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1.  PROJECT SUMMARY

Project Name:

Landowner:

Developer/Applicant:

Tax Map Key

Area:

Existing Use:
Proposed Use:

State Land Use:

Development Plan:

Zoning District:

SMA:

Special District:+

Action Requested:

Approving Agency:

Agencies Consulted:

Waikiki Kaldkaua Retail

CP Properties
120 N. Robertson Boulevard
Los Angeles CA 90048

The Robertson Properties Group

120 N. Robertson Boulevard

Los Angeles CA 90048

Contact: Tim Kolvoord 310-855-8484

2-6-022: 009, 014, and 024

43,628 square feet (parcel 009); 20,511 square feet (parcel
014); and 34,771 square feet (parcel 024)

Vacant structures; site of former Waikiki Theaters and IMAX

Retail
Urban District

Resort Mixed Use
Resort Commercial Precinct, Waikiki Special District

The project is not located within the Special Management
Area

The project is located within the Waikiki Special District

Environmental Assessment processed in compliance with
Chapter 343, Hawai’i Revised Statutes and Hawai‘i
Administrative Rules, Title 11, DOH, Chapter 54

Department of Planning and Permitting
650 South King Street
Honolulu, Hawai‘i 96813

City and County of Honolulu: Board of Water Supply,
Environmental Services Department, Facility Maintenance
Department, Fire Department, Department of Planning and
Permitting, Police Department, Department of Transportation
Services, Office of Waikiki Development

Waikiki Kalakaua Retall

Page 1
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Agencies Consulted
(cont.):

Anticipated
Determination:

State of Hawai'i: Department of Business, Economic
Development, and Tourism; Department of Land and Natural
Resources; Historic Preservation; Department of Trans.

Others; Queen Emma Foundation, Waikiki Business Plaza,
Waikik Improvement Association, Waikiki Neighborhood

Board No. 9

Finding of No Significant Impact (FONSI)

Page 2

Waikiki Kalakaua Retail
Final Environmental Assessment



2. GENERAL DESCRIPTION OF THE ACTION’S CHARACTERISTICS

2.1 TECHNICAL CHARACTERISTICS

Description of the Property

The property consists of three adjacent parcels located in the middle of Waikiki, one
fronting Kalakaua Avenue and two fronting Seaside Avenue (see Figure 1). The Tax Map
Keys are 2-6-22:009, 014, and 024. The three properties are linked together under a joint
development agreement, which means that for zoning purposes they are treated as a
single lot (reference DPP File 89/CUP1-64). Parcel 9 is 43,628 square feet in size and
located along Kalakaua Avenue. Parcels 14 and 24 are 20,511 and 34,771 square feet in
size, respectively, and located along Seaside Avenue.

Immediate adjacent uses are WaikikT Business Plaza to the west (‘Ewa direction), Duke’s
Lane and Waikiki Beachcomber Hotel to the east (Diamond Head direction), Kaldkaua
Avenue and Royal Hawaiian Shopping Center to the southwest (makai), and the Waikiki

Trade Center to the north/northwest {(mauka).

The Development Plan Land Use Map designations for the properties are
Resort/Commercial and Zoning is Resort Commercial Precinct, Waikiki Special District.
The properties lie outside of the Special Management Area and within the Waikiki Special

District.

This Environmental Assessment is warranted by the construction of a new building on
TMK 2-6-22:009. While the document will address parcels 14 and 24 and the impacts that
use of these parcels may have in combination with the impacts anticipated for parcel 9,
the central focus of this document is on the new building and proposed uses for parcel 9.
Existing buildings on parcels 14 and 24 will remain, with some new commercial uses and

some interior renovations,

Parcel 9 is somewhat rectangular in shape, with the shortest side fronting Kalakaua
Avenue. The Waikiki Theater 3 building (which includes two separate retail tenants on
each front corner) occupies most of the lot, with the rear (mauka) portion covered partially
by the former Waikiki Theaters 1 & 2 and the parking structure. The open area between
the Waikiki Theater 3 building and Duke’s Lane is paved and lined with mature trees.
Several individual vendors operating from small kiosks occupy this paved area.

Parcel 24 contains most of the Waikiki Theaters 1 & 2 building and the parking structure
shared by all three properties. Parcel 14 contains a portion of Waikiki Theaters 1 & 2
building and most of the IMAX building (see Figure 3). Vehicular access, loading areas,
pedestrian circulation, and parking are shared among the three parcels.

A pedestrian pathway runs mauka from Kalakaua Avenue between the Waikiki Business
Plaza and the Waikiki Theater 3 building. This pathway includes a 10-foot-wide easement
for pedestrian access over the Waikiki Business Plaza property (TMK 2-6-022: 003)

recorded in favor of the subject property (see Figures 2 and 3).

Waikiki Kaldakaua Retail Page 3
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Background and Description of the Project

Consolidated Theaters closed the Waikiki Theaters 1, 2, and 3 in November 2002. These
older theaters were no longer profitable with the high Waikiki land values and
competition from new multiplex theaters with stadium seating. Title to the properties was
transferred to CP Properties, a real estate holding company affiliated with Consolidated
Theaters. The Robertson Properties Group (RPG), an affiliated real estate development
company, is the developer of the property. RPG and CP Properties are both California
companies and share the same address in Los Angeles.

RPG evaluated the existing structures for potential redevelopment to retail and other
commercial uses. The Waikiki Theater 3 building was judged to be infeasible for
redevelopment because of its design, age, and siting on the property. Frontage on
Kalakaua Avenue is especially valuable for high-volume commercial uses, and it is highly
taxed as well. Reuse of the Waikiki Theater 3 site would also allow for development of

adequate loading facilities.

The owner submitted an application to demolish the Waikiki Theater 3 building. After
consultation with the State Historic Preservation Division (SHPD), the City Department of
Planning and Permitting granted a minor special district permit in February 2003 (DPP File
2003/SDD-1) and a demolition permit in March 2003. At that time, RPG had not yet

formulated plans for a new building.

Demolition is proceeding in phases. In March and April, the owner salvaged various items
and took documentary photographs of the interior, as agreed with SHPD. From May
through July, a contractor specializing in hazardous material removal performed asbestos

abatement, removing interior plaster and pipes.

At present, the owner is in negotiation with prospective tenants and has formulated plans
for the creation of a new structure to house retail businesses and restaurants. The proposed
building is planned for three stories and will have a footprint of 15,770 sf, covering a
smaller percentage of the lot than the existing building. When plans are finalized,
however, it is possible that the size of the structure could be reduced to one or two stories.

Because the site is located in flood hazard district AE with a base flood elevation of six
feet, the ground floor of the building will be raised on an 18-inch podium above the
sidewalk. The sidewalk elevation has been surveyed at 4.55 feet. The podium will have
both steps and a ramp and will be landscaped.

Figure 4 shows the proposed site plan and Figures 5, 6, and 7 show the proposed floor
plans. Figure 8 shows the Kalakaua Avenue elevation.

Demolition will also include the two corner additions facing Kalakaua Avenue in addition
to the original theater building. Shops in these spaces continue to operate at this time.

Waikiki Kalakaua Retail Page 7
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Figure 8: Proposed Elevation

There are currently 47 vendors operating from kiosks on the subject property. After
redevelopment, the increased amount of open space will allow a maximum total of 79
kiosks. Most of the existing kiosk vendors will continue to use the rear portion of the

property during construction of the new building.

The kiosks will have standard dimensions of seven feet long and three-and-a-half feet
wide; roof eaves extend an additional one-and-a-half feet on each side. Each kiosk will be
provided with electrical power and telephone connection from underground conduits.
While they can be relocated, the kiosks are designed to remain in place and can be fully
secured when not in use. Hours of operation are morning through night; they generally
remain open as long as there are shoppers in the streets.

At the present time, the owner plans to retain the building that formerly housed Waikiki
Theaters 1 & 2, the IMAX building, and the parking structure. The building that formerly
housed Waikiki Theaters 1 & 2 has 26,265 square feet of floor area. The interior theater
improvements have been demolished (under a separate demolition permit), and the
building will undergo renovation in order to accommodate new retail uses.

Note that two City studies have identified potential future uses of the Waikikt Theaters 1 &
2 building. The Bus Rapid Transit Project has identified it as a “proposed Bus Rapid Transit
Terminal,” where buses would load and unload passengers. The Waikiki Livable

Waikiki Kalakaua Retail
Final Environmental Assessment
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Community Project has identified it as a “Passenger and Freight Loading Center.”

The IMAX operation has been suspended and may or may not resume. It currently
accupies about 13,400 square feet of floor area on the upper floors of the building. The
ground floor of the IMAX Theater houses two retail tenants (1,600 square feet), one on
either side of a covered walkway that links the interior of the property to Seaside Avenue,
The owner intends to retain the building and will consider future possibilities for

commercial use.

The 435-stall parking garage will remain unchanged. Parking will be used by employees
and customers of businesses located on the three parcels, as well as by the general public.
Under the Waikiki Special District, required parking for all three parcels, including the
proposed building, would be about 110 stalls (total floor area of about 88,000 sf @ one
stall per 800 sf). As in the past, the remaining stalls are and will continue to be available
for rent by the general public. This centrally-located garage constitutes a significant

component of Waikiki’s parking supply.

The Seaside Avenue driveway will continue to provide access to the parking structure, as
well as to new loading bays located between the rear of the proposed new building and
the parking structure. Figure 4 shows truck access and avenues for pedestrian circulation
at the center of the property, between the three commercial buildings and the parking

structure,

Most of the existing landscaping is located at the perimeter of the site and will be retained.
See Appendix B for the conceptual landscape plan.

Construction

Current plans for the proposed new structure call for steel frame construction on a
concrete slab-on-grade foundation. Upper floors will be built of light-weight concrete over
metal decking. The foundation will utilize continuous wall footings, with spread footings

at columns to a depth of about two feet.

The total construction cost of the various proposed components is estimated at $6.7
million. Funding will be from private sources and no state or county funds will be
involved. Construction is expected to begin in june 2004 and to be completed by july
2005. The construction timetable is subject to change due to financing and development

conditions.

2.2  ECONOMIC AND SOCIAL CHARACTERISTICS

Redevelopment within Waikiki is a continual process as structures age and the preferences
of tourists and residents change. It is the goal of the City and County of Honolulu to
revitalize the area and make it an attractive place and destination. The proposed project
reflects the changing economic and social characteristics of the area and will contribute to

revitalization.

Waikiki Kalakaua Retail Page 13
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The proposed uses would provide new jobs primarily in the retail sector. Roughly 260
employees would be needed for the stores and restaurants anticipated to occupy the new
building. An additional 32 kiosk vendors would also be accommodated on the site.
Within the former Waikiki Theaters 1 & 2 building, another 40 employees may be needed
for anticipated retail operations. Temporary jobs related to construction also will be
created. Temporary displacement of some kiosk vendors — 3 minimum and 15 maximum
_ would occur during construction. The two existing retail tenants fronting Kalakaua will

relocate elsewhere.

2.3  HISTORIC AND CULTURAL CHARACTERISTICS

Cultural Surveys Hawai'i, Inc., prepared an archaeological assessment and cultural impact
assessment of the project site, which is included as Appendix C. The owner also consulted
with the State Historic Preservation Division about the Waikiki Theatre building prior to

obtaining a demolition permit for that structure.

Archaeological Resources

According to the archaeological assessment prepared for this project (Appendix C), the
ahupua‘a of Waikiki, in the centuries before the arrival of Europeans, was an intensely-
utilized area having abundant natural and cultivated resources that supported a large
population. In the nineteenth and early twentieth centuries, after a period of depopulation,
Waikiki was reanimated by Hawaiians and foreigners residing there, and by farmers
continuing to work the irrigated field system that had been converted from taro to rice.

Farming continued up to the first decades of the twentieth century until the Ala Wai Canal
drained the remaining ponds and irrigated fields. Remnants of the pre-contact and
historical occupation of Waikiki have been discovered and recorded in archaeological
reports, usually in connection with construction activities related to urban development,
or infrastructural improvements. These discoveries, which have occurred throughout
Waikiki, have included many human burials, traditional Hawaiian and historic, as well as
pre-contact Hawaiian and historic cultural deposits (see Figure 8 of Appendix C).

In summary, past archaeological research, from the beginning of the 20th century to the
present, has produced evidence that traditional Hawaiian cultural deposits, historic trash
deposits, and, most notably, human burials, do exist throughout the breadth of the Waikiki

ared.

Soils underlying the current project area are listed as Jaucas Sand (JaC). Soils of the Jaucas
Series have been documented to contain human burials. Recent excavations related to the
Waikiki Anti-Crime Lighting Project indicated the presence of Jaucas Sand immediately
makai of the project area on Kalakaua Ave. Four in sitt human burials were encountered
and documented within this naturally-deposited beach sand matrix. A single human burial
was encountered in the vicinity of the current project area on Kalakaua Avenue, fronting

the Waikiki Beachcomber hotel.

Waikiki Kalakaua Retail
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A review of the original architectural plans for the Waikikt Thealer 3 indicated areas of
possible previous disturbance of the underlying sediments. In the raised “courtyard” area
fronting the auditorium, the plans indicated a “4-inch [concrete] slab on fill.” The floor
area in front of the screen stage area also indicated a “4-inch [concrete] slab on fill.” In
addition, the plans indicated relatively shallow excavations (approximately 2 feet below
street level) for the footings of the major structural columns around the perimeter of the
Waikiki Theater 3 building. Generally, it appears that the majority of the Waikikt Theater
3 structure lies upon fill land built up over the natural sediment.

Due to the likely presence of undisturbed Jaucas Sand deposits underlying the project
area, as well as documented human burials in the vicinity, subsurface ground disturbing
activities in the project area may encounter historic properties including traditional
Hawaiian cultural deposits, historic trash deposits, and human burials.

Historic Resources

Designed by C.W. Dickey in 1936 and originally featuring a unique interior décor, the
Waikikt Theater 3' was proposed for listing on the Hawai‘i Register of Historic Places in
1979. The Hawaii Historic Places Review Board decided not to list the property and not to
nominate it for the National Register. [n the 1980s, the theater was substantially
renovated; additions were made on the front of the building, and much of the original
interior was changed. Because of the age and history of the building, the City’s “Waikik1
Special District Design Guidelines” document includes Waikiki Theater 3 in its listing of

“Historic Structures”.

After examining the building in January 2003, the State Historic Preservation Division
(SHPD) concurred with the proposed demolition of the building, but recommended
salvaging certain items and documenting other features with photographs. In a letter dated
January 30, 2003, the SHPD stated, “While the theater has undergone numerous changes,
there are still several items worth salvaging.” In a letter dated March 4, 2003, the SHPD
concurred with the salvage plan proposed by the owner. (SHPD letters are included in
Appendix D.) As of publication of the Final EA, all documentation and salvage work has
been completed except for the decorative grills, which will be salvaged when the exterior

shell is demolished.

Cultural Resources

According to the archaeological and cultural impact assessment prepared for this project
(Appendix C), there are no on-going traditional cultural practices taking place on the
subject property. Because the project area has been extensively developed, the traditional
and cultural practices typically studied in a cultural impact assessment (i.e. gathering
rights for cultural and religious purposes, plant resources, water rights, access issues
related to gathering) were found to be virtually non-existent.

! Originally named the WaikikT Theatre, the facility was renamed in conjunction with the opening of Waikiki Theaters
#1 and #2 in 1969.

Waikiki Kalakaua Retail Page 15
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2.4 ENVIRONMENTAL CHARACTERISTICS

The subject property is a developed commercial site located in the midst of a high-density
urbanized area. Existing vegetation consists of introduced species in planters and the
subject property does not contain unique or endangered species of plants. Mature trees
found on the site include the Coconut Palm, Date Palm, MacArthur Palm, Banyan,

Fiddlewood, and Mango.
Maost of the mature trees will be retained, with a few requiring relocation or removal due

to construction activities (see Figure 9). A certified arborist will be contracted to assist in
the relocation of the mature trees. New Coconut Palms will be planted, enhancing the

project site.

The property is not a significant faunal habitat.
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3. DESCRIPTION OF THE AFFECTED ENVIRONMENT, IMPACTS, AND
MITIGATION .

3.1 CLIMATE

The climate of the area is characterized as sunny with northeast tradewinds and
occasional Kona winds. The temperature and humidity are moderate, with temperature
ranging from the high 60s to the mid 80s in degrees Fahrenheit. Precipitation is light,
averaging 20 inches per year. The proposed project would have no effect on climatic

conditions.

3.2 TOPOGRAPHY AND SOILS

The subject property is flat with an elevation of approximately 5 feet above mean sea level
(MSL). Construction of the proposed project will involve minor filling of the site so that the
ground floor will be situated above the base flood elevation of & feet MSL.

Soils within the project area are classified by the U.5 Department of Agriculture (USDA)
Soil Conservation Service as Jaucas sand, O to 15 percent slopes (JaC). Jaucas soils are
excessively drained, calcareous soils that developed in wind- and water-deposited sand
from coral and seashells. Jaucas sand (JaC) is characterized by rapid permeability and
slow to very slow runoff. The hazard of water erosion is slight, but wind erosion is a
severe hazard where vegetation has been removed. According to the Soil Survey of
Islands of Kauai, Oahu, Maui, Molokai, and Lanai, State of Hawaii, )aC soils are suited for

pasture, sugarcane, truck crops, and urban development.

3.3 SURFACE HYDROLOGY AND DRAINAGE

Rainfall in the Waikiki Beach area is generally absorbed by the porous coral substrate,
except areas having a large amount of impervious surfaces. The general drainage pattern
on the subject property is toward Kaldkaua Avenue around the perimeters of the existing
building. Drainage collected from the Waikikt Theater 3 building is transmitted through a

direct connection to the municipal storm sewer system.

Grading and drainage plans are currently being prepared. Grading will be limited to minor
excavation of footings to approximately 24-inches in depth, and fill with compacled
materials to elevate the slab above the base flood elevation. Surface and roof run-off will
be collected and routed directly to the City’s storm drain system.

3.4 FLOOD HAZARD
The project site is within Zone AE according to the Flood Insurance Rate Map (FIRM). A

1 ggil Conservation Service, U.S. Depariment of Agriculture, in cooperation with The Universily of Hawaiyi Agricultiral
Experiment Station, Soif Survey of Islands of Kauai, Oahu, Maui, Molokai, and Lanai, State of Hawaii, Washington

D.C., August 1972
Page 18
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rating of AE designates flood hazard areas that have a one percent risk of inundation in
any given year. According to the FIRM, the base flood elevation at the site is six feet above
Mean Sea Leve! (MSL). The finished floor elevation of the proposed building will be

greater than +6 MSL.

According to the Hawai‘i Civil Defense System’s Tsunami Evacuation Map, the site lies
outside of the evacuation area. The project is not expected to exacerbate flood hazards.

3.5 FLORA AND FAUNA

The project site does not contain any threatened or endangered species and thus does not
require mitigative measures. As described in Section 2.4, most of the existing mature trees
will be retained on site, with a few requiring relocation or removal (see Appendix B). The
three trees scheduled for removal include a fiddlewood at the rear of the parcel (8-inch
caliper); a dead monkeypod stump; and a large banyan that may encroach on Duke's
Lane near Kalakaua (24-inch caliper). The banyan lies within the building site and cannot
feasibly be relocated. The one tree proposed for relocation is another large banyan (24-
inch caliper) located within the building site. A certified arborist will be consulted prior to

relocation.

3.6 HISTORIC AND ARCHAEOLOGICAL RESOURCES

As described in Section 2.3 and Appendix C, there are no on-going traditional cultural
practices in the vicinity of the subject property, but it is likely that significant historic
properties including traditional Hawaiian cultural deposits, historic trash deposits, and
human burials, exist underground on the subject property. Once the existing building is
demolished and before any construction work begins, a contracted archaeological
consultant, Cultural Surveys Hawai‘i, inc., will consult with the State Historic Preservation
Division and conduct an archaeological inventory survey. Should historically significant
remains be found, a mitigation plan based on the remains will be developed.

The “Waikiki Special District Design Guidelines” document includes Waikiki Theater 3 in
its listing of “Historic Structures.” In 1979, however, the Hawaii Historic Places Review
Board decided not to list the property on the state’s historic register. In early 2003, the
State Historic Preservation Division inspected the theater and recommended that certain
items be salvaged or photographed prior to the theater’s demolition. Demolition began in
March 2003 and is continuing in phases. Photographic documentation and salvage have
been completed, with the exception of the decorative grills on the exterior of the building.
The Hawai‘i Theatre salvaged the pipe organ parts and is warehousing them for future

repairs.

3.7 NOISE

Construction activity would generate short-term noise impacts from the use of heavy
machinery in excavation and construction. Over the long term, it is anticipated that a
slight increase in noise along the streets may result from delivery truck activity. However,

Waikiki Kaldkaua Retail Pags 19
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since the previous uses involved delivery truck activity as well, it is not anticipated that
the net result will be significant. Delivery trucks would be limited in size to 30 feet in

length.

3.8  AIR QUALITY

Ambient concentrations of air pollution are regulated under both federal and State
ambient air quality standards (AAQS). The State Department of Health (DOH) operates air
quality monitoring stations at Barbers Point, Pearl City, Downtown Honolulu and Sand

Island.

The 2001 Annual Summary Hawai‘i Air Quality Data, which is the |latest publicly
available annual report, shows that State AAQS are currently being met, with one minor
exception: PMjo (particulate matter 10 microns or less) pollution standards were exceeded
at the Pearl City site once in 354 valid measurement periods during the year. In 2001, no

sites exceeded the less strict Federal AAQS.

Air quality impacts attributed to project development would include exhaust emissions of
construction vehicles and dust generated by short-term construction-related activities. Site
work such as clearing and grading would generate particulate matter. Dust control
measures, such as use of dust curtains and regular watering and sprinkling, would be
implemented to minimize wind-blown emissions during construction. All construction
activities would comply with the provisions of Chapter 11-60.1, Hawai‘i Administrative

Rules, Section 11-60.1-33 on Fugitive Dust.

3.9 WATER QUALITY

The proposed demolition and construction of the new building are expected to have no
impact on ocean waters or existing water quality. Because shallow footings will be used,
no de-watering activities are anticipated.

Short term impacts during the construction period will be mitigated using best
management practices for erosion control. These include, but are not limited to, installing
silt fences, providing gravel entrances for trucks and heavy equipment, and providing
sediment basins. The project will comply with the City’s Rules Relating to Soil Erosion

Standards and Guidelines.

3.10 VISUAL RESOURCES

The project site is located in the middle of a highly urbanized area. The proposed
structure would not exceed the height of surrounding buildings and thus would not block

views toward the mountain ridges or the ocean (see Figure 10).

3.11 SOCIAL AND ECONOMIC CONDITIONS
Employment
The closure of the three Waikiki Theaters was announced in November of 2002. Theater
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employees were absorbed into other operations run by Consolidated Theaters. The
construction of the proposed project would create employment in both the short and long

term.

In the short term, construction jobs would be created for demolition and new
construction. Once completed, the new retail building and its new tenants would provide
jobs for approximately 260 full-time employees. Another 40 additional jobs in retail also
could be created in the former Waikiki Theater 1 & 2 building, depending upon the future

tenant(s).

Outside the building, at least three and up to 15 of the existing kiosk vendors will be
temporarily displaced during construction. In the long term, the number of kiosks is
anticipated to increase by approximately 32 to a total of 79.

Government Finances

The proposed development would yield additional tax revenues to both the State and the
City. The State would collect excise taxes and income taxes from business and
employment, both in the construction phase and during long term operations. The City
would collect property tax revenues over the long term.

Population
Development of the project would have a negligible impact on population growth.

3.12 ROADS AND TRAFFIC

Existing vehicular access to the subject property is from Seaside Avenue, a two-lane street
serving one-way traffic in the mauka-bound direction from Kalakaua Avenue toward
Kahio Avenue and Ala Wai Boulevard. A study done in August 1995 found that the
portion of Seaside Avenue fronting the access to the subject property carried 6,400
vehicles per day (440 vehicles per hour during the weekday afternoon peak hour)’.

From Seaside Avenue, a single driveway runs along the makai side of the Waikiki Theaters
1 & 2 building. This driveway leads to a 10-story parking structure at the rear of the
Waikiki Theaters building. No change is proposed to the existing driveway and thus, no
significant impacts to traffic circulation patterns are anticipated.

In order to determine the potential traffic impact of the proposed use, comparisons were
made between the proposed use and the former use of the property, which included three
theaters with a total seating capacity of about 3,000 persons. Estimates of the peak hourly
traffic generated by the former and proposed uses are detailed in Appendix E and

summarized below.

Many of the theater patrons arrived from outside Waikiki by car or bus, Estimated peak
hourly volumes due to the theater use are 115 vehicles per hour entering and 105 vehicles

3 source: City and County of Honolulu, Department of Transporation Services
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per hour departing the site during a weekday. Saturday evening volumes are estimated to
be higher, with 195 vehicles per hour entering and 165 vehicles per hour departing the

ared.

The proposed retail and restaurant uses are expected to serve primarily tourists already in
Waikiki, who would access the site as pedestrians. Vehicular traffic due to the proposed
use would be generated by other customers, employees, and vendors. Vehicular traffic
estimates are 85 vehicles per hour entering and 65 vehicles per hour departing the site
during the weekday peak hour; and 95 vehicles per hour entering and 65 vehicles per
hour departing the site during the Saturday peak hour. The proposed use would generate

less traffic than the former use.

The increased loading and unloading activity to support the proposed use will be
accommodated by a new off-street loading bay that backs to the edge of the proposed
new building. It is proposed that delivery trucks, limited to 30 feet in length, enter and exit
via Seaside Avenue. To coordinate future loading activities with the parking, the owner
will develop and utilize a Parking and Loading Management Plan. Kiosk vendors located
on the diamond head side of the property will continue to use Duke’s Lane for loading. In
addition, there is a loading bay on Kalakaua Avenue in front of the property.

Because the new building needs to be elevated to meet flood hazard requirements, the
design calls for stepping up to a podium (landing) about 18 inches above the sidewalk.
This grade change, coupled with the loading bay that cuts into the sidewalk in front of the
property would reduce the area within the owner’s property that is currently available for
pedestrian traffic. In preparing the Waikiki Special District Permit application, the owner
will give consideration to replacing the podium with a gradual ramping-up of the
sidewalk. With the proposed loading facilities at the rear of the new building,
consideration should also be given to eliminating the loading bay and replacing it with
increased pedestrian travel-way or landscaping.

The proposed project will generate less vehicular traffic than the former use of the site.
Parking requirements are also expected to be less with the proposed use (see Appendix E).
The proposed project supports the City’s Waikiki Livable Community project by improving
pedestrian linkages through the area. In addition, unused parking will be made available

for other Waikikt visitors.

3.13 PUBLIC UTILITIES

Water Supply

The project site is served by the Board of Water Supply via a lateral connection from
Seaside Avenue. The Board of Water Supply anticipates that the existing water system is
adequate to accommodate the proposed development.

Wastewater Disposal
The existing connection to a 10-inch sewer line that runs to Seaside Avenue would be
utilized for the proposed project. It is anticipated that the proposed uses would be

Waikiki Kalakaua Retail
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adequately served by this existing connection. No mitigation measures are planned.

Drainage

Since the proposed project will have more open space and less roof area, there may be a
slight decrease in stormwater run-off. Design of improvements and connection into the
City’s storm drain system will comply with the City’s “Rules Relating to Storm Drainage

Standards.” A new Drain Connection License may be required.

Electrical Power & Telecommunications
Existing connections for electricity and telecommunications should be adequate to serve

the proposed project. No mitigation is necessary.

3.14 OTHER PUBLIC FACILITIES AND SERVICES

Development of the project would not create a significant need for additional public
facilities and services. It should be noted, however, that the Honolulu Police Department
anticipates that construction-related noise, dust, and traffic will generate calls for police

service.

3.15 SUMMARY OF ADVERSE ENVIRONMENTAL EFFECTS WHICH CANNOT BE
AVOIDED
The proposed project will result in unavoidable, though minor, construction-related

impacts as described earlier in this section. Examples are temporary air quality impacts
associated with dust generated from construction activities and exhaust emissions

discharged by construction equipment. The proposed project is not anticipated to create
any significant, long-term adverse environmental effects.

3.16 IRREVERSIBLE AND IRRETRIEVABLE COMMITMENTS OF RESOURCES

Major resource commitments include financial, labor, and energy outputs required for the
project’s completion. Also, once committed to the proposed uses, the land would be

unavailable for other potential uses.
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4.  ALTERNATIVES TO THE PROPOSED ACTION

Conversion of Existing Building to Retail Use

For a number of reasons, the Waikiki Theater 3 building is not suited to renovation for
retail use. The configuration of the building is long and narrow, taking up the entire lot
(see Figure 3). It is poorly proportioned for retail — almost three times as deep from the
street as it is wide. Deep spaces cannot be easily configured to serve multiple retail or
restaurant uses, each of which desires street frontage. The Waikiki Theater 3 building is

not large enough for conversion to an interior mall.

Commercial street-front space along Kalakaua Avenue is valued and leased at very high
rates. Asking rent for the proposed new building at the Waikiki Theater 3 site is on the
arder of $15 per square foot. Property taxes are equally high. Potential tenants demand a
visible presence and good access from the sidewalk. The front entry to the Waikiky
Theater 3 building is set on a raised platform far back from the sidewalk. To make viable
commercial space, a new street-front structure would have to be built with a new facade.
Linking the new street-front structure to the existing theater building would entail changes
to the foundation as well as many other modifications. This alternative would cost at least

as much to construct, if not more, than the proposed project.

The building that formerly housed Waikiki Theaters 1 and 2 is better configured for reuse
for other commercial purposes. The building is broader along the street-front than it is
deep, providing more street frontage in proportion to total area. The uncomplicated basic
structure of the building makes renovation more feasible. Because rents in this location
are lower (about $3 per square foot), potential tenants include high-volume space users

such as a discount clothing store.

Given the high value of the Kalakaua frontage and the market for high-value commercial
tenants, the owner determined that it would not be feasible to reuse the old theater
building and that the property can be more efficiently utilized, at a better economic

return, by redevelopment in the manner proposed.

The proposed new retail building will have the advantages of a good street presence, good
pedestrian access from the sidewalk, convenient loading facilities at the rear, and an open
courtyard. The courtyard space can be leased for vendor kiosks. There is a strong
demand for kiosk space from the many vendors who will be displaced by redevelopment

of the International Marketplace.
Theater Re-Use or Live Entertainment Venue

The subject property has a long history of being an established movie theater location.
Changing habits and expectations of movie-goers, increasing numbers of multiplex
theaters in residential areas, and changing technology have resulted in declining
attendance at the Waikiki Theaters. Re-using the theater for movies or live performances
is not feasible for reasons mentioned above, but also because of competition from the
Ward Entertainment theater complexes, Dole Cannery theaters, and from live

Waikiki Kalakaua Retail
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entertainment available in Waikiki hotel showrooms and restaurants. Retro-fitting the
existing building envelope to create a multi-screen theater complex or live performance
venue also would be difficult and very expensive to accomplish.

Single-story Retail

This alternative, without the second and third stories, does not utilize the subject property
to its fullest extent and is not desirable at this point. However, if it is found that businesses
are not interested in leasing space on the second and third floors, then this alternative may

become the logical choice.

No Action

The No Action Alternative would leave much of the subject property vacant and under-
utilized. While it would be possible to increase the number of kiosk vendors under this
alternative, a well-designed permanent structure would better serve the objective of
making this central location in Waikiki more attractive and economically productive.

5.  LIST OF APPROVALS AND PERMITS REQUIRED

During the implementation stages of the project, the applicant would be working with the
Federal, State and County review agencies for examination and approval of project plans
and specifications.

Permit Responsible Agency

Waikiki Special District Dept. of Planning & Permitting
Derriolition Permit (for remaining two retail buildings) Dept. of Planning & Permitting
Grading Permit, Building Permit Dept. of Planning & Permitting
Drain Connection License, Sewer Connection Dept. of Planning & Permitting
Waikiki Kalakaua Retail Page 27
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6. ASSESSMENT OF PROPOSED PROJECT IN RELATION TO CHAPTER
343 SIGNIFICANCE CRITERIA AND ANTICIPATED

DETERMINATION

According to the Department of Health Rules (1 1-200-12), an applicant or agency must
determine whether an action may have a significant impact on the environment, including
all phases of the project, its expected consequences both primary and secondary, its
cumulative impact with other projects, and its short and long-term effects. In making the
determination, the Rules establish “Significance Criteria® to be used as a basis for
identifying whether significant environmental impact would result from the development.
According to the Rules, an action shall be determined to have a significant impact on the
environment if it meets any one of the following criteria:

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

As summarized in Section 2 and detailed in Appendix C, the subsurface area of
subject property may contain objects of historic significance. A full archaeological
inventory will be conducted in consultation with the State Historic Preservation
Division prior to construction of the new building. Should historic remains be
discovered, a mitigation and/or preservation plan will be developed to avoid
unnecessary loss or destruction of any valuable natural or cultural resource.

The subject property is located in a highly urbanized area and does not contain
notable floral or faunal habitats. [t also is a site that is mostly paved and not a natural
area where native Hawaiian gathering rights can be exercised.

2. Curtails the range of beneficial uses of the environment.

The subject property and its surroundings are already committed to resort and
commercial uses. The proposed project is consistent with State and County land use
controls and is thus within the range of possible beneficial uses.

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

court decisions, or executive orders.

The proposed development is consistent with the Environmental Policies established
in Chapter 344, HRS. The new structure will not affect the State’s natural resources
nor lower the total quality of life for Hawai'i residents.

4. Substantially affects the economic or social welfare of the community or state,

The proposed uses would create jobs and constitute an economic benefit to the
Waikiki region and the State; however, the effect would not be substantial.
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10.

11.

Substantially affects public health.

The proposed uses would have no detrimental effect on public health. Short-term
impacts due to construction would be controlled as described previously.

Involves substantial secondary impacts, such as population changes or effects on
public facilities.
The proposed project would increase jobs and economic activity in Waikiki, which

may result in secondary impacts such as residential migration or in increased demand
for public transportation; however, because of the relative scale of this project,

secondary impacts would be negligible.
Involves a substantial degradation of environmental quality.

Because the subject property was previously built upon, it is not anticipated that the
replacing building or paving would degrade environmental quality to a measurable

extent.

Is individually limited but cumulatively has considerable effect on the environment,
or involves a commitment for larger actions.

The project is limited to the proposed uses and involves no larger actions or further
cumulative effects.

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

There are no rare, threatened, or endangered plant or animal species located on the
subject property.

Detrimentally affects air or water quality or ambient noise levels.

The proposed uses would not have a significant detrimental effect on air or water
quality.
Affects or is likely to suffer damage by being located in an environmentally sensitive

area, such as a flood plain, tsunami zone, beach, erosion-prone area, geologically
hazardous land, estuary, freshwater, or coastal waters.

The subject property is located within a flood hazard area with a base flood elevation
of six feet. The architectural design of the proposed new building is such that the
finish floor elevation is above six feet MSL. It is not anticipated that the proposed
project would affect flooding or suffer damage by its location within the flood plain.

The subject property is not located in the tsunami evacuation area, on a beach, in an
erosion-prone or geologically hazardous area, in an estuary, or in fresh or coastal

waters.
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12. Substantially affects scenic vistas and view planes identified in county or state plans
or studies.

The visual impact of the project would not be significant, especially considered in
relation to surrounding buildings and uses. The proposed three-story structure is
shorter than adjacent surrounding buildings (see Figure 10).

13. Requires substantial energy consumption.
None of the proposed uses incurs a high level of energy consumption.

Based on the findings of this Environmental Assessment, it is expected that the proposed
project would not have a significant environmental impact and an Environmental Impact
Statement (EIS) would not be required. Therefore, a Finding of No Significant Impact
(FONSI} is anticipated.
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APPENDIX B
Conceptual Landscape Plan
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RECEIVED AS FOLLOWS

Historical Background

Fipure 6
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Floating Dredge Line in the Ala Wai Canal, cirea 1924 (Bishop Muscum Archives)

Historical Background

Figure 5
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Acrial Photograpl of Waikiks Before the Completion of the Ala Wai Drainage Canal (Hawal'i State Archives)
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Figure 7
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APPENDIX D
Letters from the State Historic Preservation Division



{1115-£zg7o) d4q “nepuny
ayney uslg 'usprisy wyor
£1896 eyl 'npfjotory
"amo L, 3yeed ‘00g# Wang doywig (0] “Iu] MmvY nvpry vonmqIo ULy o

AL

UCISIAI] UONPALIRRL] JUOWTL] 3G
Apnsupy Sunsy ‘Aaumaplasg Aljoy d

\tﬁas\-.be\n\\.\w 220 NV.Q.\\\ -
‘eyopy

' "0£08-269(808) ww Aopy w0y,
1[®3 0323 Pay ssvapd “suonsank Byumy aary nek pmoyg ‘vonessdoca psnunuos mof 1o
nof uey] cueid sfeapes 2 Hatm Mo am ‘0y paaate sazy nof Jep suonemdns st qupy

*sdesBojoyd auy fo Aurw paamwaas Aprammaseyap g
"UORANNSIP B S10f3q emw a3y yderdoloyd oy paasde rey
UCFLIQLE) ey c[ermiu Y3 U JRIUGD SIS 3t tnoge _uu“n_omnuqmu OS[RALIM M b
‘uELIOIST
A3 EBUY (20 WOl PR Yim patos Ljnjan 3q i sadid o uh. 't
-2 eatod Joy pafeas 3q ot [im woop ryies) xney 7
“widopaapat aminy v uj am *nusied soj aju8 g ayy jo afuapg g

“susayt qutmo(iof
11 03 Wwaureaste mok aywnaidde ag pa 11T PPjrEAY Y3 38 AURYE oA Jo R
31 U0 1340 Mo iy Buppsom 1o) AURIANSS mok pum nok ueys o3 axi 3y plnosm 3y

THeO "PINIEM 6007 T00-9-

1-QAS/£00Z "oN 1L
£ JE ] DPMesy
suy) joalees 153NS
Ny ary IURLABURIAL 34y FeI(]
{0TNEOL0 :ON D0
08LIE :ON DO BYO0E VD ‘mpaluy so]
R < PME voniRqey "N 0Z1
rved dnoin snndoig uosueqoy
éqj'”‘é E;.-:-z EDH .uz
I ICN)
FETMYIINND
FIACTTY O R G0 Q43 ekt o £00Z v PRIy
TNOF WALYM MO WOStTIOD i POCH "DNOWE Y -
SIIUNOSTY TYHNLYN ONY ONY 40 AINIWIHYIIg
IIYMVYH 40 31VLS
MUMA LS 30
MNnam
R e
NOTVLANYHD "DHNGA "L ML X4

TYMYH 0 NONYIADG
0N YOREY

€896 IH "M[rjousH ‘Zog# 15 woand gbE ieg telg ‘ualeysy uyor A D

WL

UOISIANT UONEAII521] JUONTH 181G
JoEnsIIWpY Funay ‘Lausopid Ao *d

by wpor bppty -

..Eo_.(

"0£08-269(0808) 1 Lojy wuoy, 1172 01324 [23) 3rea[d ‘suonsanb f=yung aaey nok Plroys
"uotiesadoos sy Jof siue oD IR pUE S213E3Y | palepiesuo’) JUEYl 03 1| PiRoM IAY

“wioas uopafead oy spe3] aeyyy Butjres aseoaess otsay) Y3 jo ydesBoroyd e
PUe [, HqUPCT., jo1# ydeiBoroyd jo £do> v Buiamaas srenaidde Apzasd pinom am 'ospy <z

Ahzuuﬁ Juosy Jayroue £q 3 Fnyng 104 un!._._u& sedid uelso YL .
. Pue l100p Jyies] xne) 033(] 1y Mrjouo jsea] Iy e
faus ayy 18 350-21 3)qissod 10§ 3531 313 3103t pue 2uo juo
Arejdstp Aew) yueynsues yum Sunasw 12 PAYNUSPI 5B 10U 51y U0 SI|UB (I »
'syred sofeur iy pofeares 2q vz Aqqo) ayy w Jutjraz ayy uo Einuzayy .
”hnﬁn_ TR XV Py 1 _?_n_s,v Jo 335 Yy 12 2n-31 pue F8eag )

‘UQnOURp ) uo 13&& ag suolytpuod mc_.c.o__ou sy} syenaidde Apeand P[nos
apy Bufeages quom suray [p49A3s (s 322 213ty ‘sa3ueyd mozswnu uoRsapun ey tajeay a3
AL "FIYO Ino O3 INEIY ] PIYtEAY 3t jo uiad uotitjottrap 3y3 Sumnustesy 10§ nok yueyy

meQ “npnjovoH TID{IEM "G00Z00-9°C SAINL
E# JNTIT DAy
Jojipurg uonnoun(y ‘Zp-ag adeyy 1 10IMANS

wudsny gy feag

AnIHNYarY dun #aD NOLINILLY
60U 10£0 :ON D0a .
LISIE 0N D01 £1895 Emel ‘ninjouoty
marveRivi J00)] o “eang Sury *g gso
éqzj!uu;ﬂaﬁh Buninuisg pue Bututreld jo usuwneday
oz 1o3nq Funsy ‘urdsuny g upy
13OV O MATTADES L8UM BTN T 00 e KiEn
o gL o BATITS F0Z 0 B
ROALYIUTT HYX0 CHY DriLYOS HOSA) U YANES 3w W53
SEAOER oY
S3VUNOSTU TVHNLYN ANV ONY 4O INTNINYL3a
IIVMYH 40 ALYLS
s i . MYH 4O WONYZASTD
Lit
FETTY ML Oty 01 40 0¥voR e




APPENDIX E
Letter from julian Ng, Traffic Engineer
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