemporary
facilities.

Guests of the new performing arts venue will be welcomed through a main arrival portal designed to
highlight the facility as a major attraction on the property (Figure 3.4). Primary components of the
venue preliminarily include an amphitheater, kitchen/service building, bars, box office, and a back of
house area. Additionally, restroom facilities will be located in proximity to the venue. The new
amphitheater will include an upgraded audio and visual technology system, elevated stage, and tiered
outdoor guest seating for guests. Finished floor elevations of the venue may range from 11 to 13 feet
above msl (Figure 3.5). Landscaping may surround the amphitheater to create separation from other
components of the venue. Sound abatement may be integrated to mitigate potential noise impacts on
the surrounding area.

Design of the new performing arts venue will be flexible to allow activation during the day and night for
various types of programs and events. As discussed, the space will be reduced from its current
maximum capacity of approximately 1,200 visitors at one time to a capacity of 650 visitors at one
time. This may reduce the number of visitors present on the Cove Property at one time, minimize
potential adverse impacts to resources, and result in a more efficient use of the facility.

The current nightly commercial lu‘au show will be renewed to perpetuate and honor the Hawaiian
culture and history of place through the traditions of hula and mele. In addition to nightly
entertainment, potential programming at the performing arts venue may include wedding and event
receptions, corporate retreats, Hawaiian cultural arts and educational programs and demonstrations,
community events, and holiday shows. Activation of the Cove Property with a variety of programs and
events will create a new community-oriented recreation experience for residents and a walkable
attraction for visitors in the Ko Olina Resort.

3.3.4 Restaurants

To support the commercial lt‘au, the preliminary plan for The Cove at Ko Olina includes approximately
30,240 sf of restaurant space across three buildings, each strategically located to optimize coastal
and sunset views (Figure 3.3). Lu‘au attendees will be able to dine or relax at the restaurants prior to
or after the show. The restaurant component aims to establish The Cove at Ko Olina as a distinctive
destination and Hawaiian gathering place in the Ko Olina Resort and overall West O‘ahu region for
residents and visitors. The restaurants will activate the site at various times of the day, and may range
from casual to fine dining options. The new restaurants will support the economy and community by
featuring local culinary talent and prioritizing the use of fresh, Hawai‘i-grown produce when possible.
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A restaurant designated as Building 1 may be located at the southern portion of the Project site and
adjacent to the beach and lagoon (Figure 3.3). This restaurant is within the 3.2-foot SLR-XA and will
be elevated at approximately 10.5 feet above msl accordingly. Additionally, an outdoor terrace with
seating may be included (Figures 3.6 and 3.7). A second restaurant (Building 5) may be located
adjacent to the new amphitheater/performing arts venue retail space and lawn area (Figures 3.8 and
3.9). To the south of Building 5 and overlooking the beach, a restaurant designated as Building 6 is
planned to provide a more upscale dining experience. Both restaurants are also within the 3.2-foot
SLR-XA and will therefore be elevated approximately 11 and 10 feet above msl, respectively (Figures
3.10 and 3.11).

Each restaurant may include outdoor terrace seating (covered and uncovered) to allow property
visitors to enjoy the coastal setting. Open-air structures may allow the use of natural ventilation,
thereby reducing the overall energy footprint of The Cove. Landscaping will be incorporated to
complement the outdoor seating areas and create a lush, relaxing environment. The overall Project
design will include the use of modern and natural materials that will blend with the surrounding area.
In order to consider potential estimated future impacts of SLR, each building on the Cove Property is
designed to be adaptable and may be elevated between 10 to 11 feet above msl. The restaurants will
also be set back 60 feet from the shoreline. Each building will be Americans with Disabilities Act (ADA)-
accessible and may include areas for accessory uses, such as service areas, kitchens, loading,
restrooms, and trash areas.

3.3.5 “Village Walk” Retail and Potential Market/Retail

Ancillary to the commercial lu‘au, The Cove at Ko Olina may provide approximately 26,220 sf of retail
area consisting of distinct buildings (Buildings 2, 3, 4, and 8 in Figure 3.3) in the center of the property.
Referred to throughout this EIS as the “Village Walk,” this area may feature curated small-scale shops
(Building 2, Figures 3.12 and 3.13), a market (Building 3, Figures 3.14 and 3.15), and show-related
retail (Building 4, Figures 3.16 and 3.17) showcasing a selection of goods, including those made in
Hawai‘i, fostering an authentic connection between people and place and supporting the local
economy. Selected retailers may focus on quality local or seasonal goods. The Village Walk will provide
[U‘au attendees an attractive and dynamic space to relax and shop before or after the shows. Retail
options will attract guests throughout Ko Olina Resort and families in the ‘Ewa region looking for a
distinctive shopping experience in a tranquil and authentic setting.

The area will be connected by a pedestrian pathway, and will seamlessly integrate with the surrounding
restaurants, lawn areas, and the cultural pavilion with performance stage. Planned buildings may be
composed of modern and natural materials, reflective of contemporary Hawaiian architecture. The
relaxing setting will be enhanced by lush landscaping, shade canopies, and outdoor seating, creating
an inviting gathering place for visitors of the property. Planned structures will adhere to the 40-foot
building height limit of the B-1, Neighborhood Business District. Additionally, the structures may be
elevated at eight to 13 feet above msl to proactively consider the impacts of SLR.

3.3.6 Existing Wedding Chapel and Support Building

As part of the redevelopment of the Cove Property, the wedding chapel and support building located
at the north of the property, which were originally constructed in 1999, will remain in place, and the
designated arrival area will be maintained (Figures 3.3, 3.18, and 3.19). The chapel and support
building will continue to be used for special events of up to 50 people. The Cove will provide a cohesive
event experience and wedding chapel users will be able to benefit from the new improvements on the
site, including the amphitheater or restaurants that may be used for receptions and the pathways and
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open spaces that may be used for photo opportunities. Lush landscaping will be incorporated around
the chapel area to create a sense of privacy. Exterior improvements to the existing wedding chapel
may also be undertaken as part of the planned Project.

3.3.7 Service (Back of House and Administration)

Operation of The Cove will be supported by a Service (Back of House and Administration Building)
located at the north of the property (Figures 3.20 and 3.21). The building may include areas for
amphitheater/entertainment venue storage, dressing rooms, commercial kitchen, security office, and
administrative office.
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3.3.8 Open Space, Beach Access, and Connectivity

The Project will adhere to the 30 percent lot coverage limit required by the UA (Ordinance No. 89-27)
(Table 3.1). A cultural pavilion with stage and open air activity lawn areas will be integrated throughout
the Cove Property, serving as multifunctional spaces for programming, community gathering, or
relaxing (Figure 3.3). Potential programming may include pre- and post-show educational and cultural
workshops and/or activities that highlight the sense of place and fit appropriately within the coastal
setting or coordinated events and programs with the neighboring Lanikuhonua Cultural Institute.

Open areas will be incorporated throughout to preserve views and create a relaxed setting. The site
layout will enhance existing views of the ocean for visitors by locating key gathering areas, such as the
amphitheater/performing arts venue and restaurants, along the coast. Structures will be set back at
least 60 feet from the shoreline, which will maintain lateral public beach access and ocean views from
the shoreline.

The current level of beach access and parking will be maintained to protect the natural cove and
lagoon, which is a valued natural resource in the area. Public use of the beach/lagoon adjacent to the
Project site will continue to be limited to certain activities pursuant to the SMA Use Permit approved
in 1993 (File No. Resolution 93-318). This will help to maintain a balance between public enjoyment
and conservation of the beach. The existing public beach access along the southern end of the
property will remain in place and continue to be maintained by the landowner. In addition, The Cove
may include a new public restroom on site, adjacent to the public beach access. This facility will be
accessible to both guests and beach users, further enhancing the overall experience and supporting
the needs of the community.

Pedestrian pathways will be integrated throughout to provide improved connection and circulation
throughout the Cove Property. Walkways will be enhanced by lighting, landscaping, wayfinding, and
other themed design elements. Improvements at the Cove Property will create an inviting pedestrian
experience, thereby enhancing connectivity within the wider Ko Olina Resort to public beaches and
adjacent hotels, timeshares, and condos. Guests of the surrounding Ko Olina resorts will be able to
take advantage of the Project’s close proximity and utilize non-vehicular modes of transportation to
access the site such as walking, thus mitigating potential impacts to traffic and aligning with State and
City sustainable mobility practices.

3.3.9 Landscaping

Existing landscaping at the site consists of planted and potted trees, shrubs, and flowers of native,
Polynesian-introduced, or tropical variety, including coconut trees, kiawe trees, mimosa trees, and
beach naupaka. The center of the Cove Property features existing significant trees, including a large
monkeypod and Chinese banyan tree. In addition to being valued for their age, these trees serve as
key site landmarks for wayfinding across the property.

Landscaping will play a significant role in expressing culturally resonant themes and experiences
throughout The Cove at Ko Olina. Special attention will be given to the selection and utilization of
native, Polynesian-introduced, and tropical plants, fostering a connection to the surrounding
environment and legacy of the Cove Property. See Figure 3.22 for a preliminary landscape plan and
Figures 3.23 and 3.24 for a preliminary plant palette.
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The palette features small, medium, and large native, Polynesian-introduced, and tropical canopy trees
that provide shade and screening and are accented by understory foliage and groundcover consistent
with the surrounding environment. Selected native plants and trees include a‘ali‘i (Dodonaea viscosa),
‘akia (Wikstroemia uva-ursi), naupaka (Scaevola taccada), pohinahina (Vitex rotundifolia), ‘ilima (Sida
fallax), and ma‘o (Gossypium tomentosum), alahe‘e (Psydrax odoratum), hala (Pandanus tectorius),,
‘ulu (Artocarpus altilis), kukui (Aleurites moluccanus), and milo (Thespesia populnea). Plant materials
were selected based on drought tolerance and ability to survive in the hot and dry coastal environment
of Ko Olina.

The two existing significant trees will be preserved in place. Other existing healthy trees may be
relocated elsewhere on site, as appropriate. An invasive species management plan involving both
observation and treatment will be prepared prior to construction to mitigate the spread of the Coconut
Rhinoceros beetle. Landscaping will be intentionally designed to complement new structures, open
space areas, pedestrian walkways, and outdoor seating thereby enhancing the overall atmosphere
and visual environment of the property. The existing trees along Ali‘inui Drive will remain in place and
continue to screen the Cove Property. Screening will also be provided throughout the site to delineate
program areas, enhance privacy, and mitigate potential noise within the site.

3.3.10 Site Access, Off-street Parking, and Loading
3.3.10.1 Site Access

Access to the Cove Property is facilitated via two driveways along Ali‘inui Drive. A one-way driveway at
the north end of the site is designated for incoming traffic to the Cove Property. Vehicles may also exit
the site via a driveway situated at the south end of the property. A one-way driveway connection within
the Cove Property facilitates direct circulation to the adjoining Lanikuhonua site. The planned
redevelopment will maintain this existing traffic pattern at the Cove Property.

3.3.10.2 Off-street Parking

Off-street parking for the Cove Property is currently accommodated within two on-site parking lots and
supplemented by one adjacent off-site parking area located on the Lanikuhonua property. Parking on
the north end of the property is designated for employees and wedding chapel guests only, while
parking on the east portion of the site consists of parking for guests and passenger buses. Land use
entitlements for the Cove Property dating back to the early 1990s document 151 vehicle stalls and
30 bus stalls on the north and east parking lots. The adjacent off-site parking lot on the Lanikuhonua
property includes 412 parking stalls used by visitors of Lanikihonua, the Cove Property, and public
beachgoers. Of the 412 parking stalls, 203 are included in an easement tied specifically to the Cove
Property (DPP File Nos. 94/VAR-70 and 97/CUP1-69). Therefore, a total of 354 vehicle stalls and 30
bus stalls are documented as serving the Cove Property. During a survey conducted for the Parking
Management Plan (PMP), it was observed that the existing number of parking stalls in use has changed
over time due to typical resurfacing and restriping maintenance. See Section 4.7.3 for further
discussion.

Pursuant to ROH, Section 21-6.20, there are no off-street parking stall requirements for the Project
due to its location within the ‘Ewa DP area. With the planned redevelopment, the north parking lot will
be reconfigured to accommodate approximately 113 vehicle stalls. Valet operations may occur at this
lot to allow for improved circulation on site and may reduce conflicts along Ali‘inui Drive. The existing
east parking lot along the Ali‘inui Drive street frontage will be reconfigured to reduce the number of
existing bus parking stalls to eight and increase the number of standard vehicle stalls to approximately
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90. The adjacent off-site parking lot will continue to be shared with Lanikuhonua and utilized by guests
of The Cove, and no improvements are planned. In total, approximately 406 parking stalls will serve
The Cove at Ko Olina (Table 3.2).

Table 3.2: Off-street Parking Summary

Location Parking Required? Parking Provided
Off-site (Lanikiihonua Parcel) 203 203
Reconfigured on Property
Staff Parking Lot (includes valet) 0 920
Visitor Parking Lot (Ali‘inui Drive 0 113
frontage)
TOTAL PROVIDED: 406

1 Per Bill 2 (2020), off-street parking is no longer required in the ‘Ewa Development Plan Area (ROH, Section 21-6.20(a)). This
standard is used as a reference only.

3.3.10.3 Off-street Loading

To support the planned activities, loading areas have been designated at the north and southeast of
the Cove (Figure 3.3). The loading areas will meet requirements articulated in the LUO, and will include
loading stalls designated for large commercial vehicles (12 feet by 35 feet) and stalls designated for
smaller vehicles (8.5 feet by 19 feet).

Delivery management strategies, including enforcement of parking restrictions and management of
loading/unloading times, use of additional attendants or security, and the development of a delivery
schedule program may be employed to alleviate congestion in specific loading areas.

3.3.10.4 Bicycle Parking

The Cove will offer an accessible destination for visitors of the Ko Olina Resort, and access to the
property via hon-motorized modes will be encouraged by providing enhanced connectivity, pedestrian
pathways, and bicycle parking. For visitors outside of the Ko Olina Resort area, the number of visitors
utilizing non-motorized modes of transportation such as bicycling is expected to be lower due to various
factors, including the quality of bicycle facilities on the roads in the vicinity of the Project site. See
Section 4.7.2 for further discussion.

According to Section 21-6.40 of the LUO, commercial uses on the property may require 36 short-term
bike parking spaces and seven long-term bike parking spaces (based on an on-site estimated off-street
parking stall count of 203 stalls and a maximum building area of 71,860 sf). The Cove will provide
bicycle parking storage adequate to serve the site, and final counts will be determined during the land
use entitlements phase of the Project. Bike parking on the site may be designated on the northern,
eastern, and southeastern portions of the site, in proximity to The Cove’s entry points (Figure 3.3).
Elements such as lighting and wayfinding may be provided to enhance the attractiveness and safety
of the bike parking facilities. Final design of the facilities will be determined as design progresses.
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3.4 Anticipated Development Schedule

Redevelopment of the property is expected to commence upon receipt of necessary permits and
approvals. Itis anticipated that 24 months will be required for construction. Improvements are planned
to start as early as 2025 and may be completed by 2027, subject to market conditions.

3.5 Estimated Construction Cost

Planning and construction of the Project is estimated to cost $135.6 million.
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Section 4

Environmental Setting, Potential
Impacts, and Recommended Mitigation
Measures

This section describes the existing environmental conditions and discusses potential impacts of the
Proposed Action. Strategies to minimize impacts and to mitigate any significant impacts are identified.

4.1 Archaeological, Cultural, and Historic Resources

4.1.1 Archaeological Resources

As a privately funded project on private land, the planned Project is subject to historic preservation
review by the Department of Land and Natural Resources (DLNR), State Historic Preservation Division
(SHPD) pursuant to HRS, Section 6E-42 and HAR, Section 13-284. In consultation with SHPD and
cultural descendant Ms. Nettie Fernandez Tiffany, CSH prepared a draft AIS (Appendix B) for the
Project. The following section summarizes the findings of the AIS. The AIS is currently awaiting review
and concurrence by SHPD (Log No. 202