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SPECIAL MANAGEMENT AREA ORDINANCE
CHAPTER 25, ROH
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Recorded Owners: Kathleen W.A. Sullivan Irrevocable Trust,

Maureen J. Sullivan Irrevocable Trust,
Colleen Sullivan Irrevocable Trust and
Patrick Joseph Sullivan Irrevocable Trust

Applicant : Foodland Supermarkets, Ltd.
Agent : Sueda & Associates, Inc.
Location : 59-716 and 59-720 Kamehameha Highway,

Pupukea, Oahu

Tax Map Key 5-9~11: 16 and 35

Regquest : Special Management Area Use Permit

Proposal : To construct improvements to an existing
supermarket and an additional parking
area

Determination : A Negative Declaration Is Issued

Attached and incorporated by reference is the Final Environmental
Assessment (FEA) prepared by the applicant for the project. Based
on the significance criteria outlined in Chapter 200, State
Administrative Rules, we have determined that preparation of an
Environmental Impact Statement is not required.
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ENVIRONMENTAL ASSESSMENT ,
50T 2 PM 2 58

BACKGROUND GEPT OF LAND UTILIZATION

GITY & COUNTY OF HONOLUL.:
The subject of this environmental assessment is the proposed renovation and addition to Pupukea
Foodland supermarket. The project consists of two parcels of land. The first (TMK 5-9-11: 16) is
the site of the existing commercial facility and parking lot. Based on Land Use Ordinance (LUO)
requirements, the additional square footage generated by the proposed renovation would require
additional parking. To accommodate the new parking requirement, an adjacent second parcel,
(TMK 5-9-11:35) has been joined to the existing Foodland parcel through an agreement by the
owners of the properties (April 8, 1994). This action was taken per Section 4.40-21 of the LUO
which states that "...if an owner or owners of adjacent lots believe that joint development of their
property would result in more efficient use of their land, they may apply for a Conditional Use
Permit to allow such development and to treat said lots as one (1) for zoning purposes.” After the
agreement was made and filed at the Burean of Conveyances, a Conditional Use Permit for joint
development was granted by DLU on April 16, 1994,

Ordinarily, because the project site lies within the Special Management Area (SMA), a major SMA
permit would be required for the project. But, since a Shoreline Management Permit had already
been granted to the original Foodland development on May 11, 1977, the applicants requested that
the subject project be considered a completion of the original Shoreline Management Permit, thus
negating the need for a new SMA permit application. In a letter dated November 4, 1994, DLU
approved the modification request to the original SMP. However, the letter also stated that because
TMK 5-9-11:35 was not part of the original SMP, a separate SMP application must be submitted
for development of the additional parcel.

Thus, the SMA permit application is technically only required for the additional parking. But in
order to keep the entire project in perspective, information on renovation of the existing building is
also provided in this document. This environmental assessment has been prepared as 2
requirement of the SMA permit process.

1.0 GENERAL INFORMATION
1.1 Applicant

Foodland Supermarkets, Ltd.
3536 Harding Avenue
Honolulu, Hawaii 96816
Phone: 732-0791

1.2 Recorded Fee Owner

Kathleen W.A. Sullivan Irrevocable Trust
Maureen J. Sullivan Irrevocable Trust
Colleen Suilivan Irrevocable Trust
Patrick Joseph Sullivan Irrevocable Trust
3536 Harding Avenue

Honolulu, Hawaii 96816

Phone: 732-0791
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1.3 Agent

Sueda & Associates, Inc.

905 Makahiki Way - Mauka Suite
Honolulu, Hawaii 96826

Phone: 949-6644

1.4 Tax Map Key

TMK 5-9-11: 16, 35

1.5 Lot Area

TMK 5-9-11:16 58,260 SF existing Foodland and parking
TMK 5-9-11:35 11,250 SE parking addition
Total 69,510 SF combined area

1.6 Agencies Consulted

1.6.1 City & County of Honolulu

Building Department

Fire Department

Department of Land Utilization

Department of Public Works, Division of Engineering
Department of Transportation Services

Board of Water Supply

1.6.2 State of Hawaii

Health Department
Department of Land and Natural Resources, Historic Preservation Division

Department of Transportation

1.6.3 Qthers

Hawaiian Electric Co., Inc.
GTE Hawaiian Tel
Pupukea Foodland

2.0 DESCRIPTION OF THE PROPOSED ACTION

2.1 General Description

2.1.1 Description of Proposed Project

The subject project is the renovation and addition to Pupukea Foodland which was opened in the
late 1970's. The project involves interior renovations to an existing masonry and wood framed
commercial building including a first floor and upper floor addition. These changes will result in
the expansion of Foodland's product line with the addition of a Bakery, a Deli, and a Fresh
Seafood section. The project also includes civil, sitework, demolition, structural, mechanical,

electrical and landscape work.

| 2%



2.1.2 Relation of the Parcel to the SMA

All of TMK 5-9-11:35 (additional parking) lies within the SMA. Most of TMK 5-9-11:16
(supermarket building and parking) lies within the SMA; however, a 20,000 SF portion on the
eastern end of the parcel is outside the SMA line.

- 2.1.3 Location

- The project site is located on the northwestern coast of the island of Oahu in an area known as the

North Shore. It lies between the two nearest towns of Haleiwa to the west and Laie to the east.

Pupukea is within the Koolauloa Judicial District and is approximately 25 miles distant from

-t Honolulu. The street address of the project is 59-720 Kamehameha Highway. The project site lies
in the northeastern quadrant of the intersection formed by Kamehameha Highway and Pupukea

- Road. (See Figures 1, 2, and 3.)

2.1.4 Land Use Approvals
Land Use Approvals Granted:

- May 11, 1977, SHORELINE MANAGEMENT PERMIT granted by the City Council of
(o the City & County of Honolulu (City Council Committee Report No. 973, 76/SMA-209), for the
original development. The subject project is an addition to the original development.

- - February 8, 1978, ORDINANCE NO. 78-11, TO REZONE A PORTION OF R-6
RESIDENTIAL DISTRICT SITUATED AT PUPUKEA, KOOLAULOA, OAHU, HAWAIL, TO
B-1 NEIGHBORHOOD BUSINESS DISTRICT NO. R-313. (BILL NO. 132, 1977). This
document authorized change of zoning from R-6 to B-1, thus allowing conditional use of the

..

N property for a supermarket.
- April 16, 1994, CONDITIONAL USE PERMIT granted by the Department of Land
] Utilization, City & County of Honolulu, File no.: 94/CUPI1-14.
Land Use Approvals Required:
:; - Filing by DLU of a "negative declaration" based on this Environmental Assessment at the

Office of Environmental Quality Control (OEQC), or preparation and acceptance of an
Environmental Impact Statement (EIS) if required, Department of Land Utilization, City &
County of Honolulu.

- Major Special Management Area Use Permit (SMP), Department of Land Utilization, City
& County of Honolulu.

L1 L.

- Building and Sign Permits, granted by the Building Department, City & County of
Honolulu.

1

2.2 Technical Characteristics

2.2.1 Use Characteristics

The Pupukea Foodland site is and will continue to be used for commercial purposes.
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2.2.2 Physical Characteristics

The project consists of an existing building of 20,505 SF. The proposed renovations will add an
additional 7,423 SF to the existing structure bringing the total floor area to 27,928 SF. The
remainder of the existing lot is devoted to open grade-level parking. An adjoining 11,250 SF lot
will be added to the development to accommodate the additional parking requirement. The
expanded building is mostly one story but includes a second story 918 SF addition to be used for
employee rest rooms, electrical room, manager's office, and employee break room. Maximum
permissible building height for B-1 zoning is 40". Actual maximum height is approximately 25",
The existing parking lot has 68 stalls. With 25 additional stalls required for the renovations, the
total parking stall count will be 93. See Figures 4, 5 and 6 for a graphic depiction of the project.
The shaded portions of Figure 4 indicate the areas that are being added to the existing facilities.

The Gardco parking light fixture specified for the project is a poletop, 400 watt, high pressure
sodjum luminaire. Wattage and light source are similar to the existing fixtures but improved
photometrics allow the Gardco fixture to illuminate the enlarged parking area to LE.S.
recommended levels. The luminaire's sharp cutoff characteristic will minimize light spill on
adjacent properties. The LE.S. illuminance recommendations are given to provide for the safe
movement of traffic and satisfactory vision for pedestrians. They are the lowest acceptable levels
consistent with the visual task involved and the need to discourage vandalism while at the same

time meeting energy constraints.

2.2.3 Construction Characteristics

Tn addition to modification of the existing structure, construction will include demolition, removal,
relocation, clearing, earthwork, soil treatment for vegetation control, basaltic termite barrier,
drainage, new chain link fence, asphaltic concrete paving, pavement markings, piped utility
alterations, landscape irrigation, and landscaping.

2.2.4 Uity Requirements

Water, electrical, and phone services already exist on site. The renovations and additions are not
expected to make an appreciable increase in the use of these utilities. The store also has an existing
proparie storage tank for an emergency power generator which is supplied by a private company.

2.2.5 Liquid Waste Disposal fmunicipal sewer system, septic tanks, or injection wells]

There is no municipal sewer system available in the area. Foodland has installed a septic tank and
leaching field on the vacant lot which is to be converted to additional parking. All necessary
approvals and permits were obtained from the Department of Health and the Department of Waste
Water Management prior to installation of the system. The project’s mechanical engineers have
determined that the dual uses of TMK 5-9-11:35 for septic system and parking are compatible.
The placement of parking area over a leaching field will not reduce the drainage capacity of the
underlying soils. Adjustments will be made to all cleanouts, manholes, and distribution box
covers to new finish grades. Approvals have been obtained from the relevant government agencies

during the building permit process.

2.2.6 Solid Waste Disposal

Solid waste is disposed of by a private refuse company.
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2.2.7 Access to Site & Traffic

The site is located on Kamehameha Highway, the major coastal roadway which connects Pupukea
to all parts of the island. Secondary vehicular access is also available from Pupukea Road. Public
transportation is provided by “The Bus" system of the City & County of Honolulu. Stops are
located along Kamehameha Highway. Since the renovation jnvolves an expansion of the product
line rather than the generation of new clientele for Foodland, parking is not expected to increase to
a degree that creates a negative impact to the community. The circulation pattern is improved by
the new parking layout, and the additional entrance to the new lot will make ingress and egress

easier.

The project's engineers have completed routing of the plans through the Department of Public
Works, Department of Transportation Services and The state Department of Transportation.
During the departmental reviews, traffic mitigation measures, specifically addition of a left tun
Jane and reconfiguration of the intersection of Pupukea Road and Kamehameha Highway, were not

required.

2.2.8 Landscaping

Parcel 5-9-11:35 which will accomodate the parking addition contains a variety of existing planting
and vegetation. The lot houses a septic tank and leaching field which handle liquid waste disposal
for the existing Foodland facilities. The center of the lot is covered with short grasses and weeds.
Jack-in-the-box, milo {Thespesia populnea), kou (Cordia subcordata), coconut (Cocos nucifera),
crotons (Codiaeum variegatum), christmas berry (Schinus terebinthifolius), mango (Mangifera),
pothos vine, haole koa, mock orange, rainbow shower (Cassia hybrida), geiger or kou haole
(Cordia sebestena) and ficus benjamina can be found along the perimeter of the site. There are no
rare or endangered species of planting on the site. Plans call for the removal of all existing
vegetation except for jack-in-the-box trees along Kamehameha Highway and Pupukea Road. New
planting in the parking lot will include rainbow shower trees interspersed at regular intervals
between the parking stalls, red hibiscus (Hibiscus rosa-sinensis) along the perimeter walls, and
pink coromandel asystasia and wedelia for ground cover,

2.3 Economic and Social Characteristics

2.3.1 Economic Characteristics

Renovations to Foodland and the construction of additional on-site parking are estimated to cost
$2,000,000. Construction time is expected to be a minimum of twelve months. Construction will
commence as soon as all necessary government permits and approvals have been obtained.

2.3.2 Social Characteristics

Pupukea Foodland is the only full-service market on the northern coast of Oahu between Haleiwa
and Laie. As such, it provides an essential service to both local residents and visitors.

2.4 Environmental Characteristics

2.4.1 Soils

A soils investigation was completed at the project site by Soils International Geotechnical
Consultants (April 23, 1994). Their findings indicate that soils are suitable to support the

proposed project.
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2.4.2 Togog;aphy

From Kamehameha Highway facing west, the on-site topography slopes gradually upward in the
mauka direction for about 150 to 200 feet. Site elevations start at approximately 30' MSL at
Kamehameha Highway and increase to 37.9' at the finish floor level of the building.

2.4.3 Surface Runoff, Drainage, and Erosion Hazard

Surface runoff and drainage for the project will be handled through connection to the state storm
drainage system along Kamehameha Highway, and the city's storm drainage system along
Pupukea Road. Approvals for drain connections to both State and County Drainage Systems have
been obtained. Once completed, paving of parking surfaces and the building foundation will
prevent any potential for erosion hazard on the site.

2.4.4 Hazards

The federal Flood Insurance Rate Map (FIRM) for the area indicates that the site is in Zone X
(areas of 500-year flood). The Foodland site itself is not within a Tsunami hazard area, however
surrounding properties to the south, west and east are hazard areas, particularly the coastal area

makai of Kamehameha Highway.

3.0 AFFECTED ENVIRONMENT
3.1 Surrounding Area

3.1.1 Description of Surrounding Area

The area surrounding the project site can be roughly divided into two geographic types. The
coastal lands to the west of Kamehameha Highway consist of rock and sand beaches, beach front
homes, and public recreation areas. Vegetation is sparse and the terrain is generally rocky. The
lands mauka of Kamehameha Highway where Foodland is located include relatively level lands
sloping toward the mountains which contain residences, small farms, and lots devoted to
agriculture. Just behind the site, the terrain rises in steep cliffs which Jevel off to a broad plateau.
These headlands then slope upward towards the Koolau Mountain Range. The two best known
natural landmarks near the project site are Waimea Bay to the southwest and Sunset Beach to the
northeast. The North Shore region is well known for its scenic beauty and rural life style.

3.1.2 Description of Subiect Site in relation to Surrounding Area

The project site slopes gradually upward towards the west from Kamehameha Highway and the
shoreline. Beyond the site near the first bend in Pupukea Road, steep cliffs rise to approximately
200' MSL, then the topography straightens into a sloping plateau. On the plateau are found two
laree lot subdivisions, Pupukea Highlands and Sunset Hills. Beyond these areas are State

o
Conservation District lands which rise into the Koolau Mountain Range.

3.1.3 istine Surroundi Land Use

The Foodland commercial property is surrounded on three sides by single family dwellings and
small farms. Directly across Kamehameha Highway from the site is the Sunset Beach Fire Station

and Pupukea Beach Park.



3.1.4 General Plan Designation

The project site is designated Commercial on the General Plan.

3,1.5 Development Plan Designation

The project site is designated Commercial on the Development Plan.

3.1.6 Zoning

The project site is zoned B-1 Neighborhood Business District. The beach area across
Kamehameha Highway is zoned P-2 General Preservation District. Adjoining properties to the
north of the site are zoned B-1. Other adjoining properties to the north and east are zoned Country,
and Jand to the south is zoned R-5 and AG-2 General Agricultural District.

3.2 Project Site in Relation to:

3.2.1 Publicly owned or used Beaches, Parks and Recreation Areas

Pupukea Foodland lies directly across from Pupukea Beach Park, a major recreation area on the
North Shore which encompasses Sunset Beach and Shark's Cove, a popular scuba diving spot.
Waimea Beach Park, another important recreation area lies about a half mile south of Pupukea.
Located on the mauka side of the main coastal roadway, Kamehameha Highway, the project will
not block access to publicly owned or used beaches, recreation areas, and natural reserves.

3.2.2 Rare, Threatened or Endangered Species and their Habitats

The project site does not contain any rare, threatened or endangered species. With the exception of
the beach area across Kamehameha Highway, the site is not adjacent to any preservation lands
which contain such species. The project will not have a negative impact on the beach areas.

3.2.3 Wildlife and Wijldlife Preserves
Not applicable. '

3.2.4 Wetlands, La 5. Tidal Lands and Submerged Lands

Not applicable.
3.2.5 Fisherjes and Fishing Grounds
Not applicable.

3.3 Historic, Cultural, and Archaeological Resources

According to the state Department of Land and Natural Resources, Historic Preservation Division,
there are no known historic, cultural, or archaeological resources on the subject site. The site was
previously in residential use, and any significant remains would have been obliterated.



3.4 Views

The project site is on the mauka side of the major coastal highway and will have no impact on
views from the highway to the shoreline. The low horizontal massing of the two-story structure
which houses Foodland will not obstruct ocean views from residential areas mauka of the site

which are at higher elevations.
3.5 Quality of Receiving Waters and Ground Water

A soils investigation was completed at the project site by Soils International Geotechnical
Consultants (April 23, 1994). Their investigation indicates that there are no well defined drainage
channels, surface water bodies, or potable ground water resources on the site.

4.0 PROJECT IMPACTS

4.1 Positive Impacts

4.1.1 Although there are several small "mom and pop" stores in the vicinity, the nearest full-
service markets are in Haleiwa, ten miles to the southwest of Pupukea, and in Laie
approximately 20 miles to the west. Pupukea Foodland provides a critical service to the
surrounding community through its full-service market which meets most demands for
food and sundries . The decision to expand Pupukea Foodland was based on frequent
requests by local residents for a Bakery, Deli and Fresh Seafood section. Provision of
these services in Pupukea enhances quality of life by making essential commodities
convenient to the residents. In addition, the scenic attractions of the North Shore and the
proximity of Pupukea Beach Park make this area a frequent stopping point for tourists and
recreationists. Thus, having Foodland in this location is also a great convenience for

visitors.

4.1.2 The store provides increased employment opportunities to residents of the area.
Approximately 90% of Pupukea Foodland's employees live on the North Shore.

4.1.3 Building of additional store space and parking will benefit the construction industry in the
short-term.

4.1.4 Traffic may benefit with a larger parking area. The additional lot will provide ease of
ingress and egress, and the new parking layout will improve the existing circulation
pattem.

4.2 Negative Impacts

4.2.1 Construction Impacts. Negative impacts are expected due to construction activity. These
will be short-term in nature and will last only for the duration of the construction period.
The likely negative impacts would affect air quality and noise quality. Construction vehicle
activity will increase automotive pollutant concentrations in the vicinity of the project site as
well as on traffic routes from the vehicles' home base. On-site stationary and mobile
construction equipment will contribute to excess exhaust emissions. Fugitive dust
emissions are likely to increase during the construction period. Construction related noise
will also constitute a negative impact and, in the short-run, construction activity will
increase the amount of traffic to and from the site. Short-term soil erosion may become a

problem during construction.
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4.2.2 Social Impact. Concerns have beefl voiced from Pupukea residents to Councilmember
Rene Mansho regarding Pupukea Foodland. These residents have observed undesirable

characters on the premises who psrthandle and disturb the customers. They feel that it is
unsafe for their children to patronize Pupukea Foodland; instead, these families travel to the

Laie Foodland to do their shopping-

4.2.3 Truck Delivery. Foodland management does not anticipate any increase in truck traffic as a
result of the proposed expansion and renovation. However, they do expect that the volume

of products being delivered will increase, and as a result delivery hours may be somewhat
longer than they are currently.

5.0 MITIGATION MEASURES
5.1 Air Quality

Measures to control equipment and dust emissioqs are required according to .the Degartment of
Health's Public Health Regulations on Air Pollution Control (State of Hawaii). Equipment
ermissions can be minimized by proper maintenance of all vehicles and equipment. Dust emissions

can be minimized by strict adherence to State air poilution control standards.

5.2 Noise Quality

Audible construction noise will probably be ungwoidable during the entire project cqnstruction _
period. Adverse impacts from construction noise, however, are not expected to I?e in 'the "public
health and welfare * category due to the temporary nature of work _and thq administrative controls
available for its regulation. The contractof w111_be re_qu1red to obtain a noise permit if noise levels
are expccted to exceed allowable levels as SPCleicd in the ’State Department of Health's Public
Health Regulations, Title 11, Chapter 43. The contractor is responsible for prpperly.maintaining
construction equipment to minimize noise Ievels.. Al] internal combustion engines will be:, required
to have mufflers or other noise suppression! devices in proper working order. Heavy_vehlcles
required for construction must comply with the State Department of Health's regulations for

vehicular noise control.

5.3 Social Problems

It has become a corumon phenomenon mn r[lOdBlTl SOCiCty that commercial activity areas such as
malls, supermarkets and fast-food outlets have become informal gathering places, particularly for
youth and young adults. This is true for pupuke;x Foodland since it is the only commercial
establishment of any size in the North Sher€ region. This phenomena is not necessarily negative
unless anti-social behavior is exhibited. Management at Pupukea Foodland feels that these
negative incidents are not as frequent as the complaints from a few residents would indicate. This
is borne out by the fact that business at Foodland has not decreased since complaints of anti-social
behavior on the premises were first made. Most Long-time customers in the neighborhood are still

loyal to Foodland and their positive input (0 management was the direct cause for Foodland's
decision to expand the Pupukea facility.
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Nevertheless, as soon as negative comments were received, store management took immediate
action to guard against such occurrences. Plain clothes undercover security guards were added to
the existing security staff. A complete tour of the premises and parking facilities is made each hour
and any significant occurrences are noted in a log book. Negative occurrences such as abusive
behavior or consumption of alcoholic beverages are dealt with immediately by security and
management. Special vigilance is taken between the hours of 6PM to | 1PM when the market is
busiest. Management is committed to monitoring the situation and employing the most effective
means to discourage anti-social behavior.

The proposed project will add a Bakery, Deli, and Seafood department to the existing facilities, but
Foodland management does not plan to expand their liquor department as a result of the
renovation, nor do they expect a dramatic increase in liquor sales.

5.4 Erosion

In order to mitigate erosion during the construction of the project, the Contractor will be
responsible for screening off the lower area of the site from Kamehameha Highway using a silt
fence. This will prevent the runoff from carrying away dirt and debris from the site. Additionally,
the contractor will be controlling airborne dust by frequently wetting down the site. After
completion of the project, the site will be paved and landscaped, thereby reducing erosion from

entering the storm water system.
5.5 Truck Delivery
Foodland management will carefuily monitor the delivery situation to ensure that there is little

impact on the neighborhood. In addition, they are negotiating with a neighboring property owner
to acquire additional land that may enable Foodland to have a more efficient delivery area outside

the store's property.

6.0 DETERMINATION

The proposed action is not expected to cause significantly adverse impacts to the environment. The
project constitutes the renovation and expansion of an existing use that has not exhibited any
negative environmental impacts in the past, Therefore, it has been determined that 2 negative
declaration for its construction should be filed.

7.0 FINDING AND REASONS SUPPORTING THE DETERMINATION

7.1 The expansion and renovation of Pupukea Foodland will not involve an irrevocable
commitment to loss or destruction of any natural or cultural resources.

7.2  The project does not conflict with any County or State environmental or planning policies.

7.3  The project does not adversely affect the economic and social welfare of the City & County
of Honolulu or the State of Hawaii.

7.4  The project will not generate secondary impacts on population or public facilities.

7.5 The project will not cause a substantial degradation of environmental quality.
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7.6

7.7

The project will not affect any rare, threatened or endangered species of flora or fauna. No
endangered flora or fauna are known to exist on the proposed site.

The project will not adversely affect air or water quality, or the ambient noise environment
of the area except in the short-run during construction.

For the reasons cited above, the proposed project will not have any significant negative
environmental effect in the context of Chapter 343, Hawaii Revised Statutes and section 11-200-12

of the State Administrative Rules.
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APPENDIX - B

Response to Review Comments on the
Draft Environmental Assessment
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