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CTITY AND COUNTY OF HOMNOLIJLLS

L0 SOUTH KING STREET
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May 15, 1992

Honorable Brian Choy, Director

Office of Environmental Quality Control
Central Pacific Plaza

220 South King Street, 4th Floor
Honolulu, Hawaii 96813

Dear Mr. Choy:

Acceptance Notice for the Proposed Kailua
Gateway Development Plan Amendment
Folder No. 92/XP-1

Final Environmental Impact Statement (Final EIS)

We are notifying you of ocur acceptance of the Final EIS for
the proposed Kailua Gateway Development Plan Amendments, as
satisfactory fulfillment of the requirements of Chapter 343,
Hawaii Revised Statutes.

Pursuant to Section 11~200-~23 (c), Chapter 200, Title 11
("Environmental Impact Statement Rules"™) of the Admlnlstratlve
Rules, this acceptance notice should be published in the May 23,
1992 OEQC Bulletin.

We have attached our Acceptance Report of the Final EIS for
the Kailua Gateway Development Plan Amendments and the "DOCUMENT
FOR PUBLICATION IN THE OEQC BULLETIN." Should you have any
guestions, please contact Melvin Murakami of our staff at
527-6020.

erely,

BBL:js
Attachments

cc:  Kaneohe Ranch
Helber, Hastert, and Fee
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CHAPTER I INTRODUCTION AND SUMMARY

1.1 Introduction

Kaneohe Ranch has applied to the City and County of Honolulu Department of General
Planning (the "Accepting Agency") for an amendment to the Koolaupoko Development
Plan (DP) to permit the development of a lifecare retirement community, elderly
affordable housing, community center, and the expansion of an existing commercial
area in Kailua, Koolaupoko, Qahu.

The application requested the redesignation of approximately 32 acres of land from
Preservation to Medium Density Apartment and 1 acre from Preservation to

Commercial.

1.2 Development Summary

Applicant:
Property Owner:
Developer:

Accepting Authority:

Preparers of
Draft EIS

Proposed Action:

Project Name:
Project Location:

Kaneohe Ranch
1199 Auloa Road
Kailua, Hawaii 96734

Kaneohe Ranch

Episcopal Homes of Hawaii, Inc. (a non-profit 501(c)3
organization)

Department of General Planning
City and Courity of Honolulu
650 South King Street, 8th Floor
Honolulu, Hawaii 96813

Helber Hastert & Fee, Planners
733 Bishop Street, Suite 2590
Honolulu, Hawaii 96813

Applicant requests a change in land use designation
from Preservation to Medium-Density Apartment

(32 acres) and Commercial (1 acre) on the
Development Plan Land Use Map for Koolaupoko for
the development of a lifecare retirement community
(consisting of 333 independent living units, 20 personal
care beds and 60 skilled nursing beds); 70 elderly
affordable housing units; a community center and the
expansion of an existing commercial area. A total of
403 dwelling units is proposed (333 lifecare retirement
units and 70 elderly affordable housing units).

Kailua Gateway

Kailua, Koolaupoko Development Plan area (see
Figure 1). The area of application is located near
the intersection Kailua Road and Hamakua Drive,
approximately one mile west of Kailua Bay.
Approximately 30 acres of the area of application are

I-1
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located on the mauka side Hamakua Drive and 3 acres
are on the makai side.

TMK:  4-2-1: por. 1 and por. 55;
4-2-3: por. 17 and por. 29

Area of Application:  Approximately 33 acres.

Total Project Area:  Approximately 97 acres, including
TMK: 4-2-1:1, 55; 4-2-3:17, 29.

Existing Uses:  Undeveloped and unimproved. Existing land use is
limited to some cattle grazing on the mauka side of
Hamakua Drive.

State Land Use District:  Conservation (approximately 20 acres) and
Urban (approximately 13 acres)

Development Plan Designation:
Land Use Map:  Preservation

Public Facilities Map:  Drainage improvements along west (Coconut
Grove) boundary of Kawainui Marsh programmed
within the next six years; park (State-planned wildlife
sanctuary and interpretive center) programmed within
next six years across Kailua Road from area of
application.

Zoning:  P-1 Restricted Preservation
P-2 General Preservation

1.3  Significant Beneficial and Adverse Impacts

Beneficial Impacts

The proposed lifecare facility and elderly affordable housing will provide special
purpose and affordable rental housing opportunities for the elderly in an area with
convenient and accessible public transportation facilities, retail businesses, professional
services and available infrastructure. The project will also provide a_community
center, which may accommodate meeting space for social services, adult day care,
child day care, and an auditorium for worship services or performing arts. The project
will create temporary and permanent jobs, during construction and operation of the
project, not associated with the visitor industry. It will also generate additional income
for local businesses and indirect tax revenue for the State and City governments.

verse Im Pr. Mitigation T

Traffic. Expected increases in traffic demand even without the proposed project will
cause an increase in delay and deterioration of level of service at the signalized
intersection of Kailua Road, Hamakua Drive, and Kainehe Street. Widening of
Hamakua Drive (as shown on City and County street widening plans) could allow for
restriping, which, along with adjustments in the signal phasing and timing, could
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mitigate the project impacts, and provide for a better level of service condition than
what would exist without the project under future conditions.

Additional improvement of the intersection of Kailua Road and Hamakua
Drive/Kainehe Street to current highway design standards would provide added
capacity and, along with changes in signal phasing, permit the intersection to serve
future traffic at an acceptable overall level of service (.OS D). This improvement
would require that the Kawainui Bridge (eastbound) on Kailua Road be widened. The
further addition of a right turn lane on the northbound Hamakua Drive would provide
for LOS D conditions on each approach. These improvements would be required even
without the proposed project to provide the intersection with an acceptable level of
service in the future.  Additional traffic due to the proposed project will increase
delays, but LOS D would continue to describe conditions for each approach.

The proposed project will change the existing T-intersection at Hamakua Drive and
Hekili Street to a four-way intersection. Traffic exiting the project may not have
sufficient capacity to cross or turn left onto Hamakua Drive. Pedestrians wishing to
cross Hamakua Drive will also have difficuity finding acceptable gaps in the main street
traffic. Signalization will be provided to improve this condition. Traffic impacts on
Hamakua Drive south of Hekili Street were found to be negligible.

idential Population. The project will result in an estimated 650 additional residents
in the Koolaupoko District. According to the Department of General Planning's
Development Plan_Status Review (September 1, 1991), the Year 2010 Population
Capacity for the Koolaupoko District (121,300) is slightly under the maximum
population allowed by the General Plan for the Year 2010 (121,900). The addition of
the estimated 650 residents associated with the proposed Kailua Gateway development
would resuit in the total Koolaupoko District population exceeding the Year 2010
population guideline by 50 persons, or 0.04%.

Despite its contribution to the Koolaupoko population exceeding General Plan
population guidelines by an estimated 0.04%, the project responds to and supports
other General Plan objectives and policies. These include the provision of affordable
housing, special needs housing for the elderly, and the protection of the natural
environment.

The increased population will consist of retirement age adults, who will be contributing
members of the community, responsible stewards of the neighboring wetlands, and
patronize local businesses and services.

Water Qualjty. Short term impacts from the project will be primarily from runoff and
sedimentation which may occur during construction, and should be moderate and of
short duration. Earthwork for the project will be done according to City and County
grading, soil erosion, and sediment contro! ordinances. Impacts to Kawainui Stream
from storm runoff and sedimentation during the construction phase will be reduced by
the construction of a berm at the wetlands boundary and a drainage swale above the
berm which will drain runoff into sedimentation basins. Overflow water from the
sedimentation basins which has lost most of its sediment load will flow to the northwest
corner of the project area and enter Kawainui Stream near Kailua Road. Sedimentation
impacts from construction will be further reduced by sodding and planting exposed
areas as soon as grading is completed.

The proposed project will increase the total flow under 10 year storm conditions into
Kawainui Stream and Kaelepulu Pond by about 9.5%. The initial effect of this

I-4

o



increased flow on Kawainui Stream would be to elevate turbidity and suspended solids
slightly and to decrease nutrient concentrations by dilution. Over the longer term,
assuming that Kawainui Stream continues to be primarily an enclosed system with no
continuously open outlet to the ocean, the present and eutrophic condition of the stream
will increase and water quality will continue to degrade, although the total effect of the
project on stream water quality will not be significant. Long term eutrophication and
degradation of Kawainui Stream could be mitigated to some degree by continuing to
release runoff into the wetland area, thereby using it as a nuirient and sediment sink.
This would only partially alleviate the problem, since input into the closed system
would still continue at a slower rate. Stream water quality could be increased
considerably by utilizing the increased runoff as part of a management plan to maintain
continuous flow from the Kawainui Stream-Enchanted Lake-Kaelepulu Stream estuarine
system to the ocean.

The use of permeable construction materials to pave roads and driveways to minimize
urban runoff will be considered, if feasible. The preliminary plans include green open
space and landscaped areas which would also serve to minimize urban runoff into the
stream. :

Faupa. Potential impacts of project on the wetland fauna include noise and disturbance
from vehicles and people during and after construction; erosion and siltation;
contamination of soils and water from pesticides, herbicides and industrial wastes that
usually accompany urbanization of an area; increased predator activity (cats and dogs),
and changes in runoff volumes reaching the wetlands. Proposed mitigation measures
include the creation of a drainage system protecting wetlands from uphill flooding and
siltation; retaining a buffer of trees and bushes between wetland and development for
visval and auditory screening, construction of a moat to deter predators; monitoring
water levels; and regular monitoring for chemical contamination. The applicant is
working with the wetland restoration organization, Ducks Unlimited, to include the
appropriate mitigation measures in the design of the development.

According to AECOS, Inc. (water quality and biological consultant), there is little
likelihood that the modest increases in sedimentation resulting from the project will
damage sensitive organisms or communities in Kawainui Stream. The moderate
increase in runoff to the stream and Kaelepulu Pond that is likely to occur only during
storm periods is unlikely to have any significant negative impact on the stream or pond
environment,.

It is unlikely that any negative long term impact on the nearshore marine environment
would result from the Kailua Gateway development.

Visual and Scenic Resources. The project will impact some views of the Puu O Ehu
hillside, although the upper two-thirds and expanse of open space in the form of the
restored wetland will remain unimpaired. Development wili be clustered in two
pockets of the property, with the highest buildings being four stories. Other buildings
will be one- or two-story structures. The project will not impact views of Puu O Ehu
from the Kaelepulu Pond area, mauka or makai viewplanes of Kawainui Marsh, views
of Mount Olomana, or makai views from the Koolaus.

When adequately mitigated, the cumulative effect of these impacts described above will
not be in conflict with the urban-fringe character of Kailua, nor will they present urban
stress significantly different or in excess of what is currently experienced in Kailua. As
stated in the Development Plan Special Provisions for Koolaupoko, the predominantly
residential use is suburban single-family development, with limited apartment uses
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permitted close to regional commercial and industrial center. The proposed
development will be low-rise (maximum of 4-stories) in keeping with the overall open
space setting of Koolaupoko.

1.4 Alternatives Considered

A number of alternatives were analyzed for the project site including: all development
on mauka side; low-rise development; no action; single-family residential development,
townhome residential development; commercial and mixed use development; higher-
density development; and development on alternative sites.

After consideration of each alternative and with input from the community advisory
committee, the applicant found the proposed project on the entire area of application
the most feasible and beneficial use of the site.

1.5 Unresolved Issues
Necessary Permits

The project will require various land use permits and approvals, which are listed in
Section 1.7.

Archaeological Resources

The first of a two-phase archaeological investigation resulted in the location of four
archaeological sites on the project site. Two of the sites have been recommended to be
recorded in detail and tested for subsurface archaeological remains. The other two sites
were also recommended for subsurface testing. These recommended actions will be
conducted during the next phase of archaeological investigation. The findings of the
survey are discussed in Chapter 4. Phase II of the survey will involve detailed site
descriptions, mapping, subsurface testing, and possibly paleoenvironmental
investigations of the wetlands, as recommended in the Phase I report. This phase will
also assess the significance of the four sites according to existing federal and state
criteria. These assessments will be submitted to the State Historic Preservation
Division for review and approval. Phase IT will be conducted in coordination with city
and state development permitting processes. A specific commencement date for Phase
IT has not yet been identified, although it will take place prior to any ground work.

m W Habi

The proposed development may adversely impact the wetland habitat and the feeding,
sheltering and breeding activities of endangered waterbirds existing on the property
through project-related construction, increased human activity, access routes, and
changes to stormwater runoff volumes and pollutant content. The impacts of these
changes on the wetland habitat are presently undetermined. . The applicant will continue
to work with the conservation group performing the wetland restoration and relevant
government agencies to determine what adverse impacts, if any, on the endangered
waterbird habitat and activities would result from the development and to identify
specific mitigation measures, Mitigation measures (e.g. a buffer between the proposed
development and the restored wetland, and the timing of construction activities) have
already been incorporated into preliminary plans. The final design and characteristics
of mﬁise measures will be determined as the wetlands restoration and management plans
are finalized.

I-6
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1.6 Compatibility with Land Use Plans and Policies

Chapter 3 contains a discussion of the project's compatibility with existing government
plans and policies. The proposed action is generally consistent with relevant federal,
state, and city land use plans and policies.

1.7 Necessary Permits and Approvals

Approval Required Authority
o Section 404 of the Clean Water Act U.S. Army Corps of Engineers
Department of the Army Permit
o Bridge Permit" U.S. Coast Guard
o Section 10 Permit of the , U.S. Fish and Wildlife Service
Endangered Species Act

o Land Use District Boundary Amendment  State Land Use Commission
o Section 401 Water Quality Certification Department of Health

Clean Water Branch
o0 Stormwater Runoff NPDES Permit Department of Health
Clean Water Branch
o0 Stream Channel Alteration Permit" State Department of Land and
Natural Resources
o Koolaupoko DP Land Use Amendment Honolulu City Council
0 Koolaupoko DP Public Facilities Amendment
o Zone Change
o Special Management Area Use Permit
o Conditional Use Permit, Type 2 Department of Land Utilization
o Subdivision Approval
0 Building Permits Building Department
0 Grading Permits
o Water Commitment Board of Water Supply
o Sewer Connection Permit Department of Public Works
¥ possibly required

1.8 Statement of Purpose and Need for Action

The applicant is requesting an amendment of the Koolaupoko DP Land Use Map
(hereinafter referred to as the "action™) to change the land use designation of the arez
of application from Preservation to Medium Density Apartment (32 acres) and
Commercial (1 acre). The purpose of this action is to permit the development of the
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proposed retirement community, community center, elderly affordable housing, and
commercial area expansion on the subject property.

1.9  Purpose of Environmental Impact Statement

The purpose of this Environmental Impact Statement (EIS) is to describe a proposal for
the development of a retirement community, a community center, elderly affordable
housing, and the expansion of a commercial area to be located on property owned by
Kaneohe Ranch at the entrance to the Kailua business district. The EIS identifies
potential impacts of the proposed project, both beneficial and adverse, and proposed
measures to either avoid or minimize adverse impacts to the environment. A discussion
of alternatives to the proposed development is discussed in Chapter 7.

1.10 Need for Environmental Impact Statement

An application for a Development Plan Amendment and Environmental Assessment
was submitted to the City's Department of General Planning (DGP) on September 3,
1991. The proposed action was subject to the provisions of Chapter 343, HRS,
Environmental Impact Statements, because the proposed amendment to the Koolaupoko
Development Plan would result in a designation other than agriculture or conservation.

The Department of General Planning (accepting authority) determined that the proposed
action may have a significant effect on the environment. On October 18, 1991, an
Environmental Impact Statement Preparation Notice (EISPN) was filed with the Office
of Environmental Quality Control (OEQC) and notice of the determination was
subsequently published in the November 8, 1991 OEQC Bulletin. The publication of
the notice of determination began a 30-day public review period which ended on
December 8, 1991.

Design studies completed subsequent to the submittal of the original amendment
application resulted in an increase in the area of application from 21 acres to 33 acres,
This increase was due, in part, to an effort to create an adequate buffer between the
development and the adjacent wetlands and by the desire to keep the structures low-rise

and dispersed in character.

The land being proposed as a buffer between the proposed project and the wetland was
retained in the land area included in the application to maintain flexibility in its
planning and design and because its specific design has not yet been determined. The
applicant is working with Ducks Unlimited (wetlands conservation organization) to
create a buffer which will provide adequate protection for the wetland habitat from
predators, auditory impacts, and visual impacts, as well as to provide controlled
educational opportunities for the public. The buffer was also retained in order to avoid
the creation of a split-zoned lot, partly in the Preservation District and partly in the
Medium-Density Apartment District.

The additional acreage requested in the amended application was the result of more
detailed design studies which were completed after the submittal of the original
application. The revised application includes a workable site plan and accommodated
the buffer. The revised design attempts to keep the structures low-rise (under 40 feet)
in character, yet clustered in the pockets of land located between the ridges. In
addition, the preservation of a buffer area will encompass 4-5 acres of the most
developable land within the application area. In order to compensate for this loss,
developable area located further mauka was necessary. A simple replacement of 5
mauka acres for the buffer acreage could not be accomplished due to the site's
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topography. The resulting site plan attempts to concentrate the structures in the pockets
of gentler slopes between the ridges. Consequently, the configuration of the structures
r%quired additional acreage for roadways to access these areas efficiently and less
obtrusively.

An amended Application for DP Amendment and Environmental Assessment was filed
with DGP on January 8, 1992. As was the case with the original application, DGP
determined that the revised DP amendment Tequest required the preparation of an
Environmental Impact Statement. Notice of this determination was published in the
January 23, 1992 QEQC Bulletin. This publication began a 30-day public review
period, which ended on February 22, 1992.

A list of agencies, organizations, and individuals consulted during preparation of the
draft EIS is found in Chapter 10 of this document, Chapter 11 contains reproductions
of comments on the EIS Preparation Notice received by February 26, 1992 and the
applicant's responses to the comments.

The notice for the draft EIS was published in the March 8, 1992 QEQC Bulletin. This
began a 45-day comment period which ended on April 22, 1992. Reproductions of
comments on the DEIS received by May 11, 1992 and the applicant’s responses to the
comments are found in Chapter 13. :
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CHAPTER I PROJECT DESCRIPTION

2.1 Location

The proposed project area is located near the intersection of Kailua Road and Hamakua
Drive at the entrance to Kailua town (Figure 2). The shaded area on Figure 2 indicates
the area for which this Koolaupoko Development Plan Land Use Map Amendment is
being made, and represents approximately 33 acres. These 33 acres are hereinafter
referred to as the "area of application”.

The tax map parcels included in the area of application are TMK #4-2-1: portion of 1
and portion of 55 and 4-2-3: portion of 17, portion of 29. The area of application is
part of a total project area of 97 acres, which are located in TMK #4-2-1:1, 55; 4-2-
3:17, 29. Figures 3 and 4 show the area of application with respect to the tax map
parcels on which they are located. This EIS discusses the impacts of the proposed
development on the entire 97-acre project area.

Hamakua Drive bisects the property into an 89-acre mauka portion and an 8-acre makai
portion. The mauka portion runs from Kawainui Stream (also referred to as Hamakua
Canal) and Hamakua Drive to the top of the surrounding Puu O Ehu ridge, and
contains some steep slopes. The makai portion is triangular in shape, and is bounded
by Hamakua Drive, the Enchanted Lakes subdivision and the Windward Cove,
Windward Harbour, and Hokulani at Kailua condominium projects.

2.2 Historical Perspective

History of Land Use in Project Area. According to findings of a literature and
documents search, a differential pattern of land use characterized the pre- and post-
contact land use for the project area. The earliest evidence suggests pre- and post-
contact traditional Hawaiian activities, which emphasized broad-spectrum collection,
arboriculture, and taro production. Rice cultivation beginning during the mid-19th
century replaced taro cultivation, which was in turn supplanted by livestock grazing.
Finally, during the 20th century, intensive residettial and commercial development
directlgr1 affected the project area through sporadic land disturbances, such as earth
removal.

Evidence presented by previous archaeological investigations suggests four primarily
agricultural land use phases that may have occurred either in or near the project area
(International Archaeological Research Institute, 1991). Settlement in the area around
Kawainui Marsh may have occurred as early as about A.D. 650. Wetland taro
cultivation, possibly beginning as early as 1300, lasted until about 1860; Rice
cultivation replaced taro cultivation towards the latter half of the 19th century and was
replaced by livestock grazing during the 20th century.

Qwnership by Castle Family. In 1894, Harold K.L. Castle, son of James B, and Julia
W. Castle and grandson of Samuel N. and Mary Castle (the missionary Castie founders
of Castle & Cooke) purchased Kaneohe Ranch Company, Limited from Joseph P.
Mendonca. Kaneohe Ranch was then a working cattle ranch that leased approximately
15,000 acres from Nannie R. Rice.

In 1917, Mr. Castle purchased the land leased by Kaneohe Ranch from Mrs. Rice.
Kaneohe Ranch continued to operate as a cattle ranch on land leased from Mr. Castle
until the second world war.
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Prior to his death in 1967, Mr. Castle established a private charitable foundation, called
the Harold K.L. Castle Foundation. During their lifetimes and under their wills, he
and his wife, Alice, established trusts for the benefit of their children and
grandchildren.

Under provision of Mr. Castle's will, some of his land holdings were bequeathed to the
Castle Foundation. Most of the land was leased to individual lessees, generally at rates
significantly below the then fair market value of the land. Some of the land was vacant
and earned no income.

Private foundations such as the Castle Foundation are required by the Internal Revenue
Code to annually distribute 5% of the market value of their assets. Because the Castle
Foundation's annual earnings from its assets was significantly less than this 5%
threshold, the Foundation was obliged to distribute land. The chief beneficiary of these
distributions of land was Iolani School, which received from the Castle Foundation the
undivided interest owned by the Foundation in various Castle lands.

Over the years, Iolani School and the various Castle Estate entities have exchanged
fractional Interests in lands they jointly owned, with the result being the Castle Estate
owning a 100% interest in certain parcels, and Iolani School owning a 100% interest in
certain other parcels.

The land included in the Kailua Gateway project was among the last of the Castle lands
still jointly owned by the Castle Estate and Iolani School. It was not until October
1989 that the Castle Estate acquired Iolani School's fractional interest in these lands.

The existing 38,000-square foot commercial parcel along Kailua Road is the only land
included in the Gateway project area which was not part of the Castle Foundation-
Tolani School Jands. This property had been leased to Wong's Development Company,
Inc., successor to the Standard Oil Company of California, since 1950. Their long-
term lease expired early in 1990, and has been replaced with individual short-term
leases to the current tenants.

In early 1990, the Castle Estate trustees retained the firm of Helber Hastert & Fee,
Planners to assist in the planning for the Kailua Gateway lands.

2.3 Community Involvement

The planning process employed for this project centered around consultation with a
community advisory committee, consisting of representatives of Kailua and Windward
area community organizations. In early 1990, Kaneohe Ranch organized this
committee for the purpose of incorporating community concerns and desires into a
master plan for the subject property. Beginning in April 1990 and ending in December
1990, a series of 7 meetings were the advisory committee were held, at which candid
observations and input were offered and subsequently incorporated in the various
alternatives constdered for the property.

The primary elements of the proposed development were identified as a result of
consultation with the advisory committee. Participation by the various community
organizations in this committee does not imply formal endorsement or support of the
proposed development, and such endorsement was never solicited of the advisory
committee by the applicant. The applicant's objective in organizing the committee was
to obtain input from a cross-section of the Kailua community in the formulation of a
master plan for the subject property. After consideration of the various alternatives,
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the applicant determined that the proposed project was the most feasible and beneficial
use of the site.

Kaneohe Ranch has continued to convene this committee subsequent to the culmination
of the planning process, in order to maintain a reciprocal exchange of information.
The project developer will continue to work with the advisory committee as the plans
and program are finalized and government approvals are sought.

2.4  Existing and Surrounding Land Uses

The area of application is mostly vacant and undeveloped with the exception of a shed
and fencing associated with cattle grazing on the property. The area of application
surrounds a small commercial area, which is located along Kailua Road. The project
area is not cultivated in any crops.

The amendment area is surrounded mostly by vacant and agricultural (pasture) lands
and Kawainui Stream (all of which are located on the 97-acre total project area). The
land uses surrounding the tax map parcels on which the area of application is located
include residential (both single- and muiti-family) to the south and east; commercial to
the north and west; industrial to the east; and public facilities to the west.

2.5 Objectives of the Action

The objective of this action (Koolaupoko DP Land Use Map amendment) is to allow
the development of a lifecare retirement community (which inciudes independent living
units, personal care units, and a skilled nursing facility), affordable rental housing for
the elderly, a community center, and expansion of an existing commercial area on the

subject property.
2.6 Project Proposal

The applicant proposes to develop a lifecare retirement community (consistin% of 333
independent living units, 20 personal care units and 60 skilled nursing beds), 70 elderly
affordable housing units, and a community activity center on the area of application, A
total of 403 dwelling units (333 independent retirement units and 70 elderly affordable
rental units) are being proposed. The developer, Episcopal Homes of Hawaii, Inc., is
a non-profit, or 501(c)3, organization whose mission is to provide housing which
serves the needs of the full range of seniors in Hawaii. It is a separate entity from the
Episcopal Church. Any profit realized from the development will be used to fund other
senior housing projects. The project concept also includes improving and expanding
the existing commercial area on Kailua Road, as well as improvements to the wetlands
makai of the area of application. Figure 5 shows the conceptual pian for the
development,

Lifecare Community

Program concept. The proposed lifecare program will be based on six lifecare facilities
in northern California built and operated by the Episcopal Homes Foundation of
California. The program consists of a contractual relationship between the facility and
qualified residents, where residents are guaranteed living quarters, full health care,
meal program, housekeeping, maintenance, and other services in exchange for a one-
time entry fee and monthly maintenance fees, There is no real estate transaction
involved in entering a lifecare facility. The lifecare contract extends for the life of the
residents, regardless of changes in their health or financial conditions. A financial
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audit of the lifecare proposal was performed by a public accounting firm (Deloitte and
Touche), and was found to be satisfactory.

The lifecare facility will offer three types of residential accommodations: independent
living apartments (333 units), personal care (health care aide-assisted) units (20 beds),
and a skilled nursing facility (60 beds). Meals will be served in a main dining room.
The personal care units serve residents who, either permanently or temporarily, require
a moderate level of assistance with activities of daily living, but do not require
continuous nursing supervision. The skilled nursing facility serves residents who
require permanent or temporary 24-hour nursing care. The skilled nursing facility will
be licensed by the State of Hawaii Department of Health. These facilities will be
available to residents without additional cost. A grehmmary site plan for the lifecare
facility and community center is shown in Figure 6.

Admission to the lifecare program will be open to individuals age 65 or older, and to
couples of whom one partner is at least 65, without regard to race, religion, sex, or
national origins, but limited to Social Security recipients. .

A financial review of the prospective resident will be conducted prior to acceptance,
using an actuarial screening model designed to ensure residents have adequate funds for
personal expenditure and the reasonable ability to absorb future rate increases. Medical
screening is predicated on the expectation that applicants will be capable of independent
living at the time of admission. :

There will be a 90-day trial period for the residents, during which time they may
receive a full refund if they change their minds about the project. If the resident
changes his/her mind during the next 60 months (5 years), a pro-rata portion of the
entry fee is returned. After S years, the resident is fully vested, with no part of the
entry fee refunded should the resident leave.

The developer has based the distribution of independent living units, personal care
units, and skilled nursing beds within the lifecare community on what has been
successful in existing lifecare projects and on actuarial data.

Description of facility. The proposed lifecare facility includes 333 independent living
units located in 2- to 4-story apartment structures in the northem half of the mauka
development area and in clusters of duplexes in the southern half. The development
will be set back from the wetland by a landscaped buffer area and protective moat.
Jogging and walking paths will be located in within this buffer. The lifecare center will
include recreational facilities such as a pool and tennis courts for the residents. Parking
and circulation will be located primarily mauka of the development, with some parking
and access below grade.

The 60-bed skilled nursing and 20-bed personal care facility will be located in a
separate structure near the entrance to the community.

Access to the facility will be via a 2-lane bridge from Hamakua Drive opposite Hekili
Street. This bridge will be supported by piers over Kawainui Stream and the wetland
area. A secondary access for emergency vehicles will be through the community center
driveway, further south on Hamakua Drive. Although not specifically shown on the
site plan, the pedestrian path will be able to accommodate emergency vehicles.
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The project proposes 70 affordable housing rental units for the elderly to be located on
3 acres on the triangular parcel makai of Hamakua Drive. These units are planned as
studio or 1-bedroom units in low-rise structures for low-income seniors. The eligibility
requirements for the proposed elderly affordable housing will be based on income
limits set by federal or city housing programs utilized for the project, generally those
households earning up to 120% of the median income for the appropriate household
size. The city may require that a percentage of the units be set aside for "very low”
income (incomes less than 50% of median) and “lower" income (incomes less than
80% of median) households. Specific eligibility requirements will be determined by
the appropriate government agency.

The developer is currently working with the Salvation Army in obtaining government
funding for this development. The developer is committed to pursuing the development
of affordable housing with or without the participation of the Salvation Army.

This project would be residential only; meals and health care would not be associated
with residence in the development and the residents will not be required to pay an entry
fee or monthly maintenance fee. The residents would have access to the community
center, where meal programs and other senior-related activities and programs may be
conducted. There is an existing meal program for the elderly in Kailua, which will
relocate in mid-1993 to the City's Kailua elderly housing project, currently under
construction. The developer has found, through past experience with lifecare projects
in Northern California, that separate facilities are generally preferred for the affordable
and lifecare projects in order to protect the dignity of the lower-income residents. This
site is conveniently located near shopping, health care, and public transportation
facilities. Residents will be in close proximity to the proposed community center on
the mauka side of Hamakua Drive. Access will be via a driveway from Hamakua
Drive.

The makai development site is wide enough to be developed according to existing

regulations. The exact configuration of this development has not yet been determined.

The development site averages greater than 100 feet in width, which is adequate for a

24-foot access road, the buildings, and any landscaping. Fire truck access is possible.

gsau}'naround will be included in the final design because the access road is longer than
eet.

mmuni r

The proposed development includes a 10,000 square-foot multi-use community center,
to be located on the southern portion of the mauka development area. Preliminary
plans include uses for social services, child care, adult day care, worship services, and
community meeting space. Adult day care or child care facilities would be subject to
State of Hawaii Department of Human Services licensing requirements.

Access to the community center will be from a driveway from Hamakua Road, near the
southern boundary of the project area. Ingress and egress of emergency vehicles is also
available through this access.

The community center is being planned as a multi-purpose facility to be open to the
entire Kailua community. While the actual uses it will support and its operator are as
yet undetermined, the applicant is committed to providing the land for the center and
pursuing its development as a part of the overall development.
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Nearly 70% of Hawaii's natural lowland wetlands have been filled or converted to
other land uses such as agriculture and urban expansion. Despite the loss, many of
Hawaii's wetland adapted plants and animals have been able to survive. The remaining
wetlands on Oahu's windward coast are small and isolated. Most are closely associated
with human communities. Long-term protection of the remaining wetlands are
essential to ensure the stability of native endemic waterbirds, hydrologic cycles, ground
water recharge, and aesthetic values.

The overall master plan for the project also includes improvements to the wetlands
found on the project area, and the eventual transfer of the wetland portion of the
property to the State of Hawaii. The wetland area is not included in the area of
application for DP amendment, and will retain the DP Preservation designation.

Description of wetland. Approximately 27 acres of the project area, makai of the area
of application, were identified as wetlands by the U.S. Army Corps of Engineers by
means of field survey in 1991. This area includes about 22 acres on the mauka side of
Hamakua Drive and 5 acres on the triangular parcel makai of Hamakua Drive. The
wetland boundary was identified by the Army Corps of Engineers in 1991 based on
field survey, and was used as the basis for determining the area of application. The
Corps of Engineers uses three criteria when making wetland determinations: (1)
vegetation; (2) soil; and (3) hydrology. Unless an area has been altered or is a very
rare natural situation, all three criteria must be present for an area to be designated a
wetland.

The wetland is a remnant flood plain that once linked Kawainui Marsh to Kaelepulu
Pond. The basin collects rainfall runoff originating on the adjacent hillside and from
Kawainui Stream, which collects runoff from Coconut Grove and the business area
makai of the stream. Runoff from the land is regulated by tide, downstream blockages
at the mouth of the stream and flood control gates in Coconut Grove, The marsh is an
urban wetland, but still has intrinsic values that make it an important area for wildlife
and wildlife interpretation and education.

The Hamakua Canal wetland, in association with Kawainui Marsh, is identified in the
U.S. Fish and Wildlife Service (USFWS) Waterbird Recovery Plan as essential to the
recovery of the endangered Hawaiian waterbirds. It has not been listed as a "Critical
Habitat” for the Hawaiian Stilt by the USFWS, although its characteristics may fulfill
criteria as a "Critical Habitat". The listing of the wetland as a "Critical Habitat" for
messe species by the USFWS is beyond the control of the proposed development or its
EIS.

Proposed improvements. The applicant has an unofficial agreement with the national
non-profit wetlands preservation group, Ducks Unlimited, to make improvements to the

wetlands on the property. Ducks Unlimited, Inc. (DU) is a private, national nonprofit
organization dedicated to conserving wetland habitat for waterbirds and other wildlife.
DU was incorporated in 1937 and has a current membership of more than one-half
million. Its conservation projects originally focused on Canada, but are also located in
the U.S. and Mexico. DU currently has projects in all fifty states.

Ducks Unlimited has prepared a draft restoration and management plan for the subject

wetlands, which provides recommendations to restore and enhance the quality of the
wetland habitat. It focuses on restoring a quality emergent marsh benefiting native
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endangered waterbirds and resident and migratory waterbirds. The final plan is being
p in consultation with the State Department of Land and Natural Resources and
the U.S. Fish and Wildlife Service. The draft plan, which is subject to revision, is
included as Appendix H.

Restoration and management goals proposed by Ducks Unlimited include:
Restoration:
1 remove alien, upland shrubs and clear overgrown wetland basins;

2) clean-up trash and other debris; and
3) moat construction to restrict predators.

Management:

1) implement habitat management through vegetation control and periodic water
quality analysis;

2) maintain a predator control program to reduce predation by feral dogs, cats, and
the introduced Indian Mongoose;

3) implement eradication program on all mallards and other domestic ducks found
on the property (in order to discourage further hybridization of the endangered
Hawaiian duck with domestic ducks); and

4) develop and install informational kiosk and interpretive panels and assist in design
and funding for boardwalks.

After the improvements have been made, the wetlands are planned to be conveyed to
the State Department of Land and Natural Resources for management in perpetuity.
These improvements and the transfer of property will take place after the property has
been subdivided to result in two wetlands-only lots and two non-wetlands lots. An
application for the subdivision of the mauka section has been submitted to the
Department of Land Utilization and is pending approval.

Two documents are included in Appendix I, which indicate DU's willingness to assume
the project and the State's willingness to accept conveyance of lands and responsibility
for management in perpetuity. The first document is a letter from DU to Kaneohe
Ranch, dated February 5, 1992 and an inter-office DU memorandum containing a
status report on the project. The second document is a letter from the U.S. Fish and
Wildlife Service to the Board of Land and Natural Resources, dated March 12, 1992
confirming the availability of 1992 National Coastal Wetlands Conservation grant funds
for the project.

The restoration and management plan by DU describes improvements to the mauka
area wetlands. The restoration of the 5-acre makai wetland may be the subject of a
separate resubdivision action and transaction to DU, with a separate restoration and
management plan prepared accordingly. The proposed improvements will likely be of
the same general nature as the mauka wetland improvements: vegetation removal,
construction of a barrier or moat for protection from land predators, and auditory and
visual screening from the surrounding developments.

Although the wetland area is not included in the application area for Development Plan
(DP) amendment and will retain the preservation designation, the applicant is
committed to pursuing the wetlands restoration project with DU regardiess of the
outcome of the DP amendment application. However, the wetlands restoration project
is part of the master plan for the entire 97-acre project area, which was formulated as a
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result of community-based input over the past two years. The applicant initiated these
wetland improvements as a component of the overall master plan. The restoration
project is included in this EIS because it will be impacted by the proposed development
and, in tumn, impacts the development with respect to design and access. The applicant
has conscientiously sought input from DU in designing the development and identifying
mitigation measures to potential wetland impacts. While the wetland improvements are
the subject of separate permitting actions, they should nonetheless be considered part of
the overall master plan and an educational resource for future residents of the project
and the general public.

The specific mitigation measures necessary to protect the wetland from potential
adverse impacts of the proposed development will be determined in consultation with
DU and the appropriate government agencies.

mmercial Area Ex ion

The project concept also includes improving and expanding the existing commercial
area on Kailua Road by about one acre. The project proposes a cluster of retail stores
and restaurants on this site that would take advantage of the wetland and mountzin
views and complement the other proposed activities. The buildings would be limited to
one- or two-stories in height, and designed and sited in such a way as to avoid
obstructing views of the Puu O Ehu ridge and Mount Olomana. The area identified for
expansion was determined based on topography, relationship to the existing commercial
area, and usable land configuration.

Access to this site would continue to be from a right-turn in, right-turn out movement
only from Kailua Road.

The following table summarizes the parties involved in the proposed development and
their roles. The commercial area will be contiguous to but not part of the lifecare
center. Although the community center will be developed by the developers of the
lifecare center, it will be available for use by the entire Kailua community.

Elderly Affordable Housing

Developer: Episcopal Homes of Hawaii, Inc.
Manager: Episcopal Homes of Hawaii, Inc.
User: Low-income elderly on rental basis
Community Center

Developer: Episcopal Homes of Hawaii, Inc.
Manager: Episcopal Homes of Hawaii, Inc.
User: Kailua community

Commercial Area

Developer: Castle Estate/undecided
Manager: Kaneohe Ranch

User: Kailua community

2.7 Project Rationale

The percent of the state's 55 years and older population has increased from 17% in
1980 to almost 20% in 1989 (U.S. Bureau of the Census, Current Population Reports,
Population Estimates and Projections, Series P-25, No. 1058, March 1990). "It is
estimated to grow to nearly 25% by 2010. The State's over-60 population is growing
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2-1/2 times faster than the national average (State of Hawaii, Executive Office on
Aging, Long-Term Care Plan for Hawaii's Older Adults). This anticipated growth will
result in the need for a range of housing types and services for seniors, from low-
income to high-income.

ifi nter

While many seniors prefer to remain in their own homes as they age, some will not be
capable of maintaining a larger home, or do not desire to do so. Some may opt for
condominium living, but this option does not provide for the long-term health care that
some seniors will require. The Human Services Functional Plan articulates one of the
long-term care problems faced by seniors as follows:

“Traditionally, the system has encouraged impoverishment in order to pay for or
acquire long-term care services.

Wealthy families are able to absorb the large out-of-pocket costs for long-term
care. Some poor are able to access needed services by qualifying for Medicaid.
Rut those in the middle must deplete savings of a lifetime in order to afford care.
To be eligible for Medicaid, individuals must either already be categorically
eligible for welfare assistance or must 'spend down' their income and deplete
their assets to meet the State's eligibility standard.

There is a need to find ways of assisting this gap group in accessing needed
services without impoverishment.”

The proposed lifecare facility would meet the needs of this group, who may be middle-
income homeowning seniors, by providing long-term care security, while at the same
time preserving an independent lifestyle.

While senior care projects exist on Qahu, only one existing facility, the 245-unit
Arcadia, approximates the scope of services planned to be offered by the tproposed
lifecare facility. The Arcadia, however, does not offer important elements of medical
care included in the lifecare facility. Pre-sale activity for the proposed Hale O Malia
lifecare community in Waialae-Kahala indicates a large potential market for a facility of
this type. Within seven months, the facility was over 100% pre-sold; 95% of the units
being sold to local residents and 3% to past residents who wished to return to Hawaii.
The development group for Hale O Malia is also developing the Kailua Gateway
facility. The proposed Kailua Gateway lifecare community will have a lower rate
struiture than the Waialae-Kahala lifecare community, due to its location and target
market,

The proposed lifecare community will not only contribute to meeting a previously
under-addressed need for appropriate senior housing designed to meet the housing,
recreation and health care requirements of this special population, but also indirectly
contribute to the overall housing supply by making the dwellings previously occupied
by the lifecare residents available to the general community.

Elderly Affordable Housing

At the other end of the continuum are the low-income seniors who qualify for
government housing subsidies. They are generally on fixed incomes, and may have
little or no assets. The competitive affordable rental market in Hawaii makes 1t even
more difficult for this group to secure adequate housing.
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The proposed elderly affordable housing project will address the housing needs of this
group.

Community Center

The proposed community center will serve another group of seniors; the frail elderly
living with and cared for by family members. Senior day care facilities provide respite

service for the caregivers or supervision for the elderly while they work, and at the
same time provide social and health needs to the elderly.

Commercial Area Expansion

The additional one acre which is proposed for redesignation from Preservation to
Commercial is presently being used for commercial purposes, and there is no
anticipated increase in the commercial use of the property. Therefore, there should be
no impact to existing commercial uses or commercial space absorption rates in the
Kailua area. The expansion and improvement of the commercial area are being
proposed in order to redevelop the property into more aesthetic and complementary
uses befitting of the entrance to Kailua. Existing use, topography, and land
configuration are the primary rationale for the expansion.

2.8 Project Phasing and Costs

Upon resubdivision of the four parcels involved into two wetland and two upland
parcels, the wetland parcels will be conveyed to Ducks Unlimited. A subdivision
application has been submitted for the mauka section to the Department of Land
Utilization, and is pending approval; a subdivision application for the makai section is
pending submittal. Ducks Unlimited would restore the wetlands and transfer the
property to the State Department of Land and Natural Resources.

Upon obtaining the necessary governmental approvals, site construction will begin,
with building construction estimated to be completed m 18 to 24 months. The
necessary govemment approvals could be obtained by the end of 1994, with
construction beginning in mid-1995 and delivery in late-1996. The elderly affordable
housing could be constructed earlier, as the site lies within the Urban district and would
not require a State Land Use District Boundary Amendment.

The approximate timetable of the application for the various permits required by the
development as follows.

Development Plan Land Use Map Amendment in progress
State Land Use Boundary Amendment summer 1992
Zone Change 1993
Special Management Area Permit 1993
Conditional Use Permit 1994
Subdivision Application 1594
Building Permit 1994

Total construction costs for the lifecare facility, elderly affordable housing, and
community center are estimated at $100 miilion in 1992 dollars. This does not include
construction of the commercial area expansion. No estimate for this component is
available at this time.
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2.9 Use of Public Funds or Lands

The proposed development will not use any public lands. Public funds may be used in
the development of the elderly affordable housing on the makai triangular parcel, in
which case the developer wouid comply with the appropriate conditions of the funding
program.

The lifecare center is planned as a non-profit facility to be built with tax-exempt special
purpose revenue bonds authorized by the State of Hawaii. The project will rely on the

application of payments from Social Security, Medicare and other health insurance
programs to help support the operational costs of the lifecare concept.
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. RELATIONSHIP OF THE PROPOSED PROJECT TO EXISTING PUBLIC
PLANS, POLICIES AND CONTROLS

3.1. Federal
1. A f Engineers Repul rmi

The U.S. Army Corps of Engineers has 2 Memorandum of Agreement with the U.S.
Environmental Protection Agency stressing a hierarchical approach to wetland planning.
First, it must be demonstrated that there are no practicable alternatives to avoid any fill in
the wetland. If the avoidance is overcome, it must be demonstrated that the fill has been
minimized. The legal presumption that there is an environmentally less
alternative to the fill must be overcome. Once this is done, mitigation can be discussed.,
The emphasis in this process is on preserving wetland values for projects that do not have
a basic water dependent purpose.

The project is intended to comply with the Corps of Engineers' policy of *no net loss" of
wetlands, A field survey was completed by the Corps of Engineers Operations Division
in 1991 in which the boundaries of the wetlands occurring on the 97-acre project site
were delineated. The area of application for DP Land Use amendment excludes any area
identified as wetlands by the Corps of Engineers.

A Department of the Army permit would be required if there is any grading or placement
of fill in the wetland or Kawainui Stream, as well as any construction in the stream. A
Jurisdictional determination will be made when development plans are submitted to the
Operations Division for review.

2.  Coast Guard Bridge Permit

Any individual, partnership, corporation, or local, state, or federal legislative body,
agency, or authority planning to construct or modify a bridge or causeway across a
navigable waterway of the United States must submit an application for a Coast Guard
permit according to The General Bridge Act of 1946, as amended, and the Rivers and
Harbors Act of 1899, as amended.

For Coast Guard bridge permitting purposes, a navigable waterway is defined as follows:

1. Any waterway which is subject to the ebb and flow of the tide; or

2. Any waterway which is presently used and or is susceptible to use in its natural
condition, or by reasonable improvement, as a means to transport interstate or
foreign commerce.

The vehicular and pedestrian bridge across the wetlands and Kawainui Stream from the
project area to Hamakua Drive may require a Coast Guard bridge permit. The Coast
Guard Aids to Navigation Branch will make a determination of the navigability of the
stream and decide what degree of permitting would be required after zoning issues are
resolved and the project moves into a more specific level of planning.

3. n T ies Act of 197 n A

The issuances of Department of the Army and Coast Guard Bridge permits will require
consultation with the USFWS under Section 7 of the Act if the proposed action may
affect listed species. Through this consultation, the USFWS will prepare a Biological
Opinion for the federal action agency which will determine whether the proposed federal
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and interdependent actions will jeopardize the continued existence of endangered species
or result in the destruction or adverse modification of critical habitat.

The Biological Opinion may also include an incidental take statement and reasonable and
prudent measures to minimize the taking of endangered species under Section 9 of the
Act. Section 9 of the Act prohibits the taking (harm, harass, pursue, hunt, shoot, wound,
kill, trap, capture or collect, or attempt to engage in any such conduct) of listed species
without special authorization. Harm is defined to include significant habitat modification
or degradation that results in death or injury to listed species by significantly impairing
behavioral patterns such as breeding, feeding or sheltering. Harass means an intentional
act or negligent act or omission which creates the likelihood of injury to wildlife by
annoying it to such an extent as to significantly disrupt normal behavioral patterns which

include, but are not limited to, breeding, feeding or sheltering.

The construction and operation of the proposed development may result in the taking of
endangered Hawaiian waterbirds through harm or harassment. The taking of endangered
species may be authorized by the incorporation into the appropriate federal permit of the
mandatory terms and conditions developed by the USFWS in the incidental take
statement. In the case that a federal action is not necessary, the taking of endangered
species on private lands would require authorization under Section 10 of the Act. The
Section 10 permit would authorize the taking of endangered species provided the
applicant institutes appropriate conservation measures for habitat maintenance,
enhancement, and protection coincident with the development. The development of a
habitat conservation plan for a Section 10 permit is designed to reduce conflicts between
endangered species and private development. The issuance of the Section 10 permit
;eqluirei compliance by the USFWS with the provisions of the National Environmental
olicy Act.

3.2 State
1. waii Plan

The Hawaii State Plan (Chapter 226, Hawaii Revised Statutes, as amended) establishes a

set of guidelines for the statewide planning system, and provides the overall theme, goals,

tsabjectives, policies, and priority guidelines. The following describes the purpose of the
tate Plan.

*...[it] shall serve as a guide for the future long-range development of the State;
identify the goals, objectives, policies, and priorities for the State; provide a basis
for determining priorities and human resources, land, energy, water, and other
resources; improve coordination of federal, state, and county plans, policies,
programs, projects, and regulatory activities; and to establish a system for plan
formulation and program coordination to provide for an integration of all major
state and county activities” (Chapter 226-1: Findings and Purpose, HRS).

The following section analyzes the proposed project with respect to relevant State Plan
goals, objectives and policies.

ion 226-11 Physical Environment - - horelin i .
State Plan objectives for this area include (1) "prudent use of Hawaii's land-based,
shoreline, and marine resources” (Section 226-11(a)(1)) and (2) "effective protection of
Hawaii's unique and fragile environmental resources” (Section 226-(a)(2)). To achieve
these objectives, it is the policy of the State to "take into account the physical attributes of
areas when planning and designing activities and facilities® (Section 226-11(b)(3)),
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"manage natural resources and environs to encourage their beneficial and multiple use
without generating costly or irreparable environmental damage” (Section 226-11(b)(4)),
"encourage the protection of rare or endangered plant and animal species and habitats
native to Hawaii" (Section 226-11(b)(6), and "promote increased accessibility and

prudent use of inland and shoreline areas for public recreational, educational, and
scientific purposes” (Section 226-11(b)(9)).

As a part of the proposed project, the wetland improvements will support the objectives
stated above and adhere to the relevant policies by providing an enhanced wetland habitat
and protection from predators for the four endangered endemic species of waterbirds
found on the property. The educational value of the wetlands will also be enhanced via
the proposed interpretive displays associated with the improvements. In a preliminary
agreement, maintenance of the improved wetlands will be managed by the State, thereby
insuring the long term protection of the wetlands. The proposed plan includes a 50-foot
wide buffer area between the wetland mauka boundary and the urban development to
provide an auditory and visual screen for the waterbirds. The structures will be in
conformance with the densities and height limits of the DP land use designation being
sought, and will not impair the views of the upper Puu O Ehu slopes or Mount Olomana.

Section 226-18 Facility Systems - Energy/Telecommunications. One objective of the
State Plan in this area is "increased energy self-sufficiency” (Section 226-18(a)(1)). To
achieve the energy objectives, it is a policy of the State to "promote prudent use of power
and fuel supplies through conservation measures including education and energy-efficient
practices and technologies."

The proposed project will employ energy conservation measures such as the use of
dimming, selection of energy efficient light sources, and use of photocells or automatic
timing devices to turn off lights when not needed. Where feasible, lights and motors will
be energized at higher voltages to minimize line losses, Capacitors will be applied at
VAR producing loads to improve voltage regulation and distribution efficiency.

Section 226-19 Socio-Cultural Advancement - Housing. Relevant objectives of the State
Plan in this area are (1) "to provide greater opportunities for Hawaii's people to secure
reasonably priced, safe, sanitary, livable homes located in suitable environments that
satisfactorily accommodate the needs and desires of families and individuals” (Section
226-19(a)(1)); and (2) "the orderly development of residential areas semsitive to
community needs and other land uses” (Section 226-19(2)(2)). In order to achieve these
housing objectives, it is a State policy to "stimulate and promote feasible approaches that
increase housing choices for low-income, moderate income, and gap-group households”
(Section 226-19(b)(2)); "promote design and location of housing developments taking into
account the physical setting, accessibility to public facilities and services, and other
concerns of existing communities and surrounding areas" (Section 226-19(b)(5)); and
nfacilitate the use of available vacant, developable, and underutilized urban lands for
housing” (Section 226-19(0)(6)).

The proposed project will contribute about 400 units of senior housing; 70 affordable
units and 333 lifecare units. The project will also provide 60 skilled nursing beds to
alleviate the projected statewide shortfall of 1,000 long term care beds in the year 2000
(State Health Planning and Development Agency, March 1991). The design of the
development works around the physical constraints (steep slopes, wetlands) of the site.
The site is accessible to existing public facilities and services in the adjacent urban
development of Kailua town. The portion of the site proposed for low-income elderly
housing is already in the State Land Use Urban District, as is about 13 acres of the site
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proposed for the lifecare facility. Both areas are currently vacant, developable and
underutilized.

ion 226-2 i ltural Advancement - Health. Relevant State Plan objectives in
this area include the "fulfillment of basic individual health needs of the general public”
(Section 226-20(2)(1)). A policy supporting this objective is to "encourage improved
cooperation among public and private sectors in the provision of health care to
accommodate the total health needs of individuals throughout the State® (Section 226-

®2)).

The proposed project will provide a facility and system designed to care for the lifetime
health care needs of its senior residents. The financing of the project will entail
cooperation between the private sector (in this case, a non-profit entity) and the State in
the form of a tax-exempt bond issue authorized by the State Legislature.

Section 226-22 Socio-Cultural Advancement - Social Services. One State Plan objective
in this area, which pertains to the proposed project, is "the achievement of improved
public and private social services and activities that enable individuals, families, and
groups to become more self-reliant and confident to improve their well-being” (Section
226-22(a)). To achieve this objective, it is the policy of the State to: "promote
coordination and integrative approaches among public and private agencies and programs
to jointly address social problems that will enable individuals, families, and groups to
deal effectively with social problems and to enhance their participation in society"
(Section 226-22(b)(2)) and "promote alternatives to institutional care in the provision of
long-term care for the elderly and disabled populaticns” (Section 226-22(b)(4)).

The low-income elderly population will be served by the project's proposed affordable
housing component. Proximity to the public services and urban development in Kailua
will enable this population to continue, as long as possible, independent activities and
self-sufficiency. The lifecare facility also proposed for the project is an alternative to the
present facilities for the elderly in Hawaii. Residents will be able to remain in an
independent living arrangement as long as it is prudent, while being assured lifetime
personal and medical care when and if those needs arise.

ion 226-23 Socio-Cultural Advancement - Leisure. The objective of the State in this
area states that "planning for the State's socio-cultural advancement with regard to leisure
shall be directed towards the achievement of the objective of the adequate provision of
resources to accommodate diverse cultural, artistic, and recreational needs for present and
future generations™ (Section 226-23(a)). To achieve this objective, State policies include
promoting "the recreational and educational potential of natural resources having scenic,
open space, cultural, historical, geological, or biological values while ensuring that their
inherent values are preserved” (Section 226-23(b)(4)).

The primary natural resource on the project site is the wetland habitat. The project
proposes improvements to the wetlands by a third-party non-profit entity, with the land
eventually being transferred to the State for maintenance in perpetuity. The proposed
improvements and interpretive displays will foster a more valuable environment for the
waterbirds currently found on the site as well as afford the public opportunities to view
endangered species in a natural habitat.

2. nctignal Pl

The Hawaii State Plan directs the appropriate State agencies to prepare functional plans
for their respective program areas including: agriculture, transportation, conservation
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lands, housing, tourism, historic preservation, energy, recreation, education, higher
education and health. The State Functional Plans serve as the primary implementing
vehicle for the goals, objectives and policies of the Hawaii State Plan.

The plans set forth "...the policies, statewide guidelines, and priorities within a specific
field of activity, when such activity or program is proposed, administered, or funded by
an agency of the State” (Section 226-2 [10] Hawaii Revised Statutes). Each functional
plan contains objectives to be achieved and policies to be pursued within the ified
areas. “...[S]uch policies shall address major programs and the location of major
facilities™ (Section 226-57 (b) HRS).

The State Functional Plans have been adopted by the Hawaii State Legislature. The State
Plan mandates that these plans "...shall be taken into consideration in amending the
county general plans (Section 226-52 (2)(3) HRS)." The applicable functional plans have
been reviewed and are discussed below.

m rvices Functional Plan. The State Human Services Functional Plan was
prepared by the Department of Human Services and identifies elderly care as one of four
priority issues. The plan notes in its supporting narrative the need to assist "gap group”
elderly who cannot afford out-of-pocket costs for long-term care but who also do not
qualify for public assistance. The plan also recognizes the need for "more elder housing,
especially projects that take into consideration age cohort developmental needs, social
needs, personal needs, health needs, etc.”

The lifecare facility will be affordable to middle-income homeowning seniors, and
provide an environment supportive of their social, intellectual, recreational, and physical
needs. The proximity to the Kailua commercial and business district as well as to public
transportation facilities will enable the project's residents to continue an independent
lifestyle, contributing to the life of the Kailua community.

ing Functi . Expanding rental opportunities for the elderly and other
special need groups is one of the six issue areas addressed in the State Housing Functional
Plan, prepared by the Housing Finance and Development Corporation. One objective in
this issue area is the "increased development of rental housing units for the elderly and
other special need groups to afford them an equal access to housing."

The proposed project will increase the supply of affordable rental housing, specifically
targeted for the elderly.

tate Recreation Functional Plan. Wetland protection and management is one of six issue
areas addressed in the Draft State Recreation Functional Plan (1990), prepared by the
Department of Land and Natural Resources. An objective of the plan with respect to this
issue area is to assure the protection of the most valuable wetlands in the state through
acquisition and management.

The wetland found on the subject property is not listed as a top-priority wetland by the
State (although it is viewed by conservation groups as a part of the entire Kawainui
Marsh ecosystem) and thus is not likely to receive funding for fee acquisition., It was
identified as a wetland of secon importance in the Kawai Nui Management Plan, The
proposed project would make available to the State an improved wetland habitat, which
already supports four endangered native waterbirds,

State _Conservation Lands Functional Plan. The Draft State Conservation Lands
Functional Plan (1990), also prepared by the Department of Land and Natural Resources,
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has as one objective the protection of fragile or rare natural resources. This plan also
advocates the protection of top-priority wetlands through fee acquisition or other
arrangements.

The proposed transfer of ownership of the improved wetlands to the State will guarantee
their continued maintenance and protection.

3. Lan Law

All lands in the State have been classified in one of four land use districts, (Urban, Rural,
Agricultural, and Conservation) by the State Land Use Commission, pursuant to Chapter
205, HRS. Approximately 13 acres of the area of application are in the Urban District,
while the remaining 20 acres are in the Conservation District (Figure 7). The 27 acres
designated as wetlands are in the Urban District. A State Land Use District Boundary
Amendment will be sought to transfer approximately 20 acres presently in the
Conservation District to the Urban District and 27 acres of wetlands now in the Urban
District to the Conservation District. When this action is complete, there will be a net
increase of 7 acres in the Conservation District.

4, nvironmental Im n

Section 343-5 (a)(6), HRS notes that the provisions of Chapter 343 apply to "any
amendment to existing county general plans where the amendment would result in
designations other than agriculture, conservation, or preservation...."

A State Attorney General opinion (Opinion N. 85-30) has broadened the scope of the
definition of county general plans to include "...non-county initiated actions which
propose amendment or change to a county's planning documents, however denominated,
as development plans or otherwise, and which would result in a designation other than
agriculture, conservation or preservation."”

The action requested by this application will result in an amendment to the Koolaupoko
DP Land Use Map from the Preservation designation to the Commercial and Medium
Density Apartment designations.

By letter to the Office of Environmental Quality Contro! dated October 18, 1991, the
Department of General Planning (accepting authority) determined that the proposed
development may have a significant impact on the environment. Notice of this
determination was published in the November 8, 1991 OEQC Bulletin. This began a 30-
day public comment period which ended on December 8, 1991.

The applicant filed a revised application for DP amendment with DGP, as there have
been changes in the area of application and development program. The changes involve
an increase in the area proposed for DP amendment from 21 acres to 33 acres; 32 acres
from the Preservation DP designation to Medium-Density Apartment (MDA) and 1 acre
from Preservation to Commercial.

As was the case with the original application, DGP determined that the revised DP
amendment request required the preparation of an EIS pursuant to Chapter 343 HRS.
Notice of this determination was published in the January 23, 1992 QEQC Bulletin. This
began a 30-day public comment period, which ended on February 22, 1992.
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Notice of the draft EIS was published in the March 8, 1992 QEQC Bulletin. This began
a 45-day comment period which ended on April 22, 1992, This EIS was prepared
pursuant to Chapter 343 HRS.

5.  State Water Code

Chapter 174C, HRS, also known as the State Water Code, requires a Stream Channel
Alteration Permit (SCAP) for any action resulting in the construction or alteration of a
stream diversion works. Although the proposed project will not alter the alignment of
Kawainui Stream, the proposed access bridge opposite Hekili Street may be subject to a
SCAP, issued by the Commission on Water Resource Management, Department of Land
and Natural Resources.

6. mprehensive Master Plan for the Elderly and Long Term Care Plan for Hawaii's
Qlder Adults

T

Policy statements contained in these plans, published by the Executive Office on Aging,
include the following.

Policies must:

o  be client-centered and family supportive;

o  assure dignity, self-determination, and independence to the maximum extent
possible for all older persons;

o  prevent and/or delay the need for institutional care; and

o  promote partnerships within and among the public and the private sectors and elder
consumers and their families.

The concept behind the proposed lifecare center supports these goals by providing an
environment that promotes an independent lifestyle for its residents, social interaction
with other residents and with the community at large, delays institutionalization by
providing recuperative and personal care only as needed, and allows older persons and
their families to take the initiative in planning for their long-term care needs, with the
guarantee of lifetime shelter and medical care despite possible changes in their financial

conditions.

7.  State Department of Health

A Section 401 Water Quality Certification may be required from the Department of
Health if a DA permit (either individual, regional general or nationwide) is required.

Since the subject project involves land disturbance of five (5) acres or more, stormwater
runoff will likely be regulated under Section 402 of the Clean Water Act through the
National Pollutant Discharge Elimination System permit program administered through
the Department of Health.

8.  Resource Management Plan for Kawainui Marsh

This plan was produced by the Kawainui Marsh Technical and Policy Advisory
Committee, Hawaii Coastal Zone Management Program, Department of Planning and
Economic Development of the State of Hawaii in March 1983. The overall function of
the plan was to “characterize and manage the primary area of the Marsh and where
appropriate, the secondary area, as a natural heritage area which is to be acquired, zoned,
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and utilized for its intrinsic recreational, cultural/archaeological, religious, educational,
open space, wildlife and economic values.”

The policies of the Kawainui Marsh Resource Management Plan apply principally to the
primary area, which is bounded by Kapaa Quarry Road on the west and north, Oneawa
Channel on the east, and Kailua Road (from the bridge crossing the canal to its junction
with Kapaa Quarry Road) on the south. The project area is located within the secondary
area, within the Kawainui Watershed. The following discussion addresses the objectives
which specifically refer to the secondary area.

Cultural Resources

Objective: ~ "Protect and preserve identified historic and pre-historic sites and districts
within the primary and secondary areas which are listed or eligible for listing on the
National and State registers."

Discussion:  The phase II of the archaeological survey, as described above, will assess
the significance of the four sites identified in the first phase, according to existing federal
and state criteria.

Objective:  "Identify, enhance, and preserve aesthetic _qualities of the primary and
secondary areas, including vistas, view planes and site-specific features and elements. "

Discussion:  The project will alter the view of the Puu O Ehu hillside, when viewed
from portions of Hamakua Drive and at the appreach to the intersection of Hamakua
Drive from Kailua Road. The project will not affect any views of Kawainui Marsh,

3.3 City
L. neral Pl

The General Plan for the City and County of Honolulu (adopted 1977) was amended by
the City Council in 1987. The Plan is a statement of the long-range social, economic,
environmental and design objectives for the general welfare and prosperity of the people
of Oahu. The Plan is also a statement of broad policies which facilitate the attainment of
the objectives of the plan.

A Population policy of the General Plan is to manage physical growth and development

in the urban-fringe and rural areas so that their population densities are consistent with

(tlllelcharag;er of the development and environmental qualities desired for such areas
olicy C3).

The project will result in an estimated 650 additional residents in the Koolaupoko
District. According to the Department of General Planning's Devel

Review (September 1, 1991), the Year 2010 Population Capacity for the Koolaupoko
District (121,300) is slightly under the maximum population allowed by the General Plan
for the Year 2010 (121,900). The addition of the estimated 650 residents associated with
the proposed Kailua Gateway development would result in the total Koolaupoko District
population exceeding the Year 2010 population guideline by 50 persons, or 0.04%.

Despite its contribution to the Koolaupoko population exceeding General Plan population

guidelines by an estimated 0.04%, the project responds to and supports other General
Plan objectives and policies. These, as discussed below, include the provision of
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affordable housing, special needs housing for the elderly, and the protection of the natural
environment.

The proposed project will support the following General Plan policies.

Housing
Objective A, Policy 12: Encourage the production and maintenance of
affordable rental housing.

Discussion:  The elderly affordable housing component of the proposed
development will provide 70 rental units to be made available to low income
seniors, whose eligibility will be determined by federal or city income limit
guidelines. .

Objective A, Policy 13: Encourage the provision of affordable housing designed
Jor the elderly and the handicapped,

Discussion: The proposed lifecare facility will provide both housing and health
care for its residents, which is guaranteed to continue throughout the individual's
life. This growing segment of the population has special housing and health care
needs, both of which will be addressed by the lifecare program and facility.

Health and Fducation
Objective A, Policy 1: Encourage the provision of health-care fucilities thar are
accessible 1o both employment and residensial centers.

Discussion: The proposed lifecare facility includes personal care and skilled nursing
components located on-site. The project site is located near the Kailua business
district as well as neighboring residential subdivisions, of both single-family and
apartment dwelling types.

Natural Environment

~ Objective A, Policy 8: Protect plants, birds, and other animals that are unique
1o the State of Hawaii and the Island of Oahu.

Discussion: The wetland improvements proposed by the project will provide a
more protected and valuable habitat for the four species of endangered Hawaiian
birds now found in the wetlands,

Objective B, Policy 4: Provide opportunities for recreational and educational
use and physical contact with Oahu's natural environment.

Discussion: The proximity of the wetland habitat to Kailua Town will provide an
opportunity for observation by the public, while at the same time being protected

2. velopment Pl

The City and County of Honolulu's Development Plan (DP) program provides a
relatively detailed framework for implementing General Plan objectives and policies on
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an area-wide basis. A total of eight DP areas have been established on Oahu. The
Koolaupoko DP area encompasses the area from Waimanalo to Kualoa.

The DP Ordinances consist of four elements: Common Provisions (applicable for all DP
regions), and Special Provisions, DP Land Use Maps and DP Public Facilities Maps (for
each DP region).

a. Common Provisions

Section 3 of the DP Common Provisions describes the various land use categories found
within each of the eight DP regions. The Medium-Density Apartment designation
requested for the site is described below:

"Except as otherwise specified in the special provisions of each development plan,
medium-density apartment areas are for mid-rise, medium-density multi-family
residential structures.”

The proposed lifecare and affordable elderly housing projects will introduce a residential
use at a density consistent with the DP Medium-Density Apartment designation. The
community center would be considered an accessory use to the residential developments.

A description of the Commercial designation follows:

"Except as otherwise specified in the special provisions of each development plan,
commercial areas are principally for business or commercial activities, in contrast
to other types of economic activities. Limited accessory uses may also be permitted
but only on the same lot and not as a principal use.”

The proposed commercial area expansion would require 2 DP Commercial designation.

Section 32-1.10 of the DP Common Provisions contains a set of social impact factors
which are used in evaluating any proposed development as they pertain to the objectives
of the general plan. The following summarizes these impacts.

Demographic. The project will increase the residential population of Koolaupoko by
about 650 persons (including residents of the personal care and skilied nursing facilities).
It will not have an impact on the visitor population to the area. The project is being
designed to be compatible with the neighboring residential uses. The senior residents,
many of whom will be from the Koolaupoko district, will likely play active roles in the
co?mtanity and will be compatible with both the neighboring subdivisions and the
wetlands.

Economic. Construction and operation of the project will provide additional employment
in a variety of fields in the Koolaupoko District. The project will also generate public
revenues in the form of increased general excise and income taxes as the new residents
patronize local retail and service establishments.

Housing. The project will increase the inventory and options for senior housing. As the
older adults move out of their larger homes, these dwellings will increase the overall
housing inventory on Oahu. The affordable rental component of the project will provide
70 housing units for low-income elderly.

II-11



Public Services. The proposed project will provide new medical facilities for the elderly
and will not have a negative impact on educational, recreational, police and fire
protection, and public utilities facilities.

Physical Environment. When completed, the lifecare center will impair views of the
lower Puu O Ehu hillside in some places, although the views of the ridgeline and Mount
Olomana will remain unobstructed. Building structures will occupy 21 percent of the
area of application or 7 percent of the entire project area. The design of the development
will be compatible with the existing architecture and blend with its natural surroundings.
The wetland improvements will enhance the educational and visual value of the existing
wetland habitat.

b.  Special Provisions

The DP Special Provisions for Koolaupoko set forth urban design considerations for
development within the district for open space and public views specifying that the
"visibility, preservation, enhancement and accessibility of open space areas as defined in
Section 32-1.4 of the development plan common provisions shall be given high priority in
the design of adjacent and nearby developments in Koolaupoko. These areas include, but
are not limited to the Koolau ridges, Kawainui Marsh, Mokolii Island, Mt. Olomana,
Heeia Fishpond, Molii Pond, Puu O Kona, Puu Lanipo, Makapuu Point, Kahaluu
Fisahpond (Kahouna), Puu O Hule Hule, Puu O Ehu, (emphasis added) and Kaiwa
Ridge."

A discussion of the heights of the proposed structures in relation to the hillside, as well as
information on footprint coverage of the structures can be found in Section 4.9. A
preliminary perspective drawing (to scale) showing the heights of the proposed structures
in relation to the hillside is included as Figure 16 in_ Section 4.9. As shown in the
perspectives, portions of the lower one-third of the hillside will be obstructed by the
buildings. A ridge in the northemn sector of the property will remain unobscured by the
development as will a ridge near the center of the property.

Section 32-6.2(a)(1) of the Special Provisions for Koolaupoko (Specific Urban Design
Considerations) states that the "visibility, preservation, enhancement and accessibility of
open space areas as defined in Section 32-1.4 of the development plan common
provisions shall be given high priority in the design of adjacent and nearby developments
in Koolaupoko. These areas include...Puu O Ehu...". The applicant recognizes the open
space value of Puu O Ehu and is committed to designing the development to minimize
visual and scenic impacts and the loss of open space. The structures will be clustered and
generally located in the iower third of two sectors of the property. Heavy landscaping
with complementary vegetation will be included in the development.

Section 32-6.2(a)(2), Public Views, states that “panoramic views of the Pali and views of
Puu O Ehu ridge and Olomana from Kaelepulu Pond area” are important public views
and shall be protected whenever possible. The proposed development will not impact
panoramic views of the Pali and views of Puu O Ehu ridge or Olomana from the
Kaelepulu Pond area. In most areas around Kaelepulu Pond, only the west (mauka) side
of Puu O Ehu is visible. When the east (makai) side is visible, only the southern portion
of the hillside can be seen, and the surrounding residential developments and landscaping
obscure at least the lower one-half of the hiliside. The proposed development along the
southern portion of the application area will not be visible from the Kaelepulu Pond area,
as the structures will be located along the lower one-third of the hillside.
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Open space will continue to exist between the development and the industrial area along
Hamakua Drive, in the form of the protected wetlands.

¢. Land Use Map

The entire project area is designated Preservation on the DP Land Use Map for
Koolaupoko (Figure 8). This applica jon to amend the Koolaupoko DP Land Use Map
requests that the area of application, consisting of 33 acres, be designated Medium-
Density Apartment and Commercial (Figure 9).

The subject parcel currently has a Development Plan "Preservation” designation. The
Development Plan Common Provisions (Section 32-1.3(11)) describes the types of lands
included in preservation areas. The following is a partial list of preservation area land
characteristics, as described in the Common Provisions. Some of these characteristics are
applicable to the subject parcel. The development proposal recognizes the environmental
constraints and offers measures which will mitigate, as much as feasible, impacts that
may change the land's usefulness in carrying out the objectives of the preservation
designation. These proposed mitigation measures and rationale follow each land type

item.

Section 32-1.3(11)(A) Lands necessary for protecting watersheds, water
resources and water supplies.

Discussion: The water quality assessmeat for the project concluded that the
additional runoff from the proposed development will not have a significant
impact on the water quality of Kawainui Stream, and will not negatively impact
Kailua Bay or the nearshore marine environment. The water in Kawainui Stream
is not currently used for either potable or irrigation purposes.

Section 32-1.3(11)(B) Lands necessary for the conservation, preservaiion and
enhancement of sites with scenic, historic, archaeological or ecologic significance.

Section 32-1.3(11)(G) Lands with general slopes of 20 percent or more which
provide for open space amenities and/or scenic values.

Discussion: The project will obscure portions of the lower slopes of Puu O Ehu
as seen from some sections of Hamakua Drive. However, the applicant is
committed to designing the project to preserve as much open space and views of

Puu O Ehu as is feasible, as well as to incorporate design elements, construction
materials and landscaping compatible with its surroundings.

Section 32-1.3(11)(C) Lands necessary for providing and preserving park lands,

wilderness and beach reserves, and for conserving natural ecosystems of endemic
planzs, fish and wildlife, for forestry, and other related activities to these uses.

Discussion: Because the project site is adjacent to the wetland habitat, the applicant has
been in consultation with the Ducks Unlimited, a non-profit organization that will
restore the wetlands and create a permanent plan for its management and
protection. The applicant has agreed to provide a buffer area between the urban
development and the wetland based on discussions with Ducks Unlimited. The
design of the project reflects a conscientious attempt to minimize potential impacts
to the wetlands. Such design elements include locating entry roads at the extreme
south end of the parcel and at the north end of the parcel over a section of the
wetlands which predominantly supports upland vegetation uncharacteristic of
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wetland habitat. Proposed mitigation measures for the bridge roadway include
solid railing walls to decrease light and sound transmission.

d. Public Facilities Map

The DP Public Facilites Map for Koolaupoko (shown in Figure 8) indicates
improvements to the Kawainui Marsh flood control levee programmed within the next six
years. The area across Kailuz Road from the project site 1s programmed as a park within
the next six years. According to the Department of Land and Natural Resources,
Division of Forestry and Wildlife, the State plans to develop a portion of the site as a
wildlife sanc and a portion as an interpretive center. A DP Public Facilities Map
amendment would be required to show any roadway improvements resulting from the
proposed project.

e. Department of Public Works/Department of Transportation Services Street
Widening Plan

The City and County Departments of Public Works (DPW) and Transportation Services
(DTS) have a street widening plan which indicates that Hamakua Drive, from Kailua
Road and for a distance of approximately 800 feet to the east, shall be widened to an 80-
foot right-of-way, with all of the additional width on the south side. The widening will
include 20 to 24 feet of pavement and 8 feet of sidewalk. This widening would have
impacts to the stream and wetlands since the existing top of the stream bank is only about
12 feet from the existing curb. Because of the proximity to Kawainui Stream, the
developer will consult with DTS to determine the most desirable solution with respect to
both the impacts to the stream and accommodation of projected traffic volumes.

3. rdin

Under the City and County of Honolulu Land Use Ordinance, the area of application is
zoned P-1 Restricted Preservation and P-2 General Preservation (Figure 10). Ubpon
approval of this application, rezoning of the area to be consistent with the requested
Koolaupoko DP Land Use Map amendment will be sought.

4, igl M. ment Ar

The entire project area is located within the Special Management Area (SMA), as shown
in Figure 7, and therefore the proposed development will require a Special Management
Area Use Permit (SMP) from the City and County of Honolulu after approval of a zone
change request.

The Department of Land Utilization (DLU) has recently proposed amendments to the
City's Special Management Area Ordinance. These amendments are intended to provide
landowners with special regulations regarding development within or in close proximity
to wetlands within the Special Management Area.

In the amendments, DLU proposed to the City Council that "wetlands” shall be defined
on the basis of the definition found in the publication "Classification of Wetlands and
Deepwater Habitats of the United States” (Cowardin et al, 1979). The National Wetlands
Inventory Maps, prepared by the U.S. Fish and Wildlife Service (USFWS), reflect the
USFWS's interpretation of this document, based on aerial photography. Figure 11 shows
two wetland boundaries: (1) based on both the National Wetlands Inventory Maps and (2)
a delineation made by the U.S. Army Corps of Engineers in 1991. If the proposed
amendments are accepted, a field survey identifying the wetlands will be required as part
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of the SMA application. The specific determination of the exact location and boundaries
of the wetlands with respect to the SMA Permitting process will be determined by the
DLU.

5. k Dedication inance No. 4621

According to this ordinance, the City requires that prior to approval of a subdivision by
the Director of Land Utilization or issuance of a building permit for multiple family
development by the Building Department, every subdivider shall provide land in
perpetuity or dedicate land for park and playground purposes.

The project will be designed to include active and passive recreation areas and facilities.
These private park facilities will be used to comply with the Park Dedication Ordinance
requirements. According to the Department of Parks and Recreation, the anticipated
project population would not overtax the existing park and recreational areas in Kailua.
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CHAPTER IV ASSESSMENT OF EXISTING CONDITIONS AND FROBABLE
IMPACTS: PHYSICAL ENVIRONMENT

4.1 Climate

The climate of the Kailua area is very much affected by its windward and coastal
situation. Trade winds from the east or northeast are unobstructed and provide good
ventilation most of the time. When the larger scale trade winds or Kona winds are
weak or absent, small scale landbreeze-seabreeze and/or mountain-induced circulations
may develop. Wind speeds predominantly range between about 10 and 25 miles per
hour, although there can be prolonged periods of lower velocities.

Based on temperature data for the area, extreme temperatures at the project site likely
range between about 54 degrees F and 93 degrees F, while the average range is 68 to
79 degrees F. Average annual rainfall is moderate to wet in this area of Oahu, ranging
from 45 inches to 75 inches depending on location and year (B.D. Neal & Associates,

1991).

Annual rainfall at Station 731 (approximately 2,000 feet mauka of the Kailua Road-
Hamakua Drive intersection) totals over 30 inches. The median monthly rainfall
fluctuates throughout the year from a low of 1.1 inches in June to a high of 4.2 inches
in March,

4.2  Geology, Physiography and Topography
Existing Conditiong

The site's topography ranges from level to gently sloping lands in the lower elevations
near the stream, to steep slopes in the western portion of the property. The Puu O Ehu
ridge forms the southwestern boundary of the property. The wetlands are nearly level
(slopes approximately 2%) with deep grasses and low brush, The lower hillside has
slopes between 10% and 20% with medium to heavy vegetative cover. The
development site will be on the lower hillside. The upper hillside is steeply sloped (up
to 50%) and the vegetative cover is sparse. Small portions of the hillside appear to
have been excavated in the past. Figure 12 shows the slope analysis of the project site.

Elevations at the property range from O feet above mean sea level (msl) near the stream
to a height of 300 feet at the top of the ridge. Of the 33-acre area of application, 55%
is at or below the 50-foot elevation, 36% between the 50- and 100-foot elevation, and
9% between the 100- and 150-foot elevation. Ground floor elevations of the proposed
structures are at approximately the 55-foot elevation, with parking and circulation
located on the mauka side. Figure 13 shows the elevations at the project site.

About 10 acres, or 30% of the application area contains slopes of 30% or greater which
will be impacted by the development. The other 70% of the application area contains
lands with slopes less than 30% as well as lands in excess of 30% slopes, which have
minimal impacts from the development. These are the ridges in the north, center and
south sectors of the project area which will act as screens to the developments
contained in the pockets of more developable lands.

While no studies have been conducted yet, the existence of development on these slopes
(e.g. water reservoirs and single-family residential adjacent to the site) indicate that
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development has occurred on slopes and soils of these types. Although rock slides have
occurred on the Kailua Road side of the hill, this is likely due to the vertical cut and
lack of grading on that side. The graded slope on the Enchanted Lake-facing side of
the ridge indicates that proper grading would preciude rock slides.

4.3 Soils
Existin ndition

Soil Conservation Service. According to the U.S. Department of Agriculture Soil
Conservation Service, soils in the area of application consist of Papaa Clay, 35-70%
slopes (PYF); Papaa Clay, 20-35% slopes (PYE); and Marsh (MZ). Figure 14 shows
tht;. distribution of these soils on the project site. These soil types are briefly described
below.

a. Papaa Clay, 35 to 70 Percent Slopes (PYF)

The Papaa series consists of well-drained soils on uplands of Oahu. These soils formed
in colluvium and residuum derived from basalt. This subseries of the Papaa series
occupies approximately 18 acres, or 55% of the area of application along the mauka
side.

In a representative profile the surface layer is very dark brown clay about 12 inches

thick. The next layers are dark reddish-brown and dark reddish-gray clay that has

prismatic structure. They extend to a depth of about 24 inches. Below this is clay to

silty clay loam that has a variegated color patiern of grays, browns, and yellows. Soft,

weathered rock is at a depth of about 40 inches. The clays in this soil are very sticky

ilhnd ve 11:ulastic, and they crack widely when dry. The soil is slightly acid throughout
e profile.

Permeability of these soils is slow, runoff is rapid, and erosion hazard is severe. Roots
penetrate to a depth of 40 inches or more.

These soils have a high shrink-swell potential; low shear strength; and are susceptible
to sliding where slopes are more than 15 percent.

b. Papaa Clay, 20 to 35 Percent Slopes (PYE)

This subseries of the Papaa Clay series occupies approximately 11 acres, or 33% of the
area of application. Runoff for this subseries is medium to rapid and the erosion
hazard is moderate to severe. Workability is difficult.

These soils have a high shrink-swell potential; low shear strength; and are susceptible
to sliding where slopes are more than 15 percent.

c. Marsh (MZ)

Marsh soils consist of wet, periodically flooded areas covered dominantly with grasses,
bulrushes or other herbaceous plants. It occurs as small, low-lying areas along coastal
plains, and occupies approximately 4 acres, or 12% of the area of application along
Kawainui Stream. The presence of marsh soils does not in itself indicate a
corresponding presence of wetlands.

Iv4
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Detailed Land Classification. The University of Hawaii Land Study Bureau's Detailed

lassification--Isl f Qahu classifies soils by land type in which classifications
are provided for an overall crop productivity rating, with and without irrigation, and
for selected crop productivity ratings for seven crops. LSB overall ratings range from
A to E, with A being the best. According to this classification system, the soil types at
the area of application have overall ratings of Class C and Class E,

Agricultural Lands of Importance to the State of Hawaii (ALISH). The ALISH system
consists of the mapped identification of three broad classes of agricultural land based,
in part, on the criteria established by the SCS. The category "Prime Agricultural
Land" is defined as "...land best suited for the production of food, feed, forage, and
fiber crops.” The two other classes of the ALISH are "Unique Agricultural Land" and
"Other Important Agricultural Land." Both describe successively less productive soils.
None of the soils at the project site have been classified as "Prime”, “"Unique” or
"Other Important Agricuitural Land."

Im and Mitigation Measure

The development will require some grading of the site, although the extent to which
grading will occur is difficult to calculate due to the preliminary nature of the plans to
date. The intent of the project is to minimize the amount of earth that needs to be
imported to or exported from the site to prepare it for construction.

During construction, soil erosion may occur due to grading, removal of vegetation, and
excavation. This short-term impact will be mitigated by several measures.

All clearing and grubbing work shall be done in accordance with Chapter 23, Grading,
Soil Erosion and Sediment Control, of the Revised Ordinances of Honolulu, 1978, as
amended (Ordinance no. 81-13). The graded area shall be planted or sodded as soon as
possible after the grading and shaping is completed.

As part of the erosion control plan, a berm will be constructed at the wetlands
boundary to prevent runoff from flowing into the wetlands during construction. A
drainage swale will be constructed mauka of the berm to channel the overland flow to
settling basins to prevent silt from being carried from the site (see Figure 15).
Overflow from the settling basins will flow in a drainage swale to the northwest corner
adjacent to the commercial area and thence to Kawainui Stream. The overflow from
the easternmost settling basin must be pumped up to the next settling basin.

As the site lies downwind from the wetlands and the existing developments along
Hamakua Drive, any noise or dust generated by the construction equipment will be
suppressed by the prevailing wind direction during normal tradewind conditions. In
addition, éhe contractor shall dampen the grubbed graded area with water as required to
suppress dust.

All slopes and exposed areas shall be sodded or planted as soon as final grades have
been established. Once planted, the sodded slopes will be maintained to ensure
adequate ground cover.

All grubbing operations shall be performed in conformance with the applicable
provisions of Chapter 54, Water Quality Standards, and Chapter 55, Water Pollution
Control, of Title II, Administrative Rules of the State Department of Health.
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After construction, the proposed drainage improvements for the mauka development
area will prevent the development area runoff from flowing overland to the wetlands,
and will control the stormwater flows in the lower levels of the hillside. This will
reduce the overall erosion of the hillside. A description of the proposed drainage
system is found in Section 6.4 Drainage.

The proposed permanent drainage system will be designed and constructed 1o contain
adequate retention and sedimentation capacity. This will be reflected in the utility
systems plans as they move into more detailed stages of design.

The project's current development timetable has the commencement of site construction
taking place in mid-1995, which would be during the dry season, which would reduce
construction-related sedimentation of the water resources.

While no soils engineering studies have been performed for the site, surrounding
developments on these soil types indicate that they are developable when properly
graded. The Hokulani in Kailua and Windward Cove condominium projects are
constructed on Marsh soils; the homes at 1005 Kailua Road on the northwest side of
Puu O Ehu, and some homes on Hamakua Place, Alihi Place, Akiohala Place and
Akiohala Street are constructed on Papaa Clay, 20-35% (PYE) soils; and an abandoned
0.3 million gallon concrete reservoir is located on Papaa Clay, 35-70% (PYF) soils. A
steel 1.5 million gallon reservoir existed previously on the ridge on PYF soils, and the
Board of Water Supply is planning a 4 million gallon reservoir also to be located along
the ridge on PYF soils. The existing commercial area is constructed over PYE, PYF
and Marsh soils.

The former borrow area near the center of the application area consists of lands with
shallow soils resulting from the excavation operations and sparse vegetation.
According to Char & Associates (botanical consultant), these soils are not deep enough
to support major root systems and consequently, revegetation has been Slow.
International Archaeological Research Institute, Inc. (archaeological consultant) noted
on their survey of the quarry area that it was very rocky with no evidence of fill or
dumping. Based on this information, it is unlikely that there are hazardous materials in
the former borrow area that would impact its development.

4.4 Water Resources

A water quality and biological study was prepared by AECOS, Inc. and is summarized
below. The complete report is included as Appendix A.

Existing Condition

Stream Environment. Kawainui Stream (sometimes referred to as Hamakua Canal)
forms the makai boundary of the project area, and consists of two main segments. The
first is a man-made canal which runs approximately 6,500 feet along the eastern side of
Kawainui Marsh, from the stream’s present blind end near the Oneawa Canal to the
Kailua Road bridge. The second segment follows the stream's original natural water
course for about 6,700 feet through a marshy area next to and beyond Hamakua Drive
and ends in Kaelepulu Stream, which drains Enchanted Lake. The upper segment of
Kawainui Stream provides drainage through four canals from the Coconut Grove area,
and a total of thirteen major and minor discharge points empty into the stream between
its head and Kailua Road. Water from Kawainui Stream and Enchanted Lakes
eventually reaches the ocean through the Kaelepulu Stream outlet at Kailua Beach Park.
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However, this channel is often blocked by accumulated beach sand which limits the
capacity of the system to drain, especially during storm conditions.

The study found that Kawainui Stream is a stagnant, highly eutrophic estuarine system
which, under its current and expected future configuration, has little capability of
removing any dissolved or suspended material which may reach it.

Water samples were taken at five stations along Kawainui Stream from just upstream of
the project site (north side of Kailua Road bridge) to just downstream of the site (east
side of Ke Awakea Bridge), both during dry weather and following a heavy rain.
Analysis of the samples showed that Kawainui Stream water quality in the vicinity of
the proposed project is very low. The individual values and geometric means for most
parameters far exceed the state water quality standards, especially for dissolved
nutrients, total nitrogen and phosphorus and Chlorophyll a. The standard geometric
mean for ammonia is exceeded by the geometric mean of the samples by 25 to 64
times; the standard for nitrate-+nitrite by 4 to 14 times; the standard for total nitrogen
by 1.1 to 7 times; and the standard for total phosphorus by 4 to 5 times. The
geometric mean for chlorophyll a exceeded the state standard by 3.8 to 10 times and
turbidity by 1.2 to 1.3 times. All dissolved oxygen concentrations were below the state
standard of 75% of the saturation value at the given temperature and salinity, ranging
to as low as 30% of the saturation value.

The sampling indicated a pronounced influence of ocean water into the upper reaches of
Kawainui Stream, as well as a pattern of increasing stagnation and decay of organic

matter going upstream. Despite the low oxygen concentranons and stagnant conditions,
tilapia and other animal life were observed in the stream at each station.

Nearshore Marine Environment. The watrs of Kailua Bay are Class A coastal waters
fringed by white sand beaches, and are a major recreational resource. Deep reef flats
with some corals, plentiful algae, and reef fish are present immediately offshore from
the beach. The bay is heavily used for spear fishing, pole-and-line fishing, swimming,
snorkeling, kayaking, canoeing, wind surfing, and other water contact recreation.

Impagts and Mitigation Measures

Stream_environment. Short term impacts from the project will be primarily from
runoff and sedimentation which may occur during construction. Impacts to Kawainui
Stream from storm runoff and sedimentation during the construction phase will be
reduced by the construction of a berm at the wetlands boundary and a drainage swale
above the berm which will drain runoff into sedimentation basins. Overflow water
from the sedimentation basins which has lost most of its sediment load will flow to the
northeast corner of the project area and enter Kawainui Stream near Kailua Road (see
Figure 15). The contractor shall remove all silt and debris resulting from earth work
and it shall not be deposited in drainage facilities, roadway, and other areas. Special
care shall be taken to ensure that construction debris is kept out of the wetlands.
Sedimentation impacts from construction will be further reduced by sodding and
planting exposed areas as soon as grading is completed. Impacts due to project
construction should be moderate and of short duration.

Longer term effects on the stream could result from increased runoff into the stream
coming from new paved and other impermeable surfaces after construction is
completed. Runoff from the project property presently flows down the hillside and
through the wetlands before entering the stream along the perimeter of the wetlands.
After project completion, runoff will flow from the site through two separate storm
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drains from the mauka portion of the property and through one storm drain from the
portion of the property makai of Hamakua Drive. :

Runoff from two-thirds of the mauka area will flow into Kawainui Stream through a
storm drain outlet at the northwest section of the property near Kailua Road. Drainage
from the lower third of the mauka portion will be diverted to an existing 36" storm
drain at Hamakua Drive, which eventually connects to Kaelepulu Pond (Enchanted
Lakes). Runoff from the area makai of Hamakua Drive will drain into Kawainui

Stream at the southeastern most point on the property.

Total present runoff from the 97 acres comprising the project site has been estimated at
166 cubic feet per second (cfs) for 10 gear storms, increasing to 204 cfs after site
development, or an increase of about 38 cfs (see Appendix G, Civil _Engineering
Reports for revised stormwater runoff and drainage report and calculations). ‘This
increase can be compared to 10 year storm total flow in Kawainui Stream from Sources
upstream of the Kailua Road bridge that has been estimated to be about 235 cfs M&E
Pacific, 1989, cited in AECOS, Inc. 1991). Total increased flow under 10 vear storm
conditions into Kawainui Stream and Kaelepulu Pond due to increased runoff from the
project will be about 16% more than present flow from upstream of the project site, or
9.5% above total present 10-year storm flow into the stream.

The initial effect of this increased flow on Kawainui Stream quality would probably be
to elevate turbidity and suspended solids slightly and to decrease nutrient concentrations
by dilution. Over the longer term, assuming Kawainui Stream continues to be
primarily an enclosed system with no outlet to the ocean, the present stagnant and
gutro%hic condition of the stream will increase and water quality will continue to
egrade.

Long term eutrophication and degradation of Kawainui Stream could be mitigated to
some degree by continuing to release runoff into the wetland area between the project
area and the stream, utilizing the wetland as a nutrient and sediment sink. However,
this would only partially alleviate the problem, since input into a closed system would
still continue at a slower rate, Realistic improvement to the stream can be achieved
only by restoring it to a free flowing condition.

Kaelepulu Pond and Kailua Beach are too far from the project to be affected by
sedimentation from the project. It is very unlikely that any effects can extend below
the confluence of Kawainui Stream with Kaelepulu Stream.

Urban-based pollutants will also increase as a result of the development. The effects of
this increase on the wetland and waterbirds is undetermined, It should be noted that
Kawainui Stream is primarily fed by urban stormwater runoff from the Coconut Grove
and Kailua business district areas, and was constructed for the specific purpose of
draining developed areas.

The use of permeable construction materials to pave roads and driveways to minimize
urban runoff will be considered, if feasible. The preliminary plans include green open
space and landscaped areas which would also serve to minimize urban ranoff into the
Stream.

Nearshore marine environment. The increased flow from the project can have no

impact on the water quality of Kailua Bay as long as Kawainui Stream remains isolated
from the bay by the sand berm at the stream's outlet. This stream berm is opened
monthly. Even if flow to Kailua Bay is restored, the small increase in pollutants from
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project runoff will be inconsequential in terms of the total flow, nutrient loading, and
urban based runoff which reaches the Enchanted Lakes area and passes over the
shoreline. The water quality and bacteriological characteristics are presently being
studied by the University of Hawaii Water Resources Research Center for the City and
County of Honolulu. The results of the U.H. Water Resources Research Center studies
of bacterial levels in Kawainui and Kaelepulu Streams have not been published, and
therefore, are not yet available for reference. Results are expected to be published in
late May 1992, after which they can be evaluated with respect to the proposed project.

In view of the present degraded condition of Kawainui Stream in the vicinity of the
proposed project and the fact that the total increase in water flow and runoff based
pollutants to the stream will be potentially increased by only about 9.5%, the total
effect of the project on stream water quality will not be significant.

4.5 Flora

A botanical survey was conducted for the project site by Char & Associates. A
summary of the report is provided below and the full report is included as Appendix B.

Existin ndition

The vegetation on the 97-acre project site is dominated almost exclusively by
introduced or alien plants. Two vegetation types are recognized on the site: wetlands
are found along and adjacent to the drainage canal while a scrub vegetation, composed
primarily of grassed and shrubs, is found on the higher grounds behind the wetlands.

v ion. Vegetation on the Puu o Ehu slopes consists of mixed grasses with
scattered shrubs. The major grass component is sourgrass which forms erect tufts from
3 to 5 feet tall. The grass is quite unplatable and is not often grazed by the cattle on
the property. In between the bunches of sourgrass are other grasses such as Bermuda
grass or manienie, swollen finger grass, Guinea grass, and Natal redtop, which are
preferred by the cattle. Also fairly common on the slopes are three-flowered
beggarweed, Spanish clover, and puahilahila. Scattered shrubs of klu are common,
while lantana, koa-haole, pluchea, Christmas berry, and wild basil are occasional.
Small trees of fiddlewood, an escaped landscape species, are also occasional. Rocky
outcroppings support 'ihi, while swales and small gullies support a somewhat dense
growth of shrubs, primarily koa-haole.

At the base of the puu are scattered stands of trees, primarily kiawe. Other woody
components include African tulip, fiddlewood, and Chinese banyan. A few large trees
of mango can be found near an old quarry site. Koa-haole shrubs are common in open
areas and sometimes under the trees. Because it is wetter at the base of the puu, the
vegetation is denser and contains a number of species not found on the drier slopes.

On the smaller 8-acre parcel, the scrub vegetation consists of a koa-haole thicket.
Draping over the koa-haole are dense tangles of glycine, a legume, and coccinia, a
member of the cucumber or squash family. Where the koa-haole is not dense,
California grass forms thick mats between the shrubs.

Wetlands. Wetland vegetation consists largely of low, dense, bright yellow-green mats
of pickleweed. Bordering the pickleweed mats are shrubs of Indian p uchea. In places,
kiawe forms a narrow band along the mauka perimeter of the wetlands. Along the
stream itself are dense stands of mangrove and open patches of California grass.
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Of the total 100 plants inventoried on the site, 93 are alien or introduced species; 3 are
originally of Polynesian introduction; and 4 are indigenous, that is, they are native to
the Hawaiian Islands and elsewhere. No endemic species, i.e. native only to the
Hawaiian Islands, were found. None of the plant species on the project site are
officially listed threatened and endangered plants; nor are any proposed or candidates
for such status.

The botanical consultant found no botanical reasons to impose any restrictions,
conditions, or impediments to the proposed development of the site, as the proposed
project is not expected to have a significant negative impact on the botanical resources,
It is recommended that the areas cleared of vegetation will be landscaped as soon as
possible to minimize the loss of soil and discharge of sediments into the wetlands and
stream due to construction activities.

While the wetlands do not support any threatened and endangered plants or sensitive
plant communities, they do provide habitat for endangered Hawaiian waterbirds. The
project proposes to preserve the wetlands as well as provide a vegetative buffer between
the proposed developments and the wetland habitat.

4.6 Fauna

A survey of the avifauna and feral mammals at the project area was conducted by
Phillip L. Bruner, Ph.D. The objectives of the field survey were to 1) document what
bird and mammal species occur on the property or may likely occur given the type of
habitats available; 2) provide some baselinc data on the relative abundance of each
species; 3) determine the presence or likely occurrence of any native fauna particularly
any that are considered "endangered” or “threatened”; and 4) if any special or unique
wildlife habitat occurs on the property, locate such sites and note their possible value
for birds and mammals in this region of the island. The findings of the study are
summarized below and the full report is included as Appendix C.

Existing Condit

Avifauna and mammals. No endemic land birds were recorded on the survey, The

following four endemic and endangered waterbirds were recorded on the survey:

Black-necked Stilt, Hawaiian Duck or Koloa, American Coot, and Common Moorhen,

Ehe following table shows the total recorded number of each species observed during
e survey.

Waterbird Species Total Observed
Black-necked Stilt 14
Koloa 2
American Coot 8
Common Moorhen 2

One species of migratory indigenous (native) birds was observed on the site, the Pacific
Golden Plover. Thirty-seven plover were recorded on the survey. Ruddy Turnstone,
Wandering Tattler, and Sanderling are common migratory shorebirds which could also
utilize the mudflats and shallow ponds in the wetland areas on the project site,
Migratory ducks such as Northern Pintail and Northern Shoveler are also known to
occur at this site. No migratory waterfowl, however, were found on this survey.
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A total of three Black-crowned Night Heron were tallied on the survey. This species is
the only native waterbird that is not listed as endangered.

No nesting seabirds were observed on the property. The presence of predators renders
this site unsuitable for nesting or roosting seabirds. Great Frigatebird are known to
take fresh water from the open ponds in Kawainui Marsh.

A total of 14 species of exotic (introduced) birds were recorded during the field survey.
The most abundant birds were: Japanese White-eye, Zebra Dove, Spotted Dove, Red-
crested Cardinal, Red-vented Bulbul, Java Sparrow, and House Finch. The following
exotic species may also occur at this site: Common Bamn Owl, Ring-necked Pheasant,
Northern Mockingbird, Japanese Bush-warbler, Hwamei, and Chestnut Mannikin,

Small Indian Mongoose and feral cats were observed. Cattle were seen on the upper
slopes as well as in the wetlands.

The endemic waterbirds found on the survey have long been known to occur in this
region. The wetlands at the project site are censused for waterbirds twice a year by the
Department of Land and Natural Resources Division of Forestry and Wildlife.

The property supports the typical array of exotic birds one would expect in this type of
environment on Oahu. Java Sparrow have experienced an island wide population
expansion in the last five years, and were particularly abundant at this site.

The wetlands at the site are important as a wildlife habitat because they provide
feeding, nesting, and resting areas for endemic, indigenous and migratory waterbirds.
The small triangular portion of the property, located east of Hamakua Drive, is
presently of limited value to waterbirds due to the dense mangrove thickets and an
absence of any sizeable open water habitat.

Stream fauna. According to the water quality and biological study conducted by
AECOS, Inc. (water quality consultant), at present, both the water quality and the
resident biological community of Kawainui Stream in the vicinity of the proposed
project indicate a low quality aquatic environment which is inhabited only by a few
hardy species. The stream sediment is characterized by anaerobic conditions. The
stream is also characterized by very limited benthic and fish fauna and a highly
eutrophic water column with nutrient concentrations many times above state water
quality standards. The anoxic sediments in the stream are mostly fine silt and clay,
reflecting a long history of uncontrolled runoff from the hillside.

Few species of fish and invertebrates were observed to occur in the Kawainui Stream
course. The only abundant organisms were tilapia and various species of topminnows
and mosquito fish. Tubes of the polychaete worm occur on rocks and other hard
surfaces at the stream's edge, and smail gastropod snails can be seen on the sediment
bottom in shallow water. Water fowl observed on the stream survey were limited to a
few mallard ducks and black crowned night herons.

Downstream of the confluence of Kawainui Stream with Kaelepulu Stream, the stream
bed becomes substantially widened, mangroves and other vegetation are less dominant
and a greater variety of organisms occur. Along with the tilapia common upstream, the
swimming crab, shore crab, and aholehole were observed during the stream survey.
Although not observed at that time, Hawaiian stilt have been observed feeding in the
area near the stream mouth.
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The aquatic macro-biota that survives in the stream in the vicinity of the proposed
project is depauperate and not diverse, primarily composed of the introduced exotics
tilapia, topminnows, mosquito fish, one benthic snail and one swimming crab. The
only Hawaiian native species found anywhere in the stream was the fish 'o’opu nakea,
which was rarely encountered and parasitized by a leech at the upstream stations.

Nearshore marine fauna. According to the AECOS, Inc. report, the subtidal zone in
the Kailua Beach area typifies a high energy shoretine highly influenced by scour and
deposition of carbonate sand, the predominant bottom type. Although the area is
somewhat protected by being in the lee of Popia ("Flat") Island, the almost constant
tradewinds blowing onshore create nearly continuous short period waves which are the
dominant environmental factor affecting nearshore marine organisms. Fine carbonate
sands are almost continuously resuspended in the water, and turbidity is usually
moderate to high. These factors and the resulting sand scour prevent the development
of the substantial coral and invertebrate growth that would occur under calmer
conditions.

Three transects were inspected along Kailua Beach in the vicinity of the Kaelepulu
Stream mouth, from the shoreline to about 250 meters offshore and the relative
abundances of the dominant macroalgae, invertebrates and vertebrates were recorded.
The transect locations were 1) directly offshore of the lifeguard chair south of the
stream mouth, 2) directly offshore of the stream mouth, and 3) offshore of the north
side of the Kailua Beach Pavilion north of the stream mouth.

Observations on Transect 1, south of the Kaelepulu Stream channel, and on Transect 3,
north of the channel, are typical of the conditions described above, with the substratum
dominated by sand consolidated with heavy growths of macroalgae.

On Transect 1, the bottom is entirely sand covered out to approximately 180 meters
from shore, beyond which the bottom becomes consolidated limestone interspersed with
sand channels and pockets, and occasional patches of fossilized coral skeleton and other
dead coral. Modest cover of live coral totaling less than 5% cover can be found on
these patches of hard substratum on the outer zone of Transect 1.

Although absent on Transect 3 and rare on Transect 1, live reef corals were relatively
common Transect 2, directly offshore of the Kaelepulu Stream mouth, while
macroalgae were less abundant here compared to further north or south.

Along with reef corals, other benthic macro-invertebrates were rare in the area, except
for the small mussel which was abundant in the sand on the nearshore segment of
Transect 3. The only other non-coral macro-invertebrate was the black sea cucumber
rarely seen on Transects 2 and 3. Fish were also rare on Transects 1 and 3, with only
2 to 3 species observed on these areas where the sand covered bottom offers vertical
relief. Probably greater relief and habitat provided by both live and dead coral on
Transect 2, fishes were both more abundant and diverse, with a total of eight species
found. Green sea turtles were observed on Transects 2 and 3, and these undoubtedly
utilize the abundant macroalgae of the area for food.

Previous studies made in this area along Kailua Beach (see AECOS report for
references) report similar findings to the present study, except no reef corals were
previously found. The absence of live coral for previous studies may be due to its very
limited distribution in the area and having been missed on previous surveys, or may be
due to new settlement and growth since the last surveys were made. The coral growth
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and diverse fish assemblages are mostly confined to the channel directly seaward of the
Kaelepulu Stream mouth where there is more hard substratum that has not been covered
by sand and is available for coral settlement and growth. The infrequent discharge of
brackish water from Kaelepulu Stream whenever the channel has been opened has
therefore not caused any negative impact on the coral reef community directly offshore
where coral growth and fish populations are most abundant in this area off Kailua
Beach.

m Mitigation M I

Avifauna and mammals. Development of lands adjoining wetlands will usually result
in some negative impacts such as noise and disturbance from vehicles and people
during and after construction; erosion from land cleared for construction and the
subsequent siltation of the downslope wetland; contamination of soils and water from
pesticides, herbicides and industrial wastes that usually accompany the urbanization of
an area; and increased predator activity in the form of domestic cats and dogs. The
proposed roads and bridges at either end of the wetlands will encroach on the habitat
physically and also expose these areas to increased disturbance in the forms of vehicles,
pedestrians and dogs. While waterbirds can habituate to a limited amount of
disturbance in areas where they forage, they are not as tolerant in the cases of breeding,
nesting and resting sites.

The U.S. Fish and Wildlife Service has generally recommended that certain
construction activities be suspended between March and August for the Hawaiian Stilt.
nesting by the endangered Hawaiian Moorhen apparently occurs throughout the year
with peak activity between March through August. Nesting by the Hawaiian Moorhen
at the Hamakua Canal wetland has been reported for January, February, April, June,
July, and November. The State Department of Health has requested that grading
activities take place during the dry season (April through October) in order to prevent
sedimentation problems. Construction activities will be regulated to minimize or avoid
disturbance to breeding endangered waterbirds and minimize sedimentation. The
timing of construction activities will have to balance the recommendations of the
various government agencies.

A buffer area of trees and bushes between the wetland and the development is included
in the project to help screen off visual and auditory disturbances that interfere with
nesting, foraging and resting waterbirds. The wetlands restoration and management
plan proposed by Ducks Unlimited includes a moat which will isolate the wetlands
from adjoining lands and exclude cats, rats and mongooses and discourage dogs and

ple from accessing the site. The proposed buffer, as currently designed, widens
from 50 feet to over 200 feet in some areas. As noted by the U.S. Fish and Wildlife
Service, site-specific evaluations of the project area are necessary to determine the
exact dimensions and design details of the buffer. There is no standard adequate width
for buffer areas established by statute or guideline. The applicant has, and will
continue to work with DU in establishing the most appropriate buffer.

According to Andrew Engilis, Jr., project biologist with Ducks Unlimited and preparer
of the wetlands restoration and management plan, a border of existing vegetation will
be preserved around the wetland perimeter, within the boundaries of the wetland. A
moat will be constructed between the wetland and buffer area to provide protection
from predators. Auditory and visual screening in the form of existing trees and
vegetation will further protect the wetland habitat. The proposed pedestrian path
contained within the buffer area will be screened from the wetlands, with one or more
viewing stations located along the path, possibly equipped with interpretive kiosks.

IV-15



Access to these viewing stations would be controlled. According to Ducks Unlimited,
these pedestrian paths are not expected to have significant impact on the wetland
waterbirds, which will be provided more private and secure resting and nesting areas
with the wetland restoration improvements. The jogging path will not have a
significant impact on_the botanical resources on the site as it will mainly replace
introduced species. The buffer area may be landscaped with native coastal shrubs, in
an effort to outcompete the exotic flora, by having the native species push out the
exotics.

The runoff from the 17 acres of undeveloped hillside will be directed into inlets which
will be piped under the development to avo d contamination and then released into the
wetlands. This drainage pattern will preserve the natural flushing of the wetlands as it

exists today.

The total projected runoff flowing directly into the wetlands was calculated at 124 cubic
feet per second (cfs) for 10-year storm conditions. The urban runoff will be directed
around the wetland to Kawainui Stream (59 cfs) and to Kaelepulu Pond through an
existing storm drain (21 cfs). This would result in a net decrease of 42 cfs reaching the

stream via overland runoff (the revised drainage report calculates existing runoff from.

the 97-acre site at 166 cfs). According to the DU Draft Wetland Restoration and
Management Recommendations for the Hamakua Marsh, runoff from the land is
regulated by the tide, downstream blockages at the mouth of the stream, and flood
control gates in Coconut Grove. The net change in runoff reaching either the stream
and wetland is an increase of 17 cfs for a 10-year storm event. According to the U.S.
Fish and Wildlife Service, the wetland is probably maintained primarily by periodic
inundation from Kawainui Stream, although the impacts of the changes in runoff on the
wetland habitat are undetermined (letter of Aprit 24, 1992 reproduced in Chapter 13).

Ducks Unlimited recommends regular monitoring of the wetland for chemical
contamination should be performed by the entity which will manage the restored
wetland in perpetuity (Personal communication, Andrew Engilis, Ducks Unlimited,
April 9, 1992). The wetland portion of the property will not be transferred to Ducks
Unlimited prior to the completion of an acceptable Testoration and management plan,
assurances of funding availability; and an agreement between the State Department of
I.ax:ld gnd Natural Resources (DLNR) for permanent management of the restored
wetlands.

Ducks Unlimited's final restoration and management plan for the wetland is being
prepared in consultation with the U.S. Fish and Wildlife Service and the State DLNR,
and is expected to be completed in summer 1352.

Plantings along the proposed road and bridge may provide auditory and visual shields
for the waterbirds, but may overtake the wetlands. Concrete walls may be included on
both sides of the bridge to minimize sound and light transmission to the wetlands
below. The proposed locations of the road and bridge at either end of the wetlands will
minimize the amount of habitat that would be disturbed and are preferable to being
located across the center of the wetland. Furthermore, the bridge would be used by
locaﬂlmtlr:fﬂc only, unlike the highly-traversed Hamakua Bridge near the south end of the
wetlands.

Access alternatives that do not cross the wetland would present a lesser impact on the
waterbird habitat. However, consideration of traffic engineering and pedestrian
circulation has determined that neither alternative is desirable. One alternative would
be to direct all project traffic through the driveway on Hamakua Drive, at the south end
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of the property. Another alternative would be to provide another access point from
Kailua Road, with a right turn-in, right turn-out movement only.

The triangular portion of the property, located east of Hamakua Drive, is presently of
limited value to waterbirds due to the dense mangrove thickets and an absence of any
sizeable open water habitat. If the area is conveyed to Ducks Unlimited, a buffer area
will probably be provided within the boundaries of the wetiands, in order to maintain
sufficient developable area for the elderly affordable housing. Although the wetlands at
this site are of little present value as a wetland habitat, it is hoped that these wetlands
will also support native waterbirds. Even with these improvements, it is unlikely that
they will be as well utilized as the mauka wetlands.

Some pasture and brushy vegetation habitat will be lost due to the proposed
development. A small decline in introduced species such as cardinals, doves and
mynahs could be expected if the pasture-type vegetation is replaced by residential uses.

Although none of the following species were sighted during the survey of mammals and
avifauna conducted by Phillip L. Bruner, individual Hawaiian Owls, Pacific Golden
Plovers, and pheasants are known to utilize pasture-type land, and may be displaced by
the conversion of the area of application from pastureland to residential.

Stream_fauna. According to AECOS, Inc., there is little likelihood that the modest
increases in sedimentation resulting from the project will damage sensitive organisms or
communities in Kawainui Stream. The moderate increase in runoff to the stream and
Kaelepulu Pond that is likely to occur only during storm periods is unlikely to have any
significant negative impact on the stream or pond environment.

Nearshore marine fauna. The comparison of the present condition offshore of Kailua
Beach in the vicinity of the Kaelepulu Stream mouth with the limited information
available from surveys taken in 1973 and 1977 suggests that no degradation in the
offshore benthic or fish environment has occurred in the past 15 to 20 years. No reef
coral and few fish were reported from the earlier studies, compared to moderate coral
growth, fish abundance and diversity in the present study. More significantly, the most
pristine area found in the present study occurred directly off the stream mouth. No
negative long term impact is therefore indicated for the periodic outflow from
Kaelepulu Stream that has occurred in the past 15 to 20 years, and it is unlikely that
any would result for the modest increase in flow that may result from the Kailua
Gateway development. Even when the Kaelepulu Stream channel is periodically
opened, or if flow to Kailua Bay were permanently restored, the small increase in
pollutants from project runoff will be inconsequential in terms of the total flow,
nutrient loading and urban based runoff which reaches the Enchanted Lakes area and
passes over the shoreline.

4.7  Air Quality

An air quality study was prepared by B.D. Neal & Associates, and is summarized
below. The complete report can be found in Appendix D.

Existing Conditi

Air quality in the vicinity of the project presently is mostly affected by emissions from
natural, industrial, agricultural and/or vehicular sources, with the latter probably being
the dominant factor. The little air quality monitoring data available for the area from
the Department of Health suggest that air quality standards are currently being met,
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although carbon monoxide measurements from Honolulu suggest that concentrations
could exceed the state standards on occasion near traffic congested areas.

If the proposed project is constructed, it is inevitable that some short- and long-term
impacts on air quality will occur either directly or indirectly as a consequence of
project construction and use. Short-term impacts from fugitive dust will likely occur
during the project construction phase. To a lesser extent, exhaust emissions from
stationary and mobile construction equipment, from the disruption of traffic, and from
workers” vehicles may also affect air quality during the construction period. State air
pollution control regulations require that there be no visible fugitive dust emissions at
the property line. An effective dust control plan will be implemented to ensure
compliance with state regulations. Fugitive dust emissions can be largely controlled by
watering of active work areas, use of wind screens, keeping adjacent paved roads
clean, and by covering open-bodied trucks. Paving and landscaping of project areas
early in the construction schedule will also reduce dust emissions. Exhaust emissions
can be mitigated by moving construction equipment and workers to and from the

project site during off-peak hours.

After construction, long-term impacts on air quality could potentially occur indirectly
as a result of emissions emanating from vehicular traffic coming to and from the
development. An air quality modeling study was conducted to estimate current
maximum ambient concentrations of carbon monoxide along roadways leading to and
from the project area and to predict future levels of air pollution both with and without
the proposed project. Based on the modeling results, present worst-case carbon
monoxide concentrations were estimated to be within the national ambient air quality
standards but may occasionally exceed the state standards near the intersection of
Hamakua Drive and Kailua Road due to traffic congestion during the afternoon.
Because the state standards are set at such stringent levels, however, it is likely that
they are currently exceeded at many locations in the state that have even moderate
traffic volumes. ~Other locations in the project area will likely meet both state and
federal standards during the current year. In the year 1997 without the project,
concentrations will likely decrease substantially due to the retirement of many older,
more-polluting vehicles from the island's roadways during the intervening years,
although the state standards would likely continue to be exceeded on occasion near the
Hamakua Drive/Kailua Road intersection. With the project and with the proposed
roadway improvements suggested in the project traffic study (see Section 6.1
Transportation for summary), the project would have the greatest impact near the
Hamakua Drive/Hekili Street intersection, where a traffic signal is recommended for
installation.  Although concentrations would increase by about 30% compared to
without the project, maximum concentrations are forecast to comply with even the
stringent state standards. Thus, further roadway improvements or other traffic-related
air quality mitigation measures are probably unwarranted.

Depending on the demand levels, long-term impacts on air quality are also possible due
to indirect emissions associated with a development's electrical power and solid waste
disposal requirements. Quantitative estimates of these potential impacts were not
made, but based on the relatively low estimated demand levels and emission rates
involved, any impacts are unlikely. Nevertheless, requiring homes and businesses to
incorporate energy conservation design features and promoting conservation and
recycling programs within the proposed development could serve to further reduce any
impacts.
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4,8 Noise Quality

The project will not have a significant impact on noise quality in the area. Potential
sources of noise can be mitigated as follows.

Construction activities will comply with the provisions of the Department of Health's
Administrative Rules, Chapter 11-43, "Community Control for Oahu.”

Traffic noise from heavy vehicles travelling to and from the construction site will be
minimized near existing residential areas and will comply with the provisions of the
Department of health's Administrative Rules, Chapter 1143, "Vehicular Noise Control
for Oahu.”

Noise from stationary equipment will be attenuated to comply with the provisions of
the Department of Health's Administrative Rules, Chapter 11-43, "Noise Control for
Oahu.”

The project will be designed so that noise emanating from activities associated with the
proposed commercial area will not adversely impact the residents of the planned
project.

4.9 Scenic and Visual Resources
xisti ition

At present the entire site is undeveloped and in open space. Views of the Puu O Ehu
ridgeline and hillside are unobstructed from streamside. The triangular parcel makai of
Hamakua Drive is heavily vegetated and undeveloped. The existing commercial area
on Kailua Road contains such commercial operations as boat sales and automotive
repair and painting.

Impagts and Mitigation Measures

velopments. The development of the proposed lifecare facility and
community center will introduce clusters of low-rise buildings along the length of the
area of application. The tallest structures are planned as 4 stories buildings, and will
comply with the 40-foot height limits applicable to the Medium Density Apartment DP
designation being sought. The ground floor for the tallest buildings will be at about
elevation 55 feet, with rooflines at about the 95-foot elevation. These buildings will be
located in the northern half of the area of application. The proposed duplexes will be
one-story structures, located along the southern half of the area of application. As the
top of the ridgeline is at the 300-foot elevation, the roofs of the tallest proposed
structures will be approximately one-third the height of the hill. Figure 16A shows a
preliminary building massing perspective of the proposed lifecare facility as viewed
from the intersection of Kailua Road and Hamakua Drive, from approximately the
same elevation as the tallest buildings. Figure 16B shows the same view from
approximately six feet above the same intersection, The building forms provide
massing information only, and do not represent final design.

The total proposed building footprint for the lifecare facility and community center will

cover about 5.6 acres, or only 20% of the 29-acre mauka area of application (excluding
the 1 acre proposed for commercial expansion).
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A vegetated buffer between the restored wetlands and the proposed lifecare facility will
mitigate the visual impacts of the hillside from streamside. Both the lifecare facility
and community center will be designed to complement the surrounding environment,
and will be liberally and appropriately landscaped.

The proposed expansion of the existing commercial area along Kailua Road will include
the development of a small retail and restaurant complex. The project will be oriented
to take advantage of views the restored wetlands, and also designed to provide an
aesthetic entrance to Kailua town. This development will likely be a two-story
complex, set back from Kailua Road, and designed and sited in such as way as to avoid
obstructing views of the Puu O Ehu ridge and Mount Olomana.

This project does not have the potential to affect the mauka or makai viewplanes of
Kawainui Marsh or the makai views from the Koolaus.

The proposed berm between the wetlands and the developed area will be under 5 feet
high and less than 12 feet wide. It will be landscaped with ground cover appropriate to
its proximity to the wetlands.

Makai area development. The proposed elderly affordable housing facility will be
located on approximately three acres of land in the 8-acre triangular parcel makai of
Hamakua Drive. It is being planned as a 2-story facility. Because of the configuration
of the wetlands as determined by the U.S. Army Corps of Engineers, the developable
area lies primarily along the southern boundary of the parcel, abutting the existing
homes along Akoakoa Street. Because of the proximity of the existing single-family
homes, the proposed elderly affordable housing may be partially placed on piers over
the wetland, if permitted by the applicable authority. The applicant will consult with
the Corps of Engineers regarding the application of Section 404 of the Clean Water Act
to the use of pilings to construct multi-family housing.

The five acres of wetlands on the triangular parcel will also be restored in an effort to
return it to a viable habitat for waterbirds. Vegetation will remain on the site to
provide a visual buffer between the condominium projects on the makai side of
Kawainui Stream and the proposed affordable housing. Views of Mount Olomana from
these condominiums should not be affected, as the proposed project is not likely to
protrude beyond the heights of the existing vegetation on the parcel. Landscaping on
the southern boundary of the parcel will provide a buffer between the homes on

Akoakoa Street and the proposed housing.
4.10 Historical and Archaeological Resources

An archaeological inventory survey was conducted by International Archaeological
Research Institute, Inc. as the first phase of a two-phase project, which is intended to
comply with the State Historic Preservation Division's requirements for permitting
actions. The first phase involved full archaeological surface coverage of the project
area and a review of existing literature and archival documents, a summary of which is
provided below. The second phase will include whatever additional investigations are
determined necessary to complete the assessment process. The full report covering
Phase I can be found in Appendix E.

Phase II of the survey will involve detailed site descriptions, mapping, subsurface
testing, and possible paleoenvironmental investigations of the wetlands, as
recommended in the Phase I report. This phase will also assess the significance of the
four sites according to existing federal and state criteria. These assessments will be
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submitted to the State Historic Preservation Division for review and approval.
Objectives and mitigation measures for protecting archaeological resources on the
project site will be determined during Phase II when more detailed information on the
sites is available. Phase II will be conducted in coordination with city and state
development permitting processes. A specific commencement date for Phase II has not
yet been identified.

The inventory survey resulted in the location of four archaeological sites. Three sites
are situated within the study area of the mauka development parcel while the other is
located just outside of its northeastern edge (Figure 17). A house site which was
previously recorded within the development area makai of Hamakua Drive was
revisited, but found to be a formation of boulders and cobbles, possibly the result of
past bulldozing. The following paragraphs describe this probable mistaken house site
and the four recorded sites, which have been assigned site numbers provided by the
State Historic Preservation Office.

1. Site 50-80-11-4428

Site 4428 is a possible habitation site situated in the wetland area just outside of the
development area at an elevation of 5 to 10 feet above sea level. It is about 50 meters
northwest of a horse pen in the southeastern section of the mauka parcel. The site
consists of two platform features, designated Features 1 and 2. Cettle grazing has
highly impacted both features. Since this site is densely covered with vegetation,
additional features could be present in the surrounding area.

Site 4428 is a probable habitation structure. The site may be either of fairly recent
origin if the source of the utilized coral is the dredged material of nearby Kawainui
Stream, or of pre-contact origin if the coral came from the original ocean side of
Kailua Bay. The atypical tiered platform construction of the site suggests the latter.

2. Site 50-80-11-4429

Site 4429 is a lithic scatter concentrated on two ridge toes overlooking a narrow gully
at the southern section of the mauka development area. Along with site 4430, Site
4429 provides tangible evidence of prehistoric activities within the development area.
The presence of volcanic glass, shell, and gastrolith remains in addition to the scatters
implies that more diversified activities may have characterized the prehistoric use of the

slope.
3. Site 50-80-11-4430

Site 4430 is mainly a widely distributed lithic scatter on a wide ridge toe north of Site
4429 and overlooking Site 4428. This widely distributed scatter has four localities in
the south, southwest, north and center of the site. These localities were included as a
single site because of their relative closeness and similarity in content.

4, Site 50-80-11-4431

Site 4431 is situated on the northem slopes of a ravine located at the approximate
center of the mauka development area at an elevation of 15 to 20 feet above sea level.
It consists of two adjacent stone structures that extend from the base of a dry channel.
This feature could actually be three parallel short terraces except that the corners are
fairly evident although collapsing, and its interior appears to be filled with small basalt
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boulders and a few coral and limestone ones. The absence of cultural material may
indicate a possible agricultural function.

5. Previously Recorded House Site

During the current survey, a stone formation was found at the approximate location of
a house site recorded in 1977 (refer to Appendix E). This formation, however,
resembles bulldozer push in that the large boulders used for its north facing is
consistent with those found lining the edge of the designated wetland. In addition,
though, there are numerous cobbles in its interior, possibly suggesting a p:
surface area. There were no historic or prehistoric remains on the surface of this
structure. The origin of this structure is likely from the development of the residential
area of Akoakoa Street to the immediate south.

Recommendations

It is recommended that Sites 4428 and 4431 be recorded in detail, including the
preparation of accurate plan maps and profiles. In addition, these sites should be tested
for subsurface archaeological remains in an effort to determine their function and age.
Subsurface testing should also be conducted at the two lithic scatters (Sites 4429 and
4430) to assess the possibility that intact deposits or feature might be present.

The north section of the mauka parcel (just north of the quarry) has a deep gully that
opens into a wide flat area. This gully may have been channeled for agricultural
purposes. During the next phase of archaeological investigation, this area should be
more thoroughly surveyed.

Site 4428 is within the designated wetlands of the project area. It is possible that
additional sites may also be present here.

Should actual disturbance to the wetland be anticipated from the development project, a
paleoenvironmental study of this area is recommended to examine the possibility that
taro pondfields, buried remains of earlier agriculture fields, or prehistoric cultural
deposits may be present. It would also be appropriate to assess the environmental and
vegetation history of this area. Such work would include radiocarbon dating of the
various soil layers and pollen analysis, as appropriate.

4.11 Seismic Activity

According to the Uniform Building Code (1991), the island of Oahu is in Seismic Risk
Zone 1 of 5 zones; Zone S being the highest risk. All buildings within the proposed
development will be designed and constructed in accordance with Uni ildi
Code (UBC) requirements for Seismic Zone 1. The UBC specifies construction
standards for soils of various bearing capacities as well as for different building types.
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CHAPTER V  ASSESSMENT OF EXISTING CONDITIONS AND PROBABLE
IMPACTS: SOCIOECONOMIC ENVIRONMENT

S.1  Population and Demographics

According to the U.S. Bureau of the Census, as of 1990, the population of the
Koolaupoko District was 117,694 (Department of Business, Economic Development
and Tourism, Draft 1991 State Data Book). This represents a growth of 7.6% over the
1980 population of 109,373. This compares with a 9.7% total population increase for
all of Honolulu county and a 2.8% increase in the Kailua Census Designated Place
(CDP) for the same time period.

Following the pattern of the county in general, 1990 Census data show an increase in
both the median age and the percent of the total population 65 years and older for
Koolaupoko and Kailua CDP. As shown in Table 5-1, the median age in Honolulu
county increased from 28.0 to 32.2; in Koolaupoko from 26.4 to 31.3; and in the
Kailua CDP from 29.5 to 34.8. The percent of the total population age 65 and older
increased in each case, most notably in the Kailua CDP, which increased from 5.7% to
10.8%.

Table 5-1

POPULATICN AND AGE
HONOLULU COUNTY, KOOLAUPOKO DISTRICT AND KAILUA CDP
(1980 and 1990)

Honolulu County Koolaupoko District Kailua CDP
1980 1990 1980 1990 1980 1990

Total population 762,565 836,231 109,373 117,694 35,812 36,818
Median age

(in years) 28.0 32.2 26.4 31.3. 295 34.8
Percent of total
population 7.3% 11.0% 5.0% 9.0% 5.7% 10.8%

(age 65 and over)

Sources: U.S. Department of Commerce, Bureau of the Census, 1990 Census of
Population and Housing, Summary Tape File 1A; and U.S. Department of Commerce,
Bureau of the Census, 1980 Census of Population, General Population Characteristics.

The project will result in an estimated 650 additional residents in the Koolaupoko
District. This includes residents of the 333 independent living units, 20 personal care
units, 60 skilled nursing beds, and 70 elderly affordable housing units. According to
the Department of General Planning's Development Plan Status Review (September 1,
1991), the Year 2010 Population Capacity for the Koolaupoko District (121,300) is
slightly under the maximum population allowed by the General Plan for the Year 2010
(121,900). The addition of the estimated 650 residents associated with the proposed
Kailua Gateway development would result in the total Koolaupoko District population
exceeding the Year 2010 population guideline by 50 persons, or 0.04%.

Despite its contribution to the Koolaupoko population exceeding General Plan

population guidelines by an estimated 0.04%, the project responds to and supports
other General Plan objectives and policies. These include the provision of affordable
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housing, special needs housing for the elderly, and the protection of the natural
environment.

5.2  Visitor Population
Existin ndition
There is presently no visitor population at the property.

The proposed lifecare and elderly affordable housing projects will not generate a
significant number of visitors to the property. Depending on its use, the community
center may generate a maximum of 100 visitors to the site during the day and 25-35
people during the evenings.

5.3  Character or Culture of Neighborhood

Existing Conditions

Kailua is a suburban residential community with supporting retail and service activities
located in neighborhood shopping centers and strip developments.

Kailua is a suburban bedroom community with most local employment in supporting
retail and service sectors. It can be characterized as a stable or mature market for
commercial activities without growth opportunities typical of rapidly developing
communities. The population and housing supply of Kailua have grown slowly over
the past decade, primarily due to lack of developable urban land and City Development
Plan policies directing growth to Leeward and Central Oahu.

As shown by 1980 Census data, Kailua's population is predominantly Caucasian.
Kailuans are also likely to be longtime Hawaii residents or to have moved to Hawaii
from the Mainland. In addition, they have generally received higher levels of
education than other Oahu residents, and work in more professional occupations.

Residents of Kailua were generally more likely to live in “traditional” family
households and enjoyed a significantly higher median family income. Compared to
other Oahu residents, a significantly higher percentage of Kailua residents were home
owners. Homes in Kailua were generally in better condition than elsewhere on the
island (AM Partners, Inc., May 1991).

m Mitigati T

The proposed project will be compatible with the existing land use in Kailua. While
increasing the population of the area, the proposed project is not likely to have a
negative impact on the character or culture of the neighborhood. The design of the
residential developments will be compatible with existing architecture, and the wetland
improvements will enhance the educational and visual value of the existing wetland
habitat. The senior residents, many of whom will be from the Koolaupoko district, are
not expected to generate significant adverse impacts to the area, such as noise and
traffic. Retired persons play active roles in their communities, and will be compatible
with both the neighboring subdivisions and the wetlands,
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Although there is no medium-density housing along Akoakoa Street or Hamakua Drive
between Akoakoa Street and Keolu Drive, there are other examples of medium-density
residential uses located adjacent to single-family residences elsewhere in Kailua. For
example, the 5-story Gardenia Manor, 4-story Poinciana Manor, and 4-story Windward
Harbor projects (Development Plan designation: Medium-Density Apartment) are
adjacent to the single-family residences along Auwinala Road, Awakea Road, Ka
Awakea Road, and Auwina Street (Development Plan designation: Residential). The
residences on these streets are in zoning district R-10 (10,000-square foot residentiat
lots), while the residences on Akoakoa Street and Hamakua Drive between Akoakoa
Street and Keolu Drive are in the higher density zoning district, R-5 (5,000 square-foot
residential lots). Furthermore, the proposed development is located in an urban
context, flanked by existing residential uses, including the condominiums along Aoloa
Place and Aoloa Street. This triangular parcel is also located within the State Land Use
Urban District, indicating that there is some governmental recognition of the property's

potential for urban uses.

While the Akoakoa Street homes bordering the application area will lose some of their
isolationist ambience, every effort will be made to preserve their privacy, including a
buffer of landscaping between the elderly affordable housing and the single-family
homes. Even with fill bringing the development area out of the flood plain to elevation
6 feet above MSL, the final grade of the development area will be lower than the
existing Akoakoa Street homes, and the proposed 2-story structure is not expected to
have an imposing presence. The project will comply with applicable City and County
setbacks and building standards for the A-2 zoning district.

5.4 Displacement
xistin ndition
There are currently no residents on the subject property.

No residents will be displaced by the proposed project, although the current lessees of
the existing commercial area along Kailua Road may be replaced by uses more
compatible with the proposed residential development.

5.5 Economic Impacts
Economic Activi
The largest employer in the area is the Kaneohe Marine Corps Air Station, which, as

was noted above, has a significant impact on local business activity. Other significant
local employers include the Castle Hospital and Hawaii Loa College.

36 employers with 50 or more workers in Kailua in 1989. In contrast, the Census
l;ggﬁu counted over 440 retail, wholesale, and service establishments in Kailua in

Kaneohe Ranch is the largest landowner in the area. A significant portion of the
downtown Kailua area is leased from Kaneohe Ranch (AM Partners, Inc., May 1991).
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Employment

According to the State of Hawaii Department of Labor and Industrial Relations, the
civilian labor force on Oahu in December 1991 was 404,000. Of this, 2.6%, or
10,300 persons were unemployed. This compares with the 2.1% of the civilian labor
force unemployed on Oahu in December 1990.

ion-rel mployment. Construction of the project is likely to
have a short term impact on direct construction employment in the County. As shown
in Table 5-2, it is estimated that the development of the project will generate
approximately 380 full time equivalent (FTE) construction jobs.

Table §-2

CONSTRUCTION PHASE EMPLOYMENT
Construction Expenditure $50 million/year (1)
Average Expenditure per worker  $131,550/worker/year (2)
Direct Construction Jobs 380 jobs (€))
(Construction costs divided by
expenditure per worker)
Notes:

(1) Based on a total two-year construction cost estimate of $100 million by Episcopal
Homes of Hawaii, Inc.: $100 million/2 years = $50 million/year.

(2) Based on an estimate of the 1991 general excise tax base for contracting by the
State of Hawaii Department of Business, Economic Development and Tourism
(DBEDT), an estimated statewide construction jobcount by the Department of
Labor and Industrial Relations for 1991. This figure reflects the value of output
associated with one full-time construction worker over one year.

(3) This estimate is derived from total construction expenditures as associated with
each full-time construction worker. The employment generated by a specific
project may vary from this estimate due to fluctuafions in overhead and profit.

According to the DBEDT (personal communication with Tu Duc Pham, Econometrics
Branch), 1.4 indirect jobs would be generated for each construction job created by the
project. Approximately 532 indirect jobs would be created by the project, or a total of
912 direct and indirect short term jobs,

iong- L nt. According to the project developer and
operator, the lifecare center would generate about 150 full time equivalent jobs
associated with the 333 independent living units, 20 personal care units, and 60 skilled
nursing beds. The elderly affordable housing project would employ one manager, and
the community center would employ six to eight full time staff. None of these
positions would be related to the visitor industry. |
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Sales and Qutput

Direct sales associated with the project construction is estimated at $100 million over
two years. Indirect sales generated by the project construction can be calculated using
the multiplier of 1.0, provided by the DBEDT Econometrics Branch (personal
communication with Tu Duc Pham, DBEDT Econometrics Branch). Using this
multiplier, the indirect sales and output associated with the project construction would
be an additional $100 million over two years.

Di { Indirect I

Using an average salary per construction worker of $38,000 per year (personal
communication with Tu Duc Pham, DBEDT Econometrics Branch), the direct income
generated by the project would be about $14.4 million per year, for the estimated 380
workers. Indirect income can be calculated by using a multiplier of 0.8. Indirect
income generated by the project construction would be about $11.5 million per year.
Total income generated by the project construction (direct and indirect) is estimated at
$25.9 million per year.

Government Revenues

The project will generate indirect tax revenues for both the State and City governments
through construction and operation of the project.
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CHAPTER VI ASSESSMENT OF EXISTING CONDITIONS AND PROBABLE
IMPACTS: PUBLIC FACILITIES AND SERVICES

6.1  Transportation

A traffic impact analysis report was prepared by Julian Ng, Incorporated, and is
included as Appendix F. The following summarizes the findings of the report.

xist iti

The proposed project is located at the primary entrance to Kailua town from the west
on State Route 61 (Pali Highway/Kailua Road). The proposed commercial area
expansion will retain the existing access from and onto the eastbound (makai-bound)
lanes of Kailua Road, The remainder of the project will connect to Hamakua Drive, a
collector roadway between the Kailua town area and the Enchanted Lakes area of
Kailua to the south. The portion of Hamakua Drive from its intersection with Kailua
Road to the point it widens from a 56-foot right-of-way (ROW) to a 76-foot ROW
(approximately 800 feet of roadway) is owned by the State and maintained by the City
and County of Honolulu. The remainder of Hamakua Drive to its intersection with
Keolu Drive is owned by the City and County.

A review of traffic count data indicates that existing traffic volumes in the area are
highest during the late afternoons. High traffic volumes were also recorded during the
morning commute peak period and from late moming through the mid-afternoon hours.
The historical data suggest that traffic volumes are increasing in this area,

In urban areas, traffic conditions are deiermined by capacity constraints at
intersections. Several intersections, including driveways within the project area, were
analyzed by different methods, which are based on the type (signalized versus
unsignalized) of intersection. Figure 18 shows the existing PM Peak Hour traffic
assignment,

Kailua Road-Hamakua Drive-Kainehe Street. The analysis of the existing PM Peak
Hour traffic assignment for this intersection (Figure 18) produced Level of Service
(LOS) "D" conditions for the eastbound approach on Katlua Road, LOS C for the
westbound Kailua Road approach, and LOS E conditions on the Hamakua Drive and
Kainehe Street approaches. Overall intersection condition was LOS D. (LOS is a
quantitative and qualitative assessment of traffic operations, defined by LOS "A"
through LOS "F", with LOS "A" being the best operating condition with little or no
delay, and LOS "F" being the worst operating condition with extreme delays).

Hamakua Drive-Hahani Street. This signalized intersection was analyzed to determine
whether it operates at under capacity, near capacity, or over capacity. The analysis
showed that existing volumes are under capacity; although long queues formed on
Hahani Street waiting to turn left, vehicles were able to clear the intersection in the
next green phase for Hahani Street.

Hamakua Drive-Hekili Street. The analysis of the existing traffic assignment at this
unsignalized intersection was based on the excess of capacity over demand, and gave

LOS E for the left turn from Hekili Street to Hamakua Drive, and LOS A for both the
Hekili Street right turns and the left turns into Hekili Street.
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Hamakua Drive-Aoloa Street, The unsignalized intersection analysis for existing traffic '
assignments shows LOS B for left turns from Hamakua Drive into Aoloa Street, LOS
A for right turns from Aoloa Street, and LOS E for left turns from Aoloa Street.

re T ition Im Proj

Future conditions for year 1997 were evaluated. From past and existing traffic counts,
future traffic in the area can be expected to remain the same as existing or increase by
no more than one percent per year. For the purpose of evaluating 1997 conditions
without the proposed project and to serve as a baseline for future with-project
conditions, the existing traffic assignment was increased by six percent. In addition,
the existing one-acre commercial site fronting Kailua Road was assumed to be
redeveloped as a small shopping center, thereby increasing driveway volumes from less
than 10 vehicles observed to 115 vehicles in the peak hour in each direction. Figures
19 and 20 show the future PM peak hour traffic assignment without and with the

proposed project, respectively.

Kailua Road-Hamakua Drive-Kainehe Street. The analysis of the increased volumes in
the future without project traffic assignment show poorer LOS for all but the

westbound Kailua Road approach, with LOS F describing the other approaches and the
overall intersection condition. Higher average delays and similar levels of service were

found for the future with project assignment.

Hamakua Drive-Hahani Street. Future volumes for this intersection were also found to
be under capacity, both with and without the project traffic assignment.

Drive-Hekili . Future LOS conditions at this intersection without the
project were found to be similar to existing conditions. The proposed project would
change the intersection by adding a fourth leg opposite Hekili Street. Increased
through traffic on Hamakua Drive would result from the other project access
driveways, in addition to the increased traffic turning into or out of the fourth leg. The
left turn from Hamakua Drive to Hekili Street changes to LOS B while Hekili Street
remains at LOS E (left lane) and LOS A (right lane). The new approach would not
have sufficient capacity to serve the estimated peak hour traffic leaving the project.

Hamakua Drive-Aoloa Street. Increased volumes on Hamakua Drive will have little
impact to this intersection, and future traffic conditions with or without the project will
generally remain the same as existing conditions.

Affordable Elderly Housing and Community Center Driveways. The analysis of these
driveways as unsignalized intersections show that capacity will be adequate.

Kailua Road-Hamakua Drive-Kainghe Street. The City and County of Honolulu
Departments of Public Works and Transportation Services has a street widening plan

which indicates that Hamakua Drive, from Kailua Road and for a distance of
approximately 800 feet to the south, shall be widened to an 80-foot ROW, with all of
the additional width on the west (mauka) side, This modification of the Kailua Road-
Hamakua Drive-Kainehe Street intersection would provide two departure lanes,
allowing through movements from both lanes on Kainehe Street, The overall LOS for
the intersection would improve from LOS F (both with or without the project) to LOS
E. However, widening of this portion of Hamakua Drive would impact Kawainui
Stream and the wetlands. Because of the proximity to Kawainui Stream, the developer
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will consult with DTS to determine the most desirable solution with respect to both the
impacts to the stream and accommodation of projected traffic volumes. The widening
of Hamakua Drive will accommodate two east-bound lanes from Kainehe Street to
Hamakua Drive. Associated modifications to the Hamakua Drive/Kainehe Street
intersection will be provided.

The property line radii will be adjusted to 30 feet at the southwest corner of the Kailua
Road/Hamakua Drive intersection in addition to a 24-foot road widening fronting
Hamakua Drive. Full frontage improvements will be provided with respect to the new

property line.

Preliminary plans indicating the roadway improvements will be provided to DTS as the
project moves into more detailed stages of design.

The project traffic engineer, Julian Ng, Incorporated, consulted with DOT Planning
Branch regarding alternative mitigation measures to improve the Level of Service
(LOS) at the Kailua Road/Hamakua Drive/Kainehe Street intersection. As requested by
DOT, additional analyses was done to identify an appropriate improvement for the
intersection in question. The November 1991 Traffic Impact Analysis Report discussed
an alternative which was found to improve future PM Peak Hour conditions to Level of
Service E; the Highways Division indicated that an appropriate improvement would
provide LOS D.

A letter describing the findings of the analyses is appended to the Traffic Impact
Analysis Report in Appendix F. In summary, improvement of the intersection of
Kailua Road and Hamakua Drive/Kainehe Street to current highway design standards
would provide added capacity and, along with changes in signal phasing, permit the
intersection to serve future traffic at an acceptable overall level of service (LOS D).
This improvement would require that the Kawainui Bridge (eastbound) on Kailua Road
be widened. The further addition of a right turn lane on the northbound Hamakua
Drive would provide for LOS D conditions on each approach. Due to the existing
relationship between the centerlines of Hamakua Drive and Kainehe Street, any
widening for additional approach lanes on Hamakua Drive should be on the east side.
Additional traffic due to the proposed project will increase delays, but LOS D would
continue to describe conditions for each approach.

Hamakua Drive-Hekili Street. The proposed project will change the existing T-
intersection at Hamakua Drive and Hekili Streef to a four-way intersection. Traffic
exiting the project may not have sufficient capacity to cross or turn left onto Hamakua
Drive. Pedestrians wishing to cross Hamakua Drive will also have difficulty finding
acceptable gaps in the main street traffic.

According to the traffic consultant, the proposed traffic signal at Hamakua Drive and
Hekili Street may be necessary even without the proposed access opposite Hekili Street.
Currently, the left turn movement from Hekili Street to Hamakua Drive (toward
Enchanted Lake) operates at Level of Service (LOS) E (LOS D is generally considered
an acceptable level for urban traffic). The current LOS indicates that improvements to
this intersection should be considered. Traffic volumes making this movement are
expected to increase even without the proposed project.

Traffic signals at the Hamakua Drive-Hekili Street intersection would interrupt the

heavier Hamakua Drive traffic stream and provide for the cross street flows. Signals
would also improve the pedestrian crossing of Hamakua Drive, which is expected to
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have a higher demand with the proposed project. Signalization of the Hekili
Street/Hamakua Drive intersection will be provided.

The addition of a traffic signal at the Hekili Street/Hamakua Drive intersection will
result in the possibility of traffic on Hamakua Drive being stopped by the signal.
Analysis performed by the traffic consultant concluded that even with the addition of a
traffic signal at that intersection, it will have sufficient capacity to provide good
operatinggconditions on Hamakua Drive (personal communication, Julian Ng, Inc.,
May 4, 1992).

A curbed cut driveway, opposite Hekili Street, will be provided for access to the
retirement community. All other vehicular access points along Hamakua Drive will be
constructed as standard City dropped driveways.

Standard wheelchair ramps will be provided on both corners of the curbed cut driveway
servicing the retirement community.

Affordable Elderly Housing and Community Center driveways. Pedestrian crossing
demand at the affordable elderly housing and community center driveways should be
directed to a crosswalk at the nearby Akoakoa Street intersection though the use of
signs or other devices. Since the median strip was constructed after the preparation of
the traffic analysis, it was not included in the report.

The construction plans for the project's access on Kailua Road will be developed to
conform to applicable design standards with respect to sight distances.

The internal roadway circulation pattern for the proposed commercial area and
retirement gommunity will be designed to prevent or minimize vehicle backup onto
Kailua Road.

Any roadway plans for construction work within the State highway right-of-way will be
submitted to DOT Highways Division for review and approval.

6.2 Water

Smith Young & Associates prepared a water system report for the project which is
included as Appendix G. It is summarized below.

xistin ition

There is currently no water service to the project area. There are two water mains
under Kailua Road crossing Kawainui Stream; one 24" diameter line and one 14"
diameter line. There is one 12" diameter water main under Hamakua Drive.

The water reservoir at the top of the hill on the west end of the property has been
abandoned. The BWS plans to construct a water reservoir at the top of the hill on the
west end of the project adjacent to the abandoned reservoir. The Pohakupu Reservoir
(overflow elevation = 272) provides the water for this part of Kailua.

Proposed Development and Water Demands

The proposed retirement community will require water for personal use and for
landscape irrigation. The maximum daily demand for water for the proposed
development of approximately 400 apartment units will be 240,000 gallons. According
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to the BWS, the existing water system is adequate to accommodate the proposed
development. The availability of water will be confirmed when building permits are
submitted for BWS review and approval. A water master plan for the project would be
required for BWS review and approval if the water system is installed and dedicated to
the BWS.

The project will connect to the existing BWS water distribution system. The mauka
parcel of the development will connect to the 24" water main under Kailua Road. The
community center on the east end will connect to the 12" water main under Hamakua
Drive. The makai parcel will also connect to the 12" water main under Hamakua
Drive. The service limit for the area is at the 172-foot elevation. The development
will be subject to BWS cross-connectional control requirements prior to the issuance of
the building permits.

Fire hydrants will be required at 250" intervals. An estimated total of 14 fire hydrants
will be required for the entire project.

Im Mitigation M ¢

No water lines will be located in the wetlands. There will be some minor, temporary
impacts during construction because of the trenching required to install the water line,
These impacts will be mitigated according to the guidelines described in the discussion
of mitigation measures in Chapter 4, Section 4.3 Soils.

The availability of water will be confirmed when the BWS reviews and approves
building permits for the project.

If a three-inch or larger meter is required, the construction drawings showing the
installation of the meter will be submitted for BWS review and approval.

The BWS will require a drainage easement to accommodate the proposed Kailua 272
Reservoir. The reservoir, which is tentatively scheduled for construction in fiscal year
1994-95, is required to bring water storage capacity for the Kailua area up to BWS
standards. The BWS must drain the reservoir for periodic maintenance. The runoff
from this draining must be collected in the storm drain system. Any impact from these
flows on the wetlands comes under the Board of Water Supply development plans. The
feasibility study and EIS for the project are presently being formulated. The exact
location of the drainage easement will be negotiated between the BWS and the property
Oowner.

6.3 Wastewater
Existin ndition

There are two existing pump stations near the project site, the Kailua Road pump
station and the Kailua Heights pump station. The Kailua Road pump station is across
Kailua Road from the proposed development. The Kailua Heights station is currently
severely overloaded.

Pr. Developmen Wastewater Fiow
The construction of a retirement community will generate an average of approximately

76,000 gallons daily. All project wastewater flows will be directed to the Kailua Road
Wastewater Pump Station via an existing 27" sewer along Hamakua Drive.
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The buildings on the 89-acre mauka site will be at, or above 25 feet above mean sea
level. Wastewater flows will be piped to a sewer main makai of the buildings in the
buffer zone between the development area and the wetlands. The western mauka sewer
system can be connected to an existing manhole at Kailua Road. The proposed sewer
line on the eastern part of the mauka site will connect the community center to the
existing 27" sewer under Hamakua Drive. Refer to Appendix G for further discussion
of the wastewater system and illustrations of the system layout.

The 8-acre triangular lot makai of Hamakua Drive will also be connected to the
existing 27" sewer line under Hamakua Drive.

I | Mitigation M

The Department of Public Works has indicated that the municipal sewer system is
currently adequate to support the proposed wastewater requirements.

Increased sedimentation and noise levels affecting the wetland habitat are the two
adverse impacts that may result from routing the future sewage improvements along the
proposed wetland buffer. Sedimentation reaching the wetlands as a result of the sewer
improvements into the wetlands will be prevented or minimized by a berm which will
be constructed at the wetlands boundary to prevent runoff from flowing into the
wetlands during construction. A drainage swale will be constructed mauka of the berm
to channel the overland flow to settling basins to prevent silt from being carried from
the site. A description of the construction activity erosion control measures can be
found in Appendix G.

Noise and activity impacts of the sewer improvement construction will be mitigated by
the regulation of timing of the construction. Construction activities will be regulated to
minimize or avoid disturbance to breeding endangered waterbirds and minimize
sedimentation.

6.4 Drainage
xisti ition

In the existing drainage pattern, the stormwater runoff flows down the hillside into the
wetlands area. Kawainui Stream drains the wetlands to Kaelepulu Stream and thence to
the ocean. Stormwater runoff carries soil particles from the hillside so that silt
accumulates both in the wetlands and the stream.

The City and County of Honolulu is planning to dredge Kawainui and Kaelepulu
Streams to its original design capacity. Kawainui Stream will be dredged to
approximately (-)7 feet mean sea level (MSL), with the Coconut Grove end of the
stream slightly higher. Kaelepulu Stream will be dredged to approximately (-)8 feet
MSL. The dredging of Kawainui Stream will take place during Phase II of the project.

According to the Environmental Assessment of the Kaelepuly and Kawainui Streams
Maintenance Dredging "there have been instances of stream overflow due to the
sediment overload in the stream bed; however, there have been no recorded instances
of property damage, and this project (maintenance dredging) will relieve this potential
risk.”" The proposed dredging will "restore the design capacity” of the streams. The
applicant will continue to consult with DPW regarding the stream dredging project.
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There is a curb inlet on either side of Hamakua Drive approximately 300" south of the
bridge crossing Kawainui Stream. These inlets drain to an outlet in the wetlands on the
makai side of Hamakua Drive. There are also curb inlets on either side of Akoakoa
Street at the intersection of Akoakoa and Hamakua Drive and one curb inlet on
Hamakua Drive across from Akoakoa Street. These inlets connect to an existing 36"
storm drain line under Hamakua Drive which flows away from the site and eventually
terminates in Kaelepulu Pond (Enchanted Lake). City and County of Honolulu Storm
Drainage Standards require this line to be designed for a 10-year storm. There is
sufficient capacity to handle the additional runoff from the portion of the mauka
development site which will flow into this line. Flooding in Kawainui Stream does not
affect the iniets on Akoakoa Street.

There are three storm drain outlets on the northeast side of Kawainui Stream between
Hekili Street and Kailua Road. These outlets release flows into Kawainui Stream.

Drain hange Developmen

Smith Young & Associates prepared a revised stormwater runoff and drainage report,
which is included as Appendix G. Calculations for runoff were based on rainfall
intensities of 2.0 inches per hour for 10 year storms. The overall increase in storm
water runoff for the entire 97-acre site was calculated at 23%, or an increase from 166
cubic feet per second (cfs) to 204 cfs (see Appendix G for calculations). The revised
calculations were based on a more detailed analysis of the drainage patterns than was
done for the previous calculations. The resulting flows differ slightly from the
numbers presented in the original report, with the existing flow calculated to be 166 cfs
and the total post development flow calculated at 204 cfs, as originally stated.

In general, development of the retiremeni community will change the drainage
characteristics of approximately 31 acres of the 97-acre site. The thick grasses of the
lower hillside will be replaced by building, roadways and parking areas. These will
account for a higher runoff coefficient and shorter time of concentration (see Appendix
G for runoff coefficients).

Two separate storm drain systems will service the mauka site. One storm drain system
will service the makai site. See Figure 21 for the proposed drainage system. The
proposed drainage improvements for the mauka development site will intercept runoff
from the upper hillside above the proposed development and divert the flow into pipes.
The pipes will run under the proposed development area. The flows will be released
into the wetlands to preserve the existing flushing action of these wetlands.

The wetlands will be separated from the development by a 50' buffer zone. A
permanent berm and swale shall be constructed at the buffer zone lower boundary to
intercept overland flows and direct them into inlets which will connect to the proposed
storm drain system. Storm drain inlets along the lower boundary of the development
will also intercept runoff from the developed area and divert that flow into pipes.

The western mauka system will terminate in an outlet in the northwest corner adjacent
to the commercial area. The eastern mauka system will terminate at Hamakua Drive
and Akoakoa Street where it will connect to the existing 36" storm drain line. The
calculations included in the drainage report show that this drain line can accommodate
the additional runoff from the project.

One storm drain line will extend across the lower boundary of the developed area on
the makai parcel. At the eastern wetlands boundary, an outlet shall be constructed to
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release storm water flows into the stream. According to the Flood Insurance Rate Map
(Community Panel #150001 0090C) this parcel is in Zone AE (areas inundated by the
100-year flood with a base flood elevation of 6.0 feet above mean sea level) (see Figure
22). The 100-year flood elevation is 6 feet. Fill must be put in place to raise the lots
above the 6' flood level in order to develop this site. The lots must be raised enough to
create sufficient slope to drain the developed area down to the stream. Fill will not be
deposited in the wetlands, as this area does not require flood protection. Every effort
will be made to balance the earthwork so a minimal amount of fill is transported on- or
off-site. Any fill material would likely originate from non-urban spoils on-site.

Other portions of the application area are located in the floodway area; Zone X -
shaded (areas inundated by the 500-year flood); and Zone X - unshaded (areas
determined to be outside the 500-year flood plain). New structures in the proposed
expanded commercial area will not be located in the floodway.

The dwellings along Akoakoa Street and the condominiums across Kawainui Stream
from the project area are located in areas determined by the Federal Emergency
Management Agency as Zone X in a Flood Area on the Flood Insurance Rate Map
(Community Panel #150001 0090 B). Occasional ponding in backyards has been
reported by residents of Akoakoa Street adjacent to the makai development area.
Existing drainage problems on adjacent properties are beyond the control of the
proposed development. The policy of lending institutions to require flood insurance
and the rates for such insurance are beyond the control of this development. According
to the project civil engineers, runoff from the project is expected to be accommodated
by Kawainui Stream.

Impac Mitigation M

The total projected runoff flowing directly into the wetlands was calculated at 124 cubic
feet per second (cfs) for 10-year storm conditions. The urban runoff will be directed
around the wetland to Kawainui Stream (59 cfs) and to Kaelepulu Pond through an
existing storm drain (21 cfs). This would result in a net decrease of 42 cfs reaching the
wetland via overland runoff (the revised drainage report calculates existing runoff from
the 97-acre site at 166 cfs). According to the DU Draft Wetland Restoration and
Management Recommendations for the Hamakua Marsh, runoff from the land is
regulated by the tide, downstream blockages at the mouth of the stream, and flood
control gates in Coconut Grove. The net change in runoff reaching either the stream or
wetland is an increase of 17 cfs (124 cfs to wetlands, 59 cfs to stream) for a 10 year
storm event. According the U.S. Fish and Wildlife Service (letter dated April 24,
1992 reproduced in Chapter 13), the wetland is probably maintained primarily by
periodic inundation from Kawainui Stream, although the impacts of the changes in
runoff on the wetland habitat are undetermined at this time. One of the goals of the
wetland restoration project is the impoundment of water at optimum levels for the
endangered waterbirds.

Although the proposed development will increase the flow in Kawainui Stream, the
design capacity of the stream will be restored by maintenance dredging improvements
currently proposed by the City and County of Honolulu. Less silt will be deposited in
the wetlands because the proposed storm drain improvements will divide the flows and
prevent runoff from flowing overland to the wetlands. This will preserve the natural
flushing action of fresh water filtering through the wetlands. Controlling the
stormwater flows in the lower levels of the hillside will reduce the overall erosion of
the hillside and reduce the overall silt load presently reaching the Kawainui Stream.
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According to the project civil engineers, Smith Young & Associates, Kawainui Stream
has sufficient capacity to accommodate the project-related runoff, if the stream and
berm at the mouth of the stream at Kailua Bay are properly controlled and maintained
by the City and County of Honolulu.

The project's civil engineers calculated the runoff for 100-year storm conditions.
According to Smith Young & Associates, the difference in calculated runoff between a
10-year storm and 100-year storm is slight. The rainfall intensity is calculated
diff)érently for the 10-year and 100-year storms. For the 10-year storm, following the
procedure set forth in the Storm Drainage Standards of the City and County of
Honolulu, the intensity (inches of rainfall per hour) is multiplied by time of
concentration factor (calculations are included in the revised drainage report, to be
included in final EIS). The resulting intensity, used previously, was 3.5 inches per
hour. The intensity of a 100-year storm of one hour duration, according to the Rainfall

Frequency Study for Qahu, 1984, is also 3.5 inches per hour.

Further investigation into the Kawainui Stream and drainage basin performed by the
project civil engineers revealed that the controlling factor which determines the 100-
year flood plain elevation is the sand berm at the mouth of Kaelepulu Stream at Kailua
Beach. This is a naturally occurring berm formed of sand deposited by the waves, and
is occasionally removed by the City and County of Honolulu. The 100-year flood plain
elevation is determined by the berm level at the mouth of Kaelepulu Stream, not by the
amount of flow into Kawainui Stream.

Calculations cannot be made to determine the increase in the 100-year flood plain
elevation. The flood plain elevation calculations start with the water surface elevation
at the mouth of Kaelepulu Stream. The water surface elevation varies with the tides
and the elevation of the sand berm which is under the control of the City and County of
Honolulu. However, the development wi'l have some effect on the flood plain which
can be expressed logically, if not numerically,

Fill will be placed on the makai development site to raise it out of the 100-year flood
plain, The existing elevation is close to 5 feet above MSL. Removing approximately 2
acre-feet from a flood plain with a capacity of several hundred acre-feet will not raise
the flood plain elevation significantly.

Since the Coconut Grove area is upstream of the project site, it should not be affected
by runoff from the proposed development if Kawainui Stream is maintained and the
berm at the stream mouth appropriately controlled by the City and County of Honolulu.
The residential areas along Kawainul Stream will not be adversely affected by the
increased runoff if the dredged stream is maintained at design capacity and allowed to
flow out to Kailua Bay. According to the project civil engineers, although it is
anticipated that runoff flows to Kaelepulu Pond will increase as a result of the proposed
project, residences along the pond's edge should not be adversely affected if the outlet
to Kailua Bay is properly maintained.

The makai development area will be filled to the required 6-foot base flood elevation
(approximately 1 foot +/- above existing grade). According to the City's topographic
photo contour map (Sheet No. 592-78) the elevation of the homes along Akoakoa Street
bordering the site is 10 feet above mean sea level (MSL). The development area,
therefore, will be at a lower elevation than the adjacent Akoakoa Street homes. The
makai development area will be designed to comply with the i

Honolulu, which requires that the existing natural grade of adjoining properties be
maintained (Section 23-3.2 Special Requirements, Paragraph A).
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The elderly affordable housing will be built according to base flood elevations as
specified in the Flood Insurance Rate Maps and according to the City's Land Use
Ordinance. The Department of Public Works will review detailed drainage plans prior
to commencement of any construction.

Stormwater runoff will likely be regulated under Section 402 of the Clean Water Act
through the National Pollutant Discharge Elimination System permit program late in
1992. The proposed permanent drainage system will be designed and constructed to
contain adequate retention and sedimentation capacity, to comply with the Clean Water
Act. Stormwater management plans include structural measures to decrease peak
discharges, trap and retain suspended sediments, and treat poliutants in urban runoff,
These measures will be more precisely determined as specific plans are developed for
the overall project. There is not sufficient detail at this preliminary stage to 1dentii=f?
which elements will be included in the management of the stormwater runoff.
Temporary erosion control measures installed prior to construction are dependent on
the total construction contract time, the time of year the grading operations occur, and
the phasing of the project.

Civil defense tsunami evacuation maps for the Waimanalo-Kailua area (produced by the
Joint Institute for Marine and Atmospheric Research, University of Hawaii, in
cooperation with the State of Hawaii Civil Defense System) indicates that the
evacuation area is located makai of the confluence of Kawainui Stream and Kaelepulu
Stream. It also notes that the rise in Kaelepulu Stream within the evacuation area is
estimated at four feet and that the Enchanted Lake area is not in danger. It is the
opinion of the Oahu Civil Defense Agency that there would be no significant rise in the
level of Kawainui Stream in the vicinity of Akoakoa Street due to a tsunami (personal
communication, Frank Apel, Oahu Civil Defense Agency, May 6, 1992).

6.5 Solid Waste

Civil engineering reports were prepared by Smith Young & Associates, The solid
waste report is summarized below, and is found in its entirety in Appendix G.

xistin ndition

Solid waste in the Kailua area is collected by the City and County of Honolulu, Refuse
Collection and Disposal Division or by private collection companies and transported to
the Kapaa Transfer Station and thence to the Honolulu Program of Waste Energy
Recovery (H-POWER) facility where it is converted to electricity. This station has the
capacity to transfer 500 tons per day of refuse. There is also a school drop-in recycling
program currently in effect in Kailua.

Potential Impacts Mitigation Measure

Construction of the project will generate some solid waste. Reduction measures
include composting the grub material and the use of locally-produced greenwaste
compost in landscaping.

The study conservatively estimates that approximately 4,000 pounds of solid waste will
be generated per day by the proposed project (two-occupant senior housing,
commercial area and medical facilities). Medical facilities will comply with the City
and County of Honolulu, Refuse Collection and Disposal Division medical waste
disposal regulations.
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The development will have no significant impact on the operations of the Kapaa
Transfer Station. The capacity of Kapaa Transfer Station is 500 tons per day. The
proposed project will generate less than one-half of one percent (two tons) of the total
capacity of the transfer station. The majority of the refuse will be converted to
electricity and will not be deposited in landfills.

Since the project will be a cluster development, there will be an opportunity to provide
convenient recycling centers on site. Newspapers, glass and aluminum can be
deposited in designated bins and transported to local recycling centers. Another waste
reduction strategy is the allocation of material storage in the multi-family units. The
applicant will consider the use of paving materials made in part from recycled glass in
road construction throughout the development, if feasible and appropriate.

6.6 Schools and Libraries

Public schools serving the area include Kailua Elementary, Kaelepulu Elementary,
Enchanted Lake Elementary, Kailua Intermediate, and Kailua High School. There are
currently no school-aged children living on the subject property.

The proposed project is not expected to generate a population of school-aged children,
since the residential units would be occupied by aduits of retirement age or older, and
thus, will have no impact on public schools in the area.

Kailua Public Library is located on Kuulei Koad, approximately 1/2 mile from the
project site.

6.7 Recreational Facilities

Public parks in the area include Kailua Beach Park, Kalama Beach Park, and Kailua
Field. The private Mid-Pacific Country Club is also within the vicinity of the project.
The DP Public Facilities Map shows a small parcel across Kailua Road from the project
area as programmed within the next six years for a park. The State plans to develop
part of the site as a wildlife sanctuary and part as an interpretive center through the
Department of Land and Natural Resources.

The development of the retirement community and elderly affordable housing will be
required to comply with the City's Park Dedication Ordinance No. 4621. The project
will be designed to include active and passive recreation areas and facilities. These
private park facilities will be used to comply with the Park Dedication Ordinance
requirements. According the Department of Parks and Recreation, the addition of 650
residents to Kailua will not overtax existing public parks.

6.8 Police Protection
isti nditi

The Kailua Police Station is located on Kuulei Road, approximately 1/2 mile from the
project site. It falls under the Windward Command (District IV Regional Patrol
Bureau), and serves the area from Waimanalo (Makapuu Point) to the entrance to
Kaneohe Marine Corps Air Station (H-3 Freeway). There are 8 to 11 officers assigned
to the patrol on duty at one time, or a total of about 60 officers assigned to the area.
There are normally 2 officers patrolling the beat, which stretches from Keolu Hills to
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Coconut Grove (including the project area), on a 9-hour watch (Personal
communication with Major Richard Fuji, 22 August 1991).

Impacts and Mitigation Measures

According to the Police Department, the project should have minimal impact on the
delivery of police services in the area. It does not foresee a substantive increase in
calls for service and the need for additional manpower Of I€SOUICES. Adequate security
measures will be taken during the construction phase of the project to avoid exposing
the surrounding neighbors to construction hazards. The project will be designed with
appropriate security features, such as adequate lighting in public spaces and access
control.

6.9 Fire Protection

The Kailua Fire Station is located approximately 1/2 mile from the project site, at the
comer of Kuulei Road and Kainalu Drive. The station houses an engine company
(1,500 gallons per minute pumper) and a ladder company, with 18 firefighters assigned
to each. There is a total of 12 personnel on duty for each 24-hour shift, Olomana Fire
Station, located about 1.5 miles from the project site on Kalanianaole Highwag, and
Aikahi Fire Station, located near the entrance to Kaneohe Marine Corps Air Station
about 2.5 miles from the project site, would also respond to a fire in Kailua, if
necessary. The Olomana station has an engine company and 5 firefighters on each
shift, as well as a battalion chief and driver.

There is also a City and County ambulance service located in back of the Kailua Fire
Station. The fire department responds to medical calls if the ambulance service is more
than 3 minutes away from call (Personal communication with Chief Attilio Leonardi,
22 August 1991).

The Fire Department indicated that it has no objections to the proposed project
providing that certain conditions are complied with, including compliance with Article
10 of the Uniform Fire Code. The project designers will work with the Fire
Department to ensure that the water system and fire apparatus access roads comply with
the standards of Article 10 of the Uniform Fire Code. Construction plans will be

submitted to the building and fire departments for permit review and approval prior to
the commencement of the project.

6.10 Power and Communication
Existin ndition

wer. There are three Hawaiian Electric Company (HECO) 12.47 XV
feeders in the vicinity of the proposed project, The Kailua Substation Kailua Feeder
No. 1 is an underground feeder located on Kainehe Street, The Keolu Substation
Enchanted Lakes Feeder is an overhead feeder, which traverses a portion of the
wetland area mauka of Hamakua Drive from the bridge over Kawainui Stream to
Hahani Street. The Pohakupu Substation Kailua Feeder is an overhead feeder which
comes down from the Pali along Kailua Road.
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Telephone. GTE Hawaiian Tel maintains overhead and underground cable facilities
along Kailua Road and Hamakua Drive. The system is currently adequate to serve the
area.

Cable. Oceanic Cable presently has cable service in close proximity of the project area
and does not foresee any problems in meeting service requirements.

Gas. The Gas Company determined that the project area is currently clear of all gas
utility facilities.

I | Mitigation Measur

Electrical power. Two 12,47 KV circuits will be required to serve the Kailua Gateway
Development. The primary feeder will be the Kailua Substation Kailua Feeder No. 1.
It can be tapped at the Hamakua Drive entry to the project site. The backup feeder will
be the Keolu Substation Enchanted Lakes Feeder which is accessible right on the
development site. There is expected to be sufficient capacity on these feeders to serve
this load by the project's earliest completion date of 1995.

The maximum demand for all the project facilities will be approximately three
megawatts. The anticipated energy consumption is expected to be about ,000
kilowatt-hours per month.

Efforts to conserve energy will include extensive use of dimming, selection of ener
efficient light sources, and the use of photocells or automatic timing devices to turn o
lights when not needed. High efficiency motors and chillers, a heat recovery system,
and energy-saving metal halide and fluorescent lamps and ballasts are among the

energy-saving devices that may be employed. Where feasible, lights and motors will

be energized at higher voltages to minimize line losses. Capacitors will be applied at
VAR producing loads to improve voltage regulation and distribution efficiency.

Utility companies may be implementing demand-side management programs, which
may require efficiency devices to be installed in developments. The developer will
continue to consult with the utility companies on their requirements as the project
moves into more detailed design phases.

Telephone. Telephone service would be available at the project site from GTE
Hawaiian Tel. The service point will be made from Kailua Road.

The proposed project will probably require the provision of relief service by GTE
Hawaiian Tel through additional cable from the central office (switching center) at
Kuulei Road and Maluniu Avenue,

6.11 Health Care Facilities
Castle Hospital is the nearest full service hospital to. the project site, located
approximately one mile to the west. There are other medical facilities located within

the downtown Kailua area, City and County emergency ambulance service is located
behind the Kailua Fire Station.
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CHAPTER VII ALTERNATIVES TO THE PROPOSED ACTION

Chapter 200 of Title 11, Environmental Impact Statement Rules, requires a discussion
of "any known alternatives...which could feasibly attain the objectives of the action."
The rules further specify that the altemnatives be explored and evaluated in light of
enhancement to environmental quality or the avoidance or reduction of adverse
environmental effects. As stated in Section 2.5, the objective of the action is to allow
the development of a lifecare retirement community, affordable rental housing for the
elderly, a community center, and the expansion of an existing commercial area on the

subject property.
7.1  Alternatives Which Could Feasibly Attain the Objectives of the Action

Two alternatives would reasonably achieve the objectives as stated in Section 2.5.
They include (1) "development only on the mauka parcels” and (2) “low-rise
alternative”. They are discussed below.

7.1.1 Mauka Area Development

This alternative would develop all the elements entirely on the 89-acre parcel mauka of
Hamakua Drive. The makai triangular parcel would remain undeveloped. This
alternative was rejected because it would increase the amount of traffic entering the
mauka project area, and reduce the developable land area available for the lifecare
facility and community center. ‘The resulting structures would be higher and closer
together than in the proposed plan, further affecting views of the hillside. The
triangular parcel is also in the State Land Use Urban district, and could be available for
affordable housing development much earlier than the mauka parcel. The developer is
currently working with the Salvation Army in pursuing development of this parcel for
elderly affordable housing as early as possible.

7.1.2 Low-Rise Alternative (under 25 feet)

This alternative would involve the development of the same number of dwelling units
entirely in low-rise structures, with a maximum height of 25 feet. Since it is highly
desirable for lifecare units to be accessible without going up or down stairs, attached 4-
story units (with a 40-foot height limit) can be made accessible with several
strategically placed elevator cores. A 25-foot height limit would result in a
proliferation of 2-story buildings on the site, with elevator access to upper units
becoming less practical. (The present conceptual plan includes single-story duplex
units in the southern half of the application area). This would also result in greater
footprint coverage of the project site, leaving less area for open, unobstructed green
space. Furthermore, this alternative would result in a greater percentage of the
propertg:eing covered by impermeable surfaces, which would contribute to additional
runoff from the site,

7.2 Alternatives Which Would Not Attain the Objectives of the Action

Alternatives to the proposed action which would not attain the objectives of the action
include: (1) "no action” (no amendment to the existing land use classifications at either
the State or City level); (2) "single-family residential" development; (3) townhome
development; (4) commercial and mixed use development; (5) "lower-density
alternative”; (6) "high-density" alternative; and (7) "development on alternative sites”,
These alternatives are discussed below.,



7.2.1 No Action Alternative

This alternative would retain the existing conditions on the property for the present
time or allow a portion of the property (currently zoned P-2 General Preservation) to
be developed with the following permitted uses: aquaculture, cemeteries and
columbaria, crop production, forestry, golf courses, game preserves, livestock grazing,
public uses and structures, outdoor recreation facilities, telecommunications antennas,
and utility installations. The advantage of this alternative would be that no further
expenditure of resources by the applicant would be required, and there would be no
impacts to existing infrastructure. The no action alternative would eliminate the
potential for providing a community center for Kailua and needed senior housing, both
subsidized and market-priced. This alternative would not attain the objectives of the

action.
7.2.2 Single-Family Residential Alternative

A previous proposal considered by the landowner in the early 1980s was a single-
family residential community. A variation of this plan was considered during the
present planning process, which included approximately 100 single-family lots in the
project area. This alternative would be compatible with the surrounding low-rise, low-
density land uses in the area, and provide a product for which there is a great demand,
However, traffic impacts during peak hours would likely be greater than the proposed
senior-oriented proposal, as residents of this type of residential development would
generally commute to work or school.

This action would not attain the objectives of the action being sought as the target
market would be families in the general population, and would not provide housing
specifically for senior citizens. It would also exclude the development of affordable
rentals for seniors and a community center.

7.2.3 Townhome Alternative

The development of approximately 200 townhome units was also considered, which
included a linear park fronting the wetlands and improvements to the existing
commercial area. This alternative would also fit into the low-rise atmosphere of the
surrounding area and provide a product for which there is a large market.

The community advisory committee was more receptive to this alternative, possibly
because the development was perceived as targeted to middle-income or first-time
buyers, and thus, would increase the inventory of affordable housing. Concerns
regarding this alternative centered on impacts to infrastructure and traffic volumes
generated during peak hours. A previous proposal for 160 townhome units was
rejected by the City Department of General Planning in 1983.

7.2.4 Commercial and Mixed Use Alternative

A commercial and mixed use alternative was also considered for the property. This
alternative proposed different activity nodes on the property: a waterfront village
consisting of restaurants, shops and condominiums, improvements to the existing
commercial area, a retirement community, a church or day care center, and a
performing arts center. The advisory committee expressed support for the proposals
for the retirement community, daycare center and performing arts center as activities

needed in the Windward Oahu area. It was determined that the most appropriate use of
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the property would be to concentrate on providing housing for the elderly, as well as
accessory community and commercial facilities.

7.2.5 Lower-Density Alternative

The proposed lifecare retirement center is an integrated facility consisting of
independent living units, personal care units and a skilied nursing facility. Based on
previous experience and actuarial analysis, in order to construct and operate each of the
components in a financially and logistically efficient manner, the developer determined
that 300-450 independent living units must be developed. Therefore, the development
of fewer than 300 independent dwelling units would render the project fiscally

unfeasible.
7.2.6 Higher-Density Alternative

At the request of the National Audubon Society, a higher-density development was
examined, based on the 90 units per acre medium-density apartment areas identified in
the Koolaupoko DP Special Provisions. A total of 2,880 units would result if the entire
32 acres being sought for redesignation to Medium-Density Apartment were developed
at this density. This would result in an unacceptable level of adverse impacts to traffic
facilities, infrastructure, runoff and sedimentation levels, and views of the hillside, In
addition, the lifecare facility would not operate at an optimum level, since the desired
development program consists of 300-450 independent living units.

7.2.7 Development on Alternative Sites

There are no other sites under the landowner or developer's control in the Kailua area
appropriate for the proposed development.
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CHAPTER VI IRREVERSIBLE AND IRRETRIEVABLE
COMMITMENTS OF RESOURCES

Chapter 200 of Title 11, Environmental Impact Statement Rules (11-200-17 (k)
requires the "identification of unavoidable impacts and the extent to which the action
makes use of non-renewable resources during phases of the action, or irreversibly
curtails the range of potential uses of the environment...."

The construction and operation of the proposed project will result in an irreversible and
irretrievable commitment of capital, labor, land, and energy for the design and
development of the project. .

The land is currently in open space, which will be altered by the presence of physical
structures. Of the 33-acre area of application, about 21% wiil be covered with physical
structures, the tallest of which will be 4 stories. This area represents about 7% of the
entire 97-acre project area. The current plan proposes to maintain landscaped open
spaces between structures and low-rise clusters of buildings.

Views of part of the Puu O Ehu hillside will also be altered, although the ridgeline and
most of the upper slopes is not expected to be impaired by the development. Views of
Mount Olomana will not be affected.

Other unavoidable impacts include the removal of some scrub vegetation, increases in
traffic, potable water demand, and the need for wastewater and solid waste disposal.

The project will not adversely curtail the range of potential uses of the environment,

since the other development altemnatives considered would contribute similar
environmental impacts without addressing the special housing needs of the elderly.
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CHAPTER IX RELATIONSHIP BETWEEN LOCAL SHORT-TERM USES OF
THE ENVIRONMENT AND MAINTENANCE AND
ENHANCEMENT OF LONG-TERM PRODUCTIVITY

Chapter 200 of Title 11, Environmental Impact Statement Rules (11-200-17 G)
requires a brief discussion of the "extent to which the proposed action involves
tradeoffs between short-term losses and long-term losses or vice-versa, and a discussion
of the extent to which the proposed action forecloses future options, narrows the range
of beneficial uses of the environment, or poses long-term risks to heaith or safety...."

Short-term tradeoffs related to the proposed action are associated with the development
of urban uses on the property. The project area currently consists of mostly vacant
land, and provides open space and the potential for alternative future uses. The
proposed action will commit the site to a particular urban use thereby potentially
»narrowing the range of [potential] beneficial uses” and possibly foreclosing future
options. However, the options of market single-family or cluster housing development
at the site were previously denied by the City Department of General Planning in part
because they did not sufficiently support General Plan objectives. The proposed project
will provide both elderly affordable housing as well as elderly housing with a
guaranteed health care component, thereby addressing housing needs for a growing
segment of the population.

The construction and operational phases of development will contribute greater
environmental impacts than those currently generated at the site (€.g. increased water
demand, traffic impacts, and demand for wastewater treatment). The development will
also reduce the amount of open space provided at the site. A preliminary building
footprint estimate for the lifecare center, community center, elderly affordable housing,
and the commercial area expansion shows a total building lot coverage of about 21% of
the 33-acre area of application (not included in this calculation are paved surfaces such
as roadways, parking lots, etc.)

Long-term productivity of the project site will be enhanced by the proposed lifecare
facility, elderly affordable rentals, community center, and expanded commercial area
by providing housing and accessory facilities beneficial to both the project's residents
and to the Kailua community at large.
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CHAPTER X CONSULTED PARTIES AND PARTICIPANTS IN THE DEIS
PREPARATION PROCESS

10.1 Participants in the Draft EIS Preparation Process

The DEIS was prepared for Kaneohe Ranch by Helber Hastert & Fee, Planners. The
following list identifies individuals and organizations who were involved in the
preparation of the DEIS and their respective contributions.

Helber Hastert & Fee, Planners

Mark H. Hastert (Principal-in-charge and Project Manager)
Gail M. Uyetake (Project Planner and Principal Author)

Technical Consultants

AECOS, Inc. (Water Quality)

Char and Associates (Flora)

Phillip L. Bruner (Fauna)

B.D. Neal & Associates (Air Quality)

International Archaeological Research Institute, Inc. (Archaeology)
Julian Ng, Incorporated (Traffic)

Smith Young & Associates (Civil Engineering)

10.2 Consulted Parties During the Preparation of the Draft EIS

The Department of General Planning (accepting authority) determined that the proposed
development may have a significant effect on the environment. On October 18, 1991,
an Environmental Impact Statement Preparation Notice (EISPN) was filed with the
Office of Environmental Quality Control (OEQC) and notice of the determination was
subsequently published in the November 8, 1991 OQEQC Bulletin. The publication of
the notice of determination began a 30-day public review period which ended on
December 8, 1991. A copy of the EISPN was mailed to 77 agencies, organizations,
and individuals listed below. The list contains parties believed to have an interest in
the project or who requested consulted party status.

By January 8, 1992, a total of 33 agencies, organizations or individuals responded in
writing. The parties who responded to the EISPN are identified by an asterisk (*) and
their respective comments are reproduced in Chapter 11.

An amended Application for DP Amendment and Environmental Assessment was filed
with DGP on January 8, 1992 for the expanded application area. As was the case with
the original application, DGP determined that the revised DP amendment request
required the preparation of an’ Environmental Impact Statement. Notice of this
determination was published in the January 23, 1992 OEQC Bulletin. This publication
began a 30-day public review period, which ended on February 22, 1992. A copy of
the amended EISPN was sent to the same 77 organizations or individuals listed below.
By February 26, 1992, a total of 22 agencies, organizations or individuals responded in
writing. The parties who responded to the amended EISPN are identified by a pound
sign (#). Their comment letters are reproduced in Chapter 11, along with the
applicant's responses.



Federal Agencies

e 4
»*
*

*#

U.S. Department of Agriculture, Soil Conservation Service
U.S. Army Engineer District, Honolulu

U.S. Department of Housing and Urban Development
U.S. Coast Guard, Aids to Navigation Branch

U.S. Dept. of the Interior, Fish and Wildlife Service

State Agencies

*#

“
*
*

i
™

*
“
“#
“#
W

*#

»

*#

Department of Accounting and General Services
Department of Agriculture

Department of Business, Economic Development & Tourism
Department of Education

Department of Health

Department of Human Services

Department of Land and Natural Resources
Department of Transportation

Division of Forestry and Wildlife, DLNR
Executive Office on Aging

Housing Finance and Development Corporation
Land Use Commission

Oahu Metropolitan Planning Organization
Office of Environmental Quality Control

Office of State Planning

State Historic Preservation Division

University of Hawaii, Environmental Center

City and County of Honolulu

* Board of Water Supply

*# Building Department
Department of Finance

* Department of Parks and Recreation

* Department of General Planning

*# Department of Transportation Services

*#  Fire Department

*# Police Department

*# Department of Land Utilization

¥ Department of Public Works

# Department of Human Resources
Department of Housing and Community Development

Public Utilities

*# Gasco

# GTE Hawaiian Telephone Company, Inc.

*®

Hawaiian Electric Company, Inc.
Oceanic Cablevision

X-2

S

3
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Community Organizations/Individuals

*#

Affordable Housing Alliance

American Association of University Women, Windward Branch
American Lung Association

John Clear, Century 21

Laverne Clement

Enchanted Lakes Community Association
Exchange Club of Kailua

Councilmember John Henry Felix

Mike and Nat Gorelangton

Ed Gorman, Realtor Associate, Womall-McCarter, Inc.
Councilmember Steve Holmes

Kailua Chamber of Commerce

Kailua Community Council

Kailua Hawaiian Civic Club

Kailua Neighborhood Board

Olomana Community Association

Kailua Senior Citizens

Kailua Town Reunion

Kawai Nui Heritage Foundation
Kiwanis-Windward

Kuulei Community Association

Lanikai Community Association

Lani-Kailua Business and Professional Women
Lani-Kailua Outdoor Circle

Maunawili Community Association

National Audubon Society

Oahu Hawaiian Canoe Racing Association
Olomana Community Association

Pali Seniors Club

Pohakupu-Kukanono Community Association
Rotary Club of Windward Oahu

Sierra Club

James A. Slavish, Jack Wolfe Insurance
Cynthia Thielen

Ginny Waracka

Eric A. Weiss

Windward Soroptimist Club

Windward Coalition of Churches

Windward Community Arts Council
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CHAPTER XI COMMENTS AND RESPONSES RECEIVED DURING
PREPARATION OF THE DEIS

This section contains reproductions of comment letters regarding the both the original
EISPN (November 8, 1991 publication) and the amended EISPN (January 23, 1992
publication) as well as the applicant's responses to those comments, Chapter 10
contains a list of the parties to whom the EISPN was sent. This list indicates which
parties responded in writing to the EISPN.

——e——— e . o ————— ———
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