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OVERVIEW 
 
THM Partners LLC, through affiliate KRC Partners LLC, is proposing to create a 176-
unit residential condominium called “Holomua” on 21,339 square feet of land located at 
1315 Kaläkaua Avenue, Honolulu, identified by Tax Map Key (1) 2-4-6: 17 and 18. The 
goal of Holomua is to provide affordable and moderately-priced market rate housing in 
urban Honolulu. Figure 1 provides the Holomua site plan and Figure 2 provides a 
rendering of Holomua. 
 
Recent residential condominium projects in Honolulu have focused on high-
end/luxury units. Over the years attempts have been made to provide affordable 
housing on Oÿahu through a variety of City, State, and Federal programs. However, due 
to the high cost of land in urban Honolulu, many of these projects are located in the 
suburban communities of Oÿahu. Of the projects located in town, many consist of rental 
programs and do not provide the opportunity for home ownership.  Other affordable, 
for-sale residential opportunities located in central Honolulu are aged, poorly 
maintained and in less desirable locations.  The result is a void of affordable units for 
the working people of Honolulu and also a void in moderately-priced market rate units.   
 
Holomua fills this void by providing affordable and moderately-priced market rate 
housing in urban Honolulu, thus creating the opportunity for home ownership in close 
proximity to jobs and urban amenities. Located within in the urban core of Honolulu, 
Holomua is surrounded by numerous amenities including: grocery stores, shopping, 
public transportation, parks, schools, employment centers, childcare facilities, and 
activity centers. This close proximity to services is expected to reduce Holomua 
resident’s reliance on automobiles for daily needs. 
 
THM Partners LLC will be processing approvals for Holomua under Chapter 201H, 
Hawai‘i Revised Statutes (HRS), which allows for greater design flexibility and cost 
savings to facilitate the development of affordable housing. A minimum 51 percent of 
the units will be priced to be affordable to households earning 140 percent or less of the 
HUD median income for Oÿahu. 
 
In addition to meeting the content requirements for an environmental assessment (EA), 
under Chapter 343, HRS, and Chapter 11-200, Hawai‘i Administrative Rules (HAR), the 
Draft EA also served as the Chapter 201H, HRS application (201H application) 
agency/public comment document. Pertinent information relating to the 201H 
application was included in the Draft EA and in this Final EA. The complete 201H 
application is on file with the Hawai‘i Housing and Finance Development Corporation 
(HHFDC). 
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1.0 INTRODUCTION 
 
This environmental assessment (EA) is prepared in accordance with Chapter 343, 
Hawaiÿi Revised Statutes (HRS), for Holomua, a proposed affordable and moderately-
priced market rate housing condominium building in Honolulu, Oÿahu, Hawaiÿi. This 
chapter briefly reviews the background and nature of the proposed project, relevant 
statutory requirements, and the various sources consulted to develop the assessment. 
 
1.1 PROJECT PROFILE 
 
Project Name:  Holomua 
 
Location:   1315 Kaläkaua Avenue 
 
Judicial District:  Honolulu 
 
Tax Map Key:  (1) 2-4-06: 17 and 18 
 
Project Area:   21,339 square feet 
 
Existing Use:   Vacant land 
 
Recorded Fee Owner: KRC Partners LLC 

(an affiliate of the developer/applicant, THM Partners LLC) 
615 Piÿikoi Street, Suite 808 
Honolulu, Hawaiÿi 96814 

 
Developer/Applicant: THM Partners LLC 
    (an affiliate of the recorded fee owner, KRC Partners LLC) 

615 Piÿikoi Street, Suite 808 
Honolulu, Hawaiÿi 96814 
Contact: Mr. Serge M. Krivatsy, MAI 

 
Approving Authority: Hawaiÿi Housing Finance & Development Corporation 
    677 Queen Street, Suite 300 
    Honolulu, Hawaiÿi 96813 
 
Agent/Preparer:   PBR HAWAIÿI 
    1001 Bishop Street 

ASB Tower, Suite 650 
    Honolulu, Hawaiÿi 96813 
    Contact: Tom Schnell, AICP 
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Zoning:   State Land Use: Urban 

Development Plan: District Commercial 
County Zoning: Community Business Mixed Use (BMX-3) 
Special District: not in Special District 
Special Management Area (SMA): not in SMA 

 
Determination: Finding of No Significant Impact (FONSI) 

 
Agencies Consulted: See Chapter 8 
 
1.2 COMPLIANCE WITH STATE OF HAWAI‘I ENVIRONMENTAL LAWS 
 
Section 343-5, HRS, establishes nine “triggers” that require the preparation of an EA or 
environmental impact statement. Use of State lands or funds is one of the “triggers” that 
require an EA. Holomua will use State funds through the HHFDC’s DURF program. As 
such, this EA is prepared in compliance with Chapter 343, HRS, and in accordance with 
the provisions of Hawaiÿi Administrative Rules (HAR), Title 11, Department of Health, 
Chapter 200, Environmental Impact Statement Rules. 
 
In addition, creation of Holomua may involve or impact State and/or County lands or 
funds relating to infrastructure improvements for public facilities, roadways, water, 
sewer, utility, drainage, or other facilities. While the specific nature of each 
improvement is not known at this time, this is EA is intended to address all current and 
future instances involving the use of State and/or County lands and funds relating to 
Holomua. 
 
 
 



HOLOMUA 
FINAL ENVIRONMENTAL ASSESSMENT 

 

 
3 

 

2.0 HOLOMUA DESCRIPTION 
 

2.1 BACKGROUND INFORMATION 
 
2.1.1 Location and Surrounding Area 

 
The Holomua site, identified as TMK (1) 2-4-06: 17 and 18, is located on two vacant 
parcels of land fronting Kaläkaua Avenue, bounded by Kulana Hale 1 Senior Rentals, a 
16-story, 176 unit building.  Commercial retail uses are located to the north; a 7-11 store 
with Aloha gas station to the south; Kaläkaua Avenue to the west; and the Imperial 
Business Plaza to the east. Figure 3 provides an aerial photo of the site and surrounding 
area; Figure 4 provides a regional location map; Figure 5 provides a TMK map. 
Appendix A contains an ALTA/ACSM Land Title Survey of the property.  
 
The Holomua site is on the block between Beretania Street and Young Street, on the east 
side of Kaläkaua Avenue. It is in the Makiki/Lower Punchbowl/Tantalus 
Neighborhood Board No. 10 District, and within the Primary Urban Center of 
Honolulu. 
 
Previously, a low-rise commercial building occupied the site. The building was 
demolished in 2006 to allow redevelopment of the property. A proposal for a 16-story 
high-rise elderly housing building (Kulana Hale II) had been pursued by other 
development interests.  The Kulana Hale II development included a 201G (affordable 
housing) application that had been approved by the City and County of Honolulu 
(Resolution 97-431, CD1).  However, development of Kulana Hale II did not move 
forward beyond the entitlement process.  In the 10 years since Kulana Hale II was 
approved, the project was not built because the Kulana Hale II developer could not 
make the project financially viable, even with the exemptions granted in 1997.  The 
Kulana Hale II developer eventually sold the property to the current owner, KRC 
Partners LLC. The applicant, THM Partners LLC (an affiliate of KRC Partners LLC) has 
now designed Holomua to address current financial realities, such as the cost of land in 
urban Honolulu and current building material and construction costs.   
 
The Holomua site is currently vacant with a mixture of concrete, asphalt, dirt, and 
grass. A chain link fence surrounds the site.  The surrounding area is developed with a 
mix of commercial, residential, and apartment uses. In the greater surrounding area are 
public uses, industrial uses, churches, and parks. Foodland is one block northwest of 
the Holomua site. Many restaurants and small businesses are conveniently located 
within a short walking distance from the site. Figure 6 provides site photographs. 
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2.1.2 Land Use Designations 
 
The current land use designations of the Holomua site (TMK (1) 2-4-06: 17 and 18), are 
as follows: 

• State Land Use: Urban (Figure 7) 

• County Zoning: BMX-3 Community Business Mixed Use (Figure 8) 

• Development Plan: District Commercial (Figure 9) 

• Special District: none 

• Special Management Area (SMA): not in SMA 
 

2.2 DESCRIPTION OF HOLOMUA  
 
2.2.1 Statement of Purpose and Need for Holomua 

 
The Holomua condominium building addresses the need for affordable housing on 
Oÿahu, particularly within Honolulu’s primary urban center (PUC). Due to the focus on 
high-rise luxury condominium development in recent years, very few moderate-priced 
condominium buildings have been developed in the Honolulu PUC. New affordable 
housing has primarily been developed in suburban Oÿahu, where residents are 
separated by considerable commutes from their workplace.  In the urban center, 
affordable housing more often consists of rental housing.  This has resulted in a 
shortage of for-sale affordable residential dwellings for working residents. 
 
Strong demand for affordable and moderately-priced market rate housing within the 
PUC is evidenced by the strong rental demand in the immediate area as well as 
relatively high prices for existing residential products.  Holomua is intended to provide 
a needed housing type at an affordable price.   
 
A market study prepared by Data@Work focuses on the historical, current, and 
projected high-rise condominium conditions and trends to help forecast the absorption 
for Holomua (see Appendix B). 
 
The market study finds that Holomua will benefit from its strong site location, 
convenience to city services; and because it is providing new, reasonably priced 
housing where the housing stock is aged.  Based on the analysis and conclusions of the 
market study, there is strong and sufficient demand within urban Honolulu to support 
Holomua. 
 



Figure 3
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2.2.2 Affordability 
  
A minimum 51 percent of the Holomua units will be priced to be affordable to 
households earning 140 percent or less of the HUD median income for Honolulu. Based 
on the HUD median income for Honolulu and the Affordable Sales Guidelines 
prepared by HHFDC, assuming a six percent interest rate with a five percent down 
payment, Holomua’s affordable units would be priced no more than $354,700 for a one-
bedroom unit and no more than $399,000 for a two-bedroom unit.  The remaining units 
will be priced as moderately-priced market rate housing. 
 
THM Partners LLC will be processing approvals for Holomua under, Chapter 201H, 
HRS, which allows for greater design flexibility and cost savings to facilitate the 
development of affordable housing. Flexibility and cost savings are achieved by 
allowing exemptions from certain statutes, ordinances, charter provisions, and rules 
relating to planning, zoning and construction, provided the project primarily provides 
affordable housing and does not contravene health and safety requirements.   
 
THM Partners LLC has submitted a Chapter 201H, HRS application (201H application) 
to the HHFDC.  Through discussions and correspondence with the City and County of 
Honolulu Department of Planning and Permitting (see Appendix C) it was determined 
that HHDFC was the appropriate agency to process the 201H application. This is 
because Holomua unit pricing—while affordable to households earning 140 percent or 
less of the HUD median income for Honolulu—does not meet the City and County of 
Honolulu’s eligibility requirements for the processing of a 201H application by the 
Department of Planning and Permitting.  While HHDFC will be processing the 201H 
application, the Honolulu City Council must approve and request for exemptions. 
 
The Draft EA served as the 201H application agency/public comment document in 
addition to meeting content requirements for an EA, under Chapter 343, HRS, and 
Chapter 11-200, HAR. Pertinent information relating to the 201H application was 
included throughout the Draft EA and in this Final EA.  Requested exemptions are 
discussed in more detail in Chapter 5.0.  The complete 201H application is on file with 
the HHFDC. 
 
Per the requirements of HHFDC and as specified in Section 201H-47, HRS, there will be 
a 10-year buyback clause for the affordable units; therefore, if the purchaser of an 
affordable unit sells the unit within 10 years, HHFDC has the option to buy back the 
unit to resell as affordable.  There will also be a shared appreciation clause as provided 
in Section 201H-47, HRS. There will be no buyback or shared appreciation requirements 
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for the market rate units.  However, preference will be given to qualified owner-
occupants in initial sale of the market rate units.  
 
THM Partners LLC is also working with HHFDC to create Holomua through the 
HHFDC’s Dwelling Unit Revolving Fund (DURF) program.  
 
2.2.3 Building Details 

 
As currently proposed, Holomua will be a 23-story building, up to 220 feet in height, 
which will include 176 one- and two-bedroom fee simple units. A minimum 51 percent 
of the units will be priced to be affordable to households earning 140 percent or less of 
the HUD median income for Honolulu.  The remaining units will be priced at market 
rates for similar type units in the area and are expected to be to be moderately-priced in 
comparison to recently-built condominium units in urban Honolulu.  The building floor 
area will be approximately 160,000 square feet with a building floor area ratio of 7.5. In 
an effort to both keep initial purchase price low and reduce maintenance fees for 
residents, Holomua will include moderate amenities.  Each unit will be provided a lanai 
ranging in area from 28 square feet to 1,000 square feet.  Additionally, a 1,196 square 
foot community activity room with kitchen and bathroom will be provided for 
Holomua residents’ use.  Table 1 provides a building summary. 
 
Figure 1 provides the Holomua site plan. Figure 2 provides a rendering of Holomua. 
Appendix D contains the Holomua architectural drawings. 
 

Table 1. Building Summary 
Bedroom/Bath # of Units Size (sq. ft.) No. of Floors 23 

1/1 80 360-630± Building Height 220± feet 

2/1 32 695-700± Parking 245 stalls 

2/2 64 700-750± Loading 2 stalls 

Total units 176 - Elevators 3 
 
2.2.4 Access and Parking 

 
Vehicular access to Holomua will be via a semi-circular driveway on Kaläkaua Avenue. 
The driveway will allow for simultaneous in-bound and out-bound operations as well 
as a passenger loading/unloading area.  A separate pedestrian walkway entrance to the 
lobby will also be directly off Kaläkaua Avenue.  
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Current plans are for the parking structure to contain 245 parking spaces.  However, 
THM Partners LLC is requesting the option to reduce the parking by 34 stalls (one 
floor), in the event that it is required to make the project financially feasible.  ADA 
accessible stalls in compliance with City and County of Honolulu requirements will be 
provided. As discussed in Chapter 5 of this document, THM Partners LLC requests the 
option to include a lesser number of 200 resident parking spaces (1.14 stalls/unit) and 
11 guest parking stalls for a total of 211 parking stalls if required to make Holomua 
financially viable.  Please note that unit plans and parking structure design are not 
finalized and additional changes regarding parking may be required; however it is 
envisioned that Holomua will provide at least one stall per unit. 
 
Holomua is located on Kaläkaua Avenue, which is frequented by TheBus routes 2, 13, 
and the B City Express. Beretania and King Streets, which are major east/west bus 
thoroughfares, are within walking distance. The urban location in proximity to stores, 
services, and transit routes provides opportunities for Holomua residents to reduce 
trips by cars, or possibly even eliminate the need for car.  
 

2.3 DEVELOPMENT TIMETABLE  
 
Construction of Holomua will begin when all approvals are received. The proposed 
construction timetable is as follows: 
 

Design/Entitlement  January 2008 – 
December 2008  

12 months  

Construction  
Start  
End  

 
December 2008  
June 2010  

 
 

18 Months  
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3.0 ASSESSMENT OF THE AFFECTED ENVIRONMENT, 
POTENTIAL IMPACTS, AND MITIGATION MEASURES 

 
This chapter describes the existing environmental conditions (physical, natural, and 
human) of the project area. Potential impacts that may result from the proposed 
Holomua development, and mitigation measures that may be implemented, are also 
identified. 
 

3.1 TOPOGRAPHY 
 
The topography of the Holomua site is flat and level, as the site was extensively 
modified to accommodate previous building at the site.  
 
Potential Impacts and Mitigation Measures 
 
The Holomua site has been previously modified, and the site currently consists of 
compacted gravel, areas of pavement and areas of low vegetation.  Therefore, the 
proposed improvements will not require any major alterations to the land and no 
significant impacts to site topography are anticipated. 
 

3.2 SOILS 
 
The United States Department of Agriculture Soil Conservation Service, Soil Survey of Islands 
of Kauai, Oahu, Maui, Molokai and Lanai, State of Hawaiÿi (1972), classifies the soils on the 
project site as MkA – Makiki clay loam, 0 to 2% slopes (Figure 10). This soil is almost 
entirely in urban use. 
 
This soil is on smooth fans and terraces. In a representative profile the surface layer is 
dark brown clay loam about 20 inches thick. The subsoil, about 10 inches thick, is dark-
brown clay loam that has subangular blocky structure. It contains cinders and rock 
fragments. The subsoil is underlain by similar material, about 24 inches thick, that is 
massive. Below this are volcanic cinders. The soil is strongly acid to medium acid. 
 
Permeability is moderately rapid. Runoff is slow, and the erosion hazard is no more 
than slight. The available water capacity is about 1.7 inches per foot of soil. In places 
roots penetrate to a depth of 5 feet or more.  
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Potential Impacts and Mitigation Measures 
 
The Holomua site does not contain soils of agricultural value and will not impact 
agricultural productivity (existing or potential). The site has been extensively modified 
for urban development, and grading for the proposed improvements is not expected to 
be significant. 
 
Grading volumes are estimated on architectural plans (See Appendix D, Sheet C-7).  A 
total of 15 cubic yards are proposed to be excavated, and a total of 800 cubic yards of 
material will be sculpted into an embankment that rises from the street to set finish 
floor elevation at 27.25 feet. 
 
All grading operations will be conducted in full compliance with dust, erosion control, 
and other requirements of the City Grading Ordinance, as well as the provisions of 
Section 11-60.1-33, HAR, on fugitive dust. In addition, best management practices will 
be included in construction plans to mitigate dust and/or silt emissions.  Best 
management practices include installation of a silt fence around the construction site 
and sediment filters at existing downstream catch basins.  New sediment filters will be 
installed at new on site stormwater inlets and a small landscape area at the front of the 
building will allow for some additional infiltration of stormwater.  
 

3.3 NATURAL HAZARDS 
 
The Hawaiian Islands are associated with volcanic eruption and tectonic movement. 
The State of Hawaiÿi has been affected twice in the recent past by devastating 
hurricanes, ÿIwa in 1982 and ÿIniki in 1992. While it is difficult to predict these natural 
occurrences, it is reasonable to assume that future events could be likely given the 
recent record. However, the Holomua site is no more vulnerable to the destructive 
winds and torrential rains associated with hurricanes and cyclones than the rest of the 
island or state.  
 
The Holomua site is located outside of the tsunami evacuation area and is designated 
Zone X (areas determined to be outside of the 500-year floodplain) by the Federal Flood 
Insurance Rate Map (FIRM) (Figure 11). No portions of the site are located in a flood 
zone, as indicated on the FIRM by the Federal Emergency Management Agency 
(FEMA). 
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Potential Impacts and Mitigation Measures 
 
Holomua will not exacerbate any hazard conditions, and all structures will be 
constructed in accordance with the City’s Uniform Building Code to protect against the 
potential damage from destructive winds, torrential rainfall, or tropical hurricanes and 
cyclones.  No structures will be built within a flood zone (since no portions of the site 
are within a flood zone) and no existing drainage patterns will be altered. The proposal 
does not include an increase in impervious area over previously developed conditions.  
Runoff will continue to flow into the municipal drainage system.   
 
On-site construction work will temporarily expose any remaining soil and slightly 
increase the potential for soil erosion. However, project specifications will incorporate 
erosion control requirements to mitigate any construction impacts. After construction, 
impermeable surfaces (i.e., walkways and parking areas) and landscaping will mitigate 
the potential for soil erosion. Detailed erosion and sediment control measures will be 
specified in site plans.   
 

3.4 FLORA AND FAUNA 
 
The site is urbanized and is not known to contain any federally protected, threatened, 
or endangered species of plants or animals. The site previously had a commercial 
building on it, which was demolished in 2006. 
 
Potential Impacts and Mitigation Measures 
 
Because the site was previously developed and is not known to contain any federally 
protected, threatened, or endangered species of plants or animals, no impacts to flora 
and fauna are expected. 
 

3.5 ARCHAEOLOGICAL AND HISTORIC RESOURCES 
 
Appendix E contains an archaeological assessment prepared by Scientific Consultant 
Services, Inc.  The assessment provides a summary of settlement pattern for the 
Ahupuaÿa of Makiki based on historical, oral, and archaeological documentation.  The 
assessment also provides results of archaeological testing which were conducted on 
site.  Testing methods included both a pedestrian survey as well as mechanical 
excavation and analysis of nine stratigraphic trenches.   
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The archaeological assessment did not identify any archaeological sites, and generally 
served to support the historical settlement patterns discussed in the Assessment.   
 
Potential Impacts and Mitigation Measures 
 
Based on the results of the archaeological assessment, no impacts to archaeological 
resources are expected with creation of Holomua. Further, the archaeological 
assessment concludes that no further archaeological investigation is recommended.  
 
THM Partners LLC will comply with all State and County laws and rules regarding the 
preservation of archaeological and historic sites. Should historic remains, such as 
artifacts, burials, concentrations of shell or charcoal be encountered during construction 
activities, work will cease in the immediate vicinity of the find and the State Historic 
Preservation Division will be contacted for appropriate mitigation, if necessary. 
 

3.6 CULTURAL RESOURCES 
 
The site is within the ahupuaÿa of Makiki, and more specifically, ÿili of Päwa.  The City 
and County of Honolulu has placed this site within the boundary of the Makiki 
neighborhood, although it is located immediately adjacent to the McCully/Möÿiliÿili 
neighborhood district.  As the site is located in an urbanized area of Honolulu, resource 
materials investigating the cultural and archaeological significance of the area are 
plentiful.  This assessment of cultural resources included a review of EAs for nearby 
developments, including those conducted on behalf of the City and County of Honolulu 
for the McCully-Möÿiliÿili Beautification Master Plan which presents a broader context 
than site-specific EAs typically prepared for individual development projects.  
Additionally, research collected for the archaeological assessment contributed to this 
cultural assessment by providing information relative to the historical settlement 
pattern.  These investigations were supplemented by review of Sterling and Summers 
Sites of Oÿahu as well as periodical research relating to history and culture of the Makiki 
and McCully/Möÿiliÿili neighborhoods. 
  
Historically, the areas bordering the Makiki Stream (in the vicinity of the Holomua site) 
were likely utilized for the cultivation of taro and like-crops from the early Historic 
times probably extending from Traditional times. Land Commission Awards research 
shows that subsequently land in the area was parceled and likely used for home sites. 
However, the archaeological assessment did not find any surface or subsurface 
archaeological evidence (artifacts such as basalt cores, adzes, flakes or features such as 
stone alignments, pavements, and walls) of former agricultural uses or habitation on the 
site.  The archaeological assessment provides three possible explanations for this lack of 
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archaeological evidence: 1) the site has been previously disturbed by past construction 
or demolition; 2) the acid condition of the soils could have degraded organic materials 
so that none could be found; or 3) no Traditional-style (pre- and circa-1778) cultural 
activities (e.g., agriculture, fire making, food consumption) occurred on the site. 
 
In recent historical times, the Makiki and McCully/Möÿiliÿili neighborhoods have 
urbanized and population demographics changed from predominantly Hawaiian to 
Chinese to settlers of Japanese ancestry (Watanabe (1996). 
 
Currently, the neighborhood is densely populated and multi-ethnic, retaining a strong 
Japanese presence through the Honolulu Japanese Chamber of Commerce and Japanese 
Cultural Center of Hawaiÿi (2454 S. Beretania Street) as well as many Japanese 
restaurants and retailers.  In most recent history, the more culturally significant aspects 
of this neighborhood relate to business enterprises owned by those of Chinese, 
Japanese, and Korean descent.  The neighborhood is home to the original Zippy’s drive-
in chain of restaurants, and recently, owners of an art gallery received a variance from 
the City and County of Honolulu to maintain a non-conforming neon sign that served 
the Chop Suey restaurant that was located at the intersection of King and McCully 
Streets for over 50 years. 
 
Although the Holomua site is now vacant, debris, site soils, and vegetation all reflect 
the site’s history of development and recent building demolition.  Subsurface testing 
conducted for the archaeological assessment indicate a top layer of imported matrices, a 
layer of man-made debris (trash), a layer of additional non-local material.  Vegetation 
consists of plant species that are adaptable to a harsh urban environment that receives 
little or no maintenance or watering.  As such, the site is not utilized for cultivating or 
gathering of plants of cultural significance.  Further, as the site is surrounded on three 
sides by buildings (high-rise housing and retail uses), and a fourth side by Kaläkaua 
Avenue, the site does not serve as an accessway to any neighboring cultural sites. 
 
Potential Impacts and Mitigation Measures 
 
The construction of housing at this urban site is not anticipated to create negative 
impacts to cultural resources in the immediate vicinity or larger community.  The site 
itself does not contain any cultural resources, nor does it impede access to any cultural 
resources.  The addition of affordable housing on the site is consistent with the existing 
culture of the lower Makiki neighborhood as an urban mixed use neighborhood. 
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3.7 ROADWAYS AND TRAFFIC 
 
The site is an irregularly configured mid-block lot with frontage on three public rights-
of-way, Beretania Street (mauka), Young Street (makai) and Kaläkaua Avenue (Ewa).  
Access to Holomua is proposed only from Kaläkaua as the mauka and makai accesses 
are substandard in width for emergency services.  Kaläkaua is a four-lane street 
extending from S. Beretania Street into Waikiki and through Kapiÿolani Park.  On-street 
parking is permitted in the mauka-bound direction along the project site frontage.  
Transit facilities (TheBus) include multiple routes and bus stops (routes 1, 2, 5, 6, and 
13) near the site. Pedestrian facilities include sidewalks on Kaläkaua and neighboring 
streets as well as crosswalks at intersections.  Young Street is a designated Bicycle 
Route. 
 
A summary of existing transportation facilities, as well as an analysis of potential 
impacts has been prepared by transportation consultants, Fehr and Peers and is 
provided as Appendix F, Transportation Impact Analysis Report (TIAR).  The TIAR 
evaluates impacts of Holomua based on projected traffic estimates of existing 
conditions, plus anticipated (recently approved) development, and anticipated traffic 
associated with Holomua.   
 
Potential Impacts and Mitigation Measures 
 
Intersection Operations 
 
The operations of eleven key intersections near the site were evaluated during the 
weekday morning (7:00 to 9:00 AM) and afternoon (4:00 to 6:00 PM) peak hours for the 
following three scenarios: 

• Scenario 1: Existing Conditions (2008) – Existing volumes obtained from turning 
movement counts representing the peak one-hour vehicle flow. 

• Scenario 2: Opening Year (2010) without Project Conditions – Existing peak-hour 
volumes multiplied by a growth factor plus traffic from approved but not yet 
constructed developments in the area. The traffic growth factor was developed 
based on historical growth in traffic counts for this area. This scenario is the basis 
from which Holomua impacts are determined. 

• Scenario 3: Opening Year (2010) with Project Conditions – Opening Year (2010) 
without Holomua volumes plus the new traffic generated by Holomua. 

 
Based on the impact criteria specified above, Holomua would not have a significant 
impact at any of the study intersections. While the Beretania Street/Ke‘eaumoku Street 
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intersection is projected to operate unacceptably, this condition is due to the addition of 
traffic from already approved projects plus growth. When Holomua traffic is added 
directly to existing volumes, the resulting operations at this location would continue to 
be acceptable, as described on page 22 of the TIAR. This illustrates that the unacceptable 
operating level at the Beretania Street/Ke‘eaumoku intersection in the future is caused 
by the cumulative effect of future traffic with or without the addition of Holomua.  
 
Transit, Bicycle, and Pedestrian System Operations 
 
The Holomua site is within 650 feet of bus stops on three transit corridors. Given the 
proximity to transit, it is anticipated that residents may use the bus to commute and 
travel to other regional destinations rather than using personal cars for all trips. The 
number of anticipated transit riders could be accommodated by the existing system 
capacity and no significant impacts are anticipated. 
 
Creation of Holomua will not conflict with any existing or proposed bicycle or 
pedestrian facility and will not significantly increase demand or hazards for these 
modes of travel. Cyclists will have direct access to the Young Street bike route, which is 
more conducive to bicycle travel than either King or Beretania Streets. Thus, no 
significant impacts are anticipated. 
 
Holomua is not expected to substantially change the pedestrian environment, and no 
change to pedestrian safety is anticipated.  All streets immediately surrounding the 
Holomua site include complete sidewalks and signalized crosswalks at intersections. 
The traffic impact analysis shows that the increment of traffic generated by Holomua 
will not result in a significant impact at any of the study intersections including those 
on Kaläkaua Avenue, Young Street, Beretania Street, and King Street. Thus, Holomua 
will not require any changes to existing pedestrian crossing times or signal phasing at 
any location. In addition, the Holomua building (including the garage entrance/exit) 
will be located approximately 30 feet behind the sidewalk so that pedestrians will be 
clearly visible to drivers of vehicles exiting and entering the site driveway.   
 
On-Site Circulation 
 
Access to the site will be provided by two driveways on Kaläkaua Avenue, both of 
which will be restricted to right-in/right-out only operation. On-site circulation will be 
provided via an internal drive aisle providing access to parking inside the building. The 
width of aisles and length of parking stalls will provide adequate circulation. As such, 
site access and onsite circulation is considered adequate, and no changes are 
recommended.  
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On-site circulation will include facilities for access by persons with disabilities; 
Holomua will include an accessible entry at the drop-off/pick up area, ADA accessible 
stalls within the parking structure, and accessible parking spaces nearest the main 
entry. 
 
Comments from the City and County of Honolulu Department of Facility Maintenance 
indicate that no future road work is planned along the Holomua frontage or in the 
immediate vicinity.  Therefore, construction conflicts are not anticipated. 
 

3.8 NOISE 
 
The site is currently exposed to moderate and sometimes high ambient noise levels. 
Appendix G contains a Noise Assessment Report.  It finds that vehicular traffic on 
Kaläkaua Avenue is the dominant noise source. Other noise sources include typical 
urban noises such as sirens, car horns, pedestrians, birds, and mechanical equipment 
from neighboring buildings. Activities at the neighboring gas station can also generate 
noise.  
 
Environmental noise is generally described as Day-Night Average Sound Level (Ldn or 
DNL), which is a noise descriptor currently used by federal agencies (such as 
FHA/HUD). This descriptor is a 24-hour average of measured sound levels with an 
additional 10-decibel (dB) “penalty” on noise levels occurring during the nighttime 
hours of 10:00 PM to 7:00 AM. In general, noise levels of 55 Ldn or less occur in rural 
areas, or in areas which are removed from high volume roadways. In urbanized areas, 
locations shielded from high volume streets generally range from 55 to 65 Ldn. 
 
Potential Impacts and Mitigation Measures 
 
Short-term noise impacts from construction activities are expected during the 
construction period. Construction noise will be short-term and limited to daylight 
hours. Proper mitigation measures will be implemented to minimize noise impacts, and 
all work will comply with the State Department of Health (DOH) noise limits.    
 
Construction activities will generate noise from related equipment. This construction-
related noise will have an impact on nearby residents although construction will occur 
during daylight hours when most adult residents are at work and children are at school. 
However, this noise impact will be temporary and last only until project completion 
(approximately 18 months).   
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All construction activities will be monitored to ensure compliance with the DOH 
Administrative Rules, Chapter 11-46, “Community Noise Control.” 
 
After construction, long-term noise impacts will be from traffic and associated noise 
conditions.  The results from the long-term noise measurements conducted for the noise 
assessment (Appendix G) at the Holomua site show a calculated day-night level, Ldn, 
of 65 dBA. Therefore, the exterior noise levels at the façade of the proposed building 
facing Kaläkaua are expected to meet the current EPA design goal as well as the HUD 
noise criteria for “Acceptable” housing sites.  Noise mitigation measures included in the 
building’s design include fully enclosing two sides, and partially enclosing a third side, 
of the structured parking.   
 

3.9 AIR QUALITY 
 
Air quality in the vicinity of the project site is primarily affected by vehicular emissions 
generated along surrounding streets.   Among the various air pollutants for which State 
and National standards have been established, carbon monoxide level is the primary 
concern in areas near heavy traffic flow.  The federal standard for carbon monoxide is a 
maximum of 40 micrograms per cubic meter for 1-hour sample and 10 micrograms per 
cubic meter for an 8-hour sample.  State of Hawai‘i regulations, which are more 
stringent, limit carbon monoxide to 10 micrograms per cubic meter for 1-hour samples 
and 5 micrograms per cubic meter for 8-hour samples.  According to the State DOH 
Clean Air Branch, the Waikiki Air Monitoring Station on Kaläkaua Avenue reported 
that carbon monoxide levels have not exceeded State or Federal standards in the past 
five years. 
 
Potential Impacts and Mitigation Measures 
 
It is anticipated that no State or Federal air quality standards will be violated during or 
after the creation of Holomua. The anticipated issues related to air quality are related to 
construction; however, construction activities such as site clearing and grading, will be 
temporary. In addition, all construction activities will comply with the provisions of 
Chapter 11-60.1, HAR, Section 11-60.1-33, Fugitive Dust. 
 
An effective dust control plan will be implemented as necessary. Measures to control 
dust during various phases of construction include: 

• Providing an adequate water source at the site prior to start-up construction 
activities. 

• Irrigating the construction site during periods of drought or high winds. 
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• Controlling dust debris being hauled away from the project site. 

• Providing adequate dust control measures during weekends, after hours, and 
before daily start-up of construction activities. 

• Installing silt screening in the areas of disturbance. 
 
In the long term, Holomua is not anticipated to generate significant enough volumes of 
traffic to degrade air quality in the area. 
 

3.10 MAN-MADE HAZARDS 
 
A Phase I Environmental Site Assessment was conducted in October, 2007 by 
Environmental Science International.  The study concluded that there were no 
environmental liens or use limitations for the property.  Two abandoned pipes were 
found protruding from the ground.  Additional studies were conducted and it was 
found that the pipes extended two feet into the ground where they terminated.  The 
pipelines were found to be isolated and connected to nothing and no subsurface soil 
contamination was observed.  The abandoned pipes were excavated from the property 
and soil was backfilled into the excavated trenches. 
 
Potential Impacts and Mitigation Measures 
 
The Phase I Environmental Site Assessment did not report any soil contamination 
requiring future use limitations on the site; however, if hazardous materials are found, 
they will be handled according to the Department of Health regulations. 
 

3.11 VISUAL RESOURCES 
 
The Holomua site is located in the Primary Urban Center and the BMX-3 Community 
Business Mixed Use District. None of the major mauka-makai streets in the surrounding 
neighborhood offer views of the ocean, and the existing tall buildings in the area 
obstruct mauka views along Kaläkaua Avenue toward the Koÿolau Mountain Range. 
The Holomua site is surrounded by roadways and tall buildings (see site photographs 
in Figure 6 and a comparison of neighboring building heights in Figure 12).   
 
Potential Impacts and Mitigation Measures 
 
The proposed structure will have a finished height of up to 220 feet, which is over the 
150-foot height limit of this BMX-3 Community Business Mixed Use District. THM 
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Partners LLC plans to ask for an exemption, through the 201H process, from the height 
restriction.  The additional height requested (70 feet, for a total of 220 feet) will allow for 
seven additional floors and is not out of context with the surrounding area, as several 
nearby buildings exceed 150 feet: including Banyan Tree Plaza (350 feet), Punahou 
Regency (180 feet); and 1450 Young Street (226 feet). See Figure 12 for a comparison of 
neighboring building heights. 
 
The scale of Holomua is similar of that previously approved for the site by the City and 
County of Honolulu (Resolution 97-341, CD1) for Kulana Hale II, a 16-story, 162 unit 
affordable elderly housing development.  Kulana Hale II was granted exemptions for 
height (166 feet) and density.  While Kulana Hale II would have been lower in height 
than Holomua, it would have been similar in density (162 units vs. 176 units for 
Holomua). This similar density at lower height was achieved because the Kulana Hale 
II units would have been much smaller than the Holomua units. 
 
In the end, Kulana Hale II was never built because it was not financially viable, despite 
the exemptions granted and the strong demand for affordable housing in Honolulu.  
The Kulana Hale II developer eventually sold the property to the current owner, KRC 
Partners LLC. The applicant, THM Partners LLC (an affiliate of KRC Partners LLC) has 
now designed Holomua to address current financial realities, such as the cost of land in 
urban Honolulu and current building material and construction costs. 
 
Holomua will be an infill development, surrounded by a mixture of commercial, 
residential, and mid to high-rise apartments.  As illustrated in Figure 12, there are a 
number of other high-rise buildings in close proximity to Holomua, some of which 
exceed 200 feet in height.  To evaluate Holomua’s visual impact, a viewshed analysis 
has been prepared (see Figure 13).  When viewed in context with surrounding 
buildings, Holomua does not appear incongruous in height or mass.  Nor does 
Holomua significantly impair panoramic views of natural features such as Diamond 
Head, Punchbowl, or the urban skyline.   
 
Regarding views from neighboring buildings, Holomua is designed as a residential 
tower atop a parking structure pedestal.  The residential tower walls (including the 
north wall facing Kulana Hale) are setback from the parking structure and are 
articulated with jogs, building insets, windows, and lanais.  This allows 30 to 40 feet 
between Holomua and the closest neighboring building (Kulana Hale) from the 9th floor 
up. 
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3.12 SOCIO-ECONOMIC CHARACTERISTICS 
 
3.12.1 Community Profile 

 
The Makiki/Lower Punchbowl/Tantalus neighborhood (defined by the City as 
Neighborhood Board No. 10 District) extends from the east side of the Pauoa Valley, 
across the H-1 Freeway at Punahou Street, makai to King Street, and from King Street to 
Ward Avenue mauka to the H-I Freeway, Pele Avenue to the east rim of Punchbowl 
Crater and onward mauka to encompass Tantalus.  The Holomua site is located within 
the Subdistrict 2 which contains Kïnaÿu, Lower Makiki and Kewalo, characterized by a 
mix of uses including multi-family mid-rise and high-rise housing, retail and 
institutional/educational facilities.   
 
The Makiki neighborhood is a primarily residential community, with economic facilities 
mostly limited to neighborhood stores, small offices, restaurants, and other facilities 
serving community residents and University students, faculty, and staff.  The lower 
Makiki area, makai of the H-1 Freeway, contains a greater proportion of the 
neighborhood’s commercial uses with housing consisting primarily of mid-rise and 
high-rise structures. 
 
The City DPP compiled Community Profiles:  General Demographic Characteristics of 
Neighborhoods (1990-2000) based on 1990 and 2000 U.S. Census files. In 2000, the 
population of Oÿahu was 876,156; the population for the Makiki Neighborhood Area 
was 30,145.  
 
In comparison to Oÿahu as a whole (see Table 2), the Makiki Neighborhood Area 
population is generally older; has a racial mix with proportionately more Asians than 
other races; has a lower proportion of family households; has proportionately lower 
homeownership rates and greater vacancy rates.  
 
Potential Impacts and Mitigation Measures 

 
Holomua will have a socio-economic benefit by addressing affordable housing demand 
in Honolulu.  In particular, Holomua will increase the opportunity for homeownership 
in a neighborhood with relatively low homeownership rates.  According to the market 
analysis prepared for Holomua (see Appendix B), a deficit in housing supply is 
projected relative to demand.  Therefore, the provision of housing, and particularly 
affordable housing, is a benefit to the Makiki Neighborhood and larger Oÿahu housing 
market.  The market analysis further projects that there are some 33,000 households on 
Oÿahu that could qualify for the affordable units at Holomua. 



HOLOMUA 
FINAL ENVIRONMENTAL ASSESSMENT 

 

21 
 

Holomua will supply 176 new multi-family residential units. This represents a one 
percent increase to the existing inventory of 16,368 units (2000 Census data). A 
minimum 51 percent of the units will be priced to be affordable to households earning 
140 percent or less of the HUD median income for Oÿahu. 
 
Holomua is compatible with the existing character of this mixed use neighborhood and 
surrounding multi-family developments. 
 

Table 2. Demographic Characteristics: 2000 
 Makiki Neighborhood #10 Oÿahu 

Subject Number Percent Number Percent 

TOTAL POPULATION 30,145 100.0 876,156 100.0 

SEX AND AGE     

Female 15,760 52.3 435,638 49.7 

Male 14,385 47.7 440,518 50.3 

Under 5 years 1,260 4.2 56,849 6.5 

5-17 years 3,205 10.6 175,175 20.0 

18-64 years 20,354 67.5 526,395 60.1 

65 years and over 5,326 17.7 117,737 13.4 

Median age (years) 41  35.7 - 

RACE      

White 6,563 21.8 186,484 21.3 

Black or African American 340 1.1 20,619 2.4 

American Indian and Alaska Native 60 .2 2,178 0.2 

Asian 16,321 54.1 403,371 46.0 

Native Hawaiÿian and other Pacific Islander 1,862 6.2 77,680 8.9 

Other/two or more races 4,702 15.6 185,824 21.2 

HOUSEHOLD BY TYPE     

Total Households 14,998 100.0 286,450 100.0 

Family households (families) 6,895 46.0 205,672 71.8 

• With own children under 18 years 2,671 17.1 91,022 31.8 

Married-couple family 4,793 32.0 156,195 54.5 

• With own children under 18 years 1,644 11.0 70,442 24.6 

Female householder, no husband present 1,520 10.1 35,138 12.3 

• With own children under 18 years 712 4.7 15,235 5.3 

Non-families 8,103 54.0 80,778 28.2 

• Living with non-relatives 1,599 10.7 18,815 6.6 

• Living alone; 65 years and over 1,879 12.5 20,021 7.0 

Average household size 1.97 - 2.95 - 
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 Makiki Neighborhood #10 Oÿahu 

Subject Number Percent Number Percent 
HOUSING OCCUPANCY AND TENURE     

Total Housing Units 16,368 100.0 315,988 100 

Occupied units 14,998 91.6 286,450 90.7 

• By owner 5,856 35.8 156,290 49.5 

• By renter 9,142 55.9 130,160 41.2 

Vacant units 1,370 8.4 29,538 9.3 

Available housing vacancy rate (%) 5.7 - 4.9 - 

Homeownership rate (%) 39.0 - 54.6 - 

 
3.12.2 Economy 

 
The Makiki Neighborhood, particularly makai of the H-1 Freeway is characterized by a 
mix of uses including high-rise housing, neighborhood stores, small offices, restaurants, 
and other facilities serving community residents and University students, faculty and 
staff. 
 
According to the 2000 Census data, median household income for Makiki 
Neighborhood Area was $37,818, which is significantly lower than the median 
household income of $52,280 for Oÿahu.   
 
Potential Impacts and Mitigation Measures 
 
Holomua will provide needed affordable housing in an urban neighborhood, where 
median housing income is significantly below the island-wide median. 
 
Holomua will provide short-term construction jobs and is expected to stimulate 
economic activity in the surrounding neighborhood as Holomua residents patronize 
nearby stores, restaurants, and other neighborhood businesses. Holomua will also 
provide direct long-term, employment for a resident manager and landscape and 
maintenance personnel.  
 
Tax revenues will be generated by the short-term construction work and also modest 
revenues by the long-term employment and secondary service industry jobs that 
support the increase in population. Holomua will also increase property tax revenues 
relative to the current vacant condition of the site. 
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3.13 INFRASTRUCTURE 
 
Engineering Dynamics Corporation has evaluated availability of public infrastructure 
and a Site Infrastructure Assessment is attached as Appendix H .   
 
3.13.1 Water 

 
The Board of Water Supply (BWS) owns and maintains the water system that serves the 
area.  Records at BWS, Engineering Maintenance Unit, indicate there are existing 8-inch 
water mains located along the westerly side of Kaläkaua Avenue and the southerly side 
of Young Street.   
 
Potential Impacts and Mitigation Measures 
 
Average daily water demand for Holomua is estimated to be 52,800 gallons per day 
(GPD).  Initial contacts with BWS Customer Care Division indicate adequate capacity to 
serve Holomua.   
 
Approval from BWS to connect to the water system will be requested during the 
building permit process. Holomua will be subject to Cross-Connection Control and 
Backflow Prevention requirements prior to approval of the building permit. 
 
To conserve water within Holomua, THM Partners, LLC will implement water 
conservation strategies to reduce consumption, conserve resources, and minimize water 
demands. The goal is to reduce the total water requirements through a combination of 
water saving equipment and strategies.  Water efficiency measures may include: 

• Low-flow fixtures and devices, including low-flow toilets. 

• Climate-adapted native and other appropriate plants for landscaping as 
practical. 

• Encouraging individual homeowners to maintain fixtures to prevent leaks. 
 
3.13.2 Wastewater 

 
The area is currently serviced by the existing wastewater system owned and maintained 
by the City.  Comments from City and County of Honolulu Department of Design and 
Construction indicate that a sewer connection application is required with the 
Department of Planning and Permitting, Wastewater Branch, to determine adequacy of 
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existing sewer lines.  The sewer connection application was filed and approved on April 
3, 2008 by the Wastewater Division. 
 
Potential Impacts and Mitigation Measures 
 
Sewer connection for 176 units was approved on April 3, 2008 by the City and County 
of Honolulu Department of Planning and Permitting, Wastewater Branch.  The 
applicant will continue to work with the City Wastewater Branch, Inspection Section 
and/or State DOH to maintain proper operation of the system and to mitigate potential 
interruptions of existing wastewater service that may occur. 
 
3.13.3 Drainage 

 
Stormwater surface runoff from the Holomua site is generally directed toward the 
Kaläkaua Avenue gutter where it continues through the public system, ultimately to the 
Ala Wai canal. 
 
Potential Impacts and Mitigation Measures 
 
The site formerly contained a commercial structure, with all exterior areas paved in 
A/C pavement, rendering it completely impervious.  Construction of Holomua will not 
create any additional impervious surface area than under prior development 
conditions.  During construction activities, best management practices will be employed 
to ensure that sediment does not enter the storm sewer system.  To that end, a silt fence 
will be installed around the construction site and sediment filters will be installed at 
existing downstream catch basins.  The construction access will include a crushed rock 
drive so that trucks and equipment do not track dirt/debris into Kaläkaua Avenue.  
New sediment filters will be installed on site and a small landscape area at the front of 
the building will allow for additional infiltration of stormwater. 
 
3.13.4 Solid Waste 

 
On Oÿahu, most residential and general commercial trash is disposed of at H-POWER 
(Honolulu Program of Waste Energy Recovery), the City’s waste-to-energy plant 
located at Campbell Industrial Park. The facility processes over 600,000 tons of solid 
waste annually, reducing the volume of solid waste going into landfills by 90 percent. 
H-POWER also generates about seven percent of Oÿahu’s electricity. The electricity 
generated is bought under a purchase power agreement with HECO. Ash and non-
processibles are transported and buried at the Waimänalo Gulch Landfill.  



HOLOMUA 
FINAL ENVIRONMENTAL ASSESSMENT 

 

25 
 

The Waimänalo Gulch Landfill is located on the western side of Oÿahu.  The land is 
owned by the City and the landfill is operated by Waste Management, Inc. The landfill 
accepts ash and residue from the H-POWER waste-to-energy facility, industrial wastes, 
and non-combustible construction and demolition debris. 
 
Potential Impacts and Mitigation Measures 
 
A solid waste management plan will be prepared in accordance with guidelines 
provided by the City Department of Facility Maintenance. All waste generated by 
Holomua will be disposed of in a manner and at appropriate sites designated by the 
City.   
 
Holomua will comply with applicable requirements of the State DOH and the City 
Department of Facility Maintenance. Holomua will also comply with the program goals 
and objectives of the Integrated Solid Waste Management Act, Chapter 342G, HRS, and 
the City’s approved integrated solid waste management plans.  
 
Waste generated by site preparation will primarily consist of vegetation, rocks, and 
debris from clearing, grubbing, and grading. Soil and rocks displaced from grading and 
clearing will be used as fill within the site as needed. Construction waste will consist of 
waste lumber, concrete, and other building materials. 
 
During construction, a job-site waste management and recycling program will be 
implemented to maintain a clean construction site, maximize material recycling, and 
minimize disposal truck traffic impacts. This recycling program will incorporate the 
“Three Rs” of effective construction waste management: 

• Reduce: by preventing waste before it happens through efficient design. 

• Reuse: by using materials removed during demolition (such as rocks and 
concrete) on site. 

• Recycling: by separating recyclable materials from non-recyclable materials and 
supplying these recyclable materials to a recycler for use as new products. 

 
Construction materials that cannot be recycled will be disposed of in the Waimänalo 
Gulch Landfill.   
 
After construction Holomua will contain a centralized trash chute for solid waste 
disposal from each floor. Provisions for recycling, such as collection systems and space 
for bins for recyclables, will be incorporated into the ground floor trash room.  A 
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private refuse company will be contracted to haul away solid waste that cannot be 
recycled. 
 
3.13.5 Electrical & Communications 

 
Hawaiian Electric Company (HECO) has existing power lines serving this area.  
Existing overhead electrical lines and power poles are located within the vicinity of the 
project area frontage along Kaläkaua Avenue.   
 
An existing telecom box is located within the sidewalk also fronting Kaläkaua Avenue. 
 
Potential Impacts and Mitigation Measures 
 
To reduce energy consumption, THM Partners, LLC will consider implementing 
elements of the United States Environmental Protection Agency (EPA) ENERGY STAR 
Program in the design of Holomua. Energy conservation measures may include: 

• Energy efficient lighting and appliances 

• High efficiency compact fluorescent lighting 

• Effective insulation 

• High performance, energy efficient windows 

• Tight construction 

• Efficient cooling equipment, and. 

• Maximum use of day lighting. 

• Exceeding Model Energy Code requirements. 
 
THM Partners LLC will coordinate with HECO and franchise utilities regarding 
electrical and communications infrastructure to support Holomua. 
 

3.14 PUBLIC SERVICES 
 
3.14.1 Schools 

 
The Holomua site is located in the State Department of Education (DOE)’s Honolulu 
District, and is served by Queen Ka‘ahumanu Elementary School, Washington Middle 
School, and McKinley High School.  
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Queen Ka‘ahumanu Elementary School is located at 1141 Kïnaÿu Street, approximately 
0.7 miles northwest of the Holomua site. 
  
Washington Intermediate School is located at 1633 S. King Street, approximately 1,000 
feet southeast from the Holomua site. 
 
McKinley High School is located at 1039 S. King Street, approximately 0.8 miles west of 
the project site. 
 
Current school enrollment and capacity for the three schools are listed below in Table 3. 
 

Table 3. Public School Capacity and Enrollment 
School Capacity 

2006-2007 
Enrollment 
2007-2008 

Projected 
Enrollment 
2010-2011 

Queen Ka‘ahumanu 
Elementary School 

670 566 551 

Washington Intermediate School 1,158 1,032 844 
McKinley High School 2,152 1,857 1,757 
Source: Department of Education, 2008. 

 
Potential Impacts and Mitigation Measures 
 
Based on multipliers provided by DOE, it is estimated that Holomua will have 31 
elementary, 8 middle, and 10 high school students. As shown in Table 3 above, the 
public schools will have the capacity to accommodate Holomua’s estimated student 
population growth. 
 
In 2007, the State Legislature passed a law establishing school impact fees (See HRS 
Section 302A-1601 et. seq).  Under this new law, it is possible that Holomua may be 
located in a geographic area subject to an impact fee.  However, since adequate capacity 
exists at local schools to accommodate potential students residing at Holomua, no 
adverse impact to schools is expected.   
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3.14.2 Police 
 
Police protection is provided by the Honolulu Police Department (HPD). HPD 
headquarters (Alapa‘i Headquarters) is located at 801 South Beretania Street.  
 
Potential Impacts and Mitigation Measures 
 
In their pre-consultation letter the Honolulu Police Department stated “This project 
should have no significant impact on the facilities or operations of the Honolulu Police 
Department.” However, due to its residential use, there may be an occasional demand 
for police services at Holomua.  Holomua will have its own on-site security system. The 
Police Department will be notified when the construction phase begins so they may 
anticipate an increase in calls for service to the area because of traffic complications. As 
such, mitigation measures will be implemented to minimize construction-related traffic.   
 
3.14.3 Fire 

 
The Pawaÿa Fire Station (Station 2) on Makaloa Street provides primary response to this 
area in case of an emergency. 
 
Potential Impacts and Mitigation Measures 
 
There may be an occasional demand for firefighting services. To mitigate potential 
structural fires, Holomua will be equipped with modern fire control devices, and access 
for fire apparatus, water supply, and building construction will be in conformance with 
existing codes and standards.  Fire apparatus access will be provided in compliance 
with Uniform Fire Code (UFC) Section 902.2.1.  Adequate water supply exists (see 
Section 3.12.1).  On-site fire protection will include fire hydrants or fire department 
connections (FDC) located within the parking area and an automatic fire sprinkler 
system within the building.  Civil engineering drawings will be submitted to the Fire 
Department for review.  
 
3.14.4 Medical Facilities 

 
Several healthcare facilities in Honolulu provide primary patient care to adults and 
children. The nearest hospital that provides 24-hour emergency service is Straub Clinic 
& Hospital at 888 South King Street. The hospital is approximately five minutes from 
the McCully Fire Station by ambulance. Also near the project site, the Kapiÿolani 



HOLOMUA 
FINAL ENVIRONMENTAL ASSESSMENT 

 

29 
 

Medical Center for Women & Children at 1319 Punahou Street has a 24-hour pediatric 
emergency room. 
 
Potential Impacts and Mitigation Measures 
 
Holomua is not expected to significantly increase the need for emergency service, and is 
not expected to have a long-term adverse impact on emergency medical providers or 
their ability to service the community. There may be an unavoidable and occasional 
need for emergency health care services by residents of Holomua.  
 
3.14.5 Recreational Facilities 

 
There are numerous recreational facilities in Honolulu. The well-known Waikiki beach 
parks, Kapiÿolani Park, Kewalo Basin, Kaka‘ako Waterfront Park, Ala Wai Boat Harbor, 
Mount Tantalus, and Diamond Head State Park are located within a three-mile radius 
of the project site.  
 
The following public recreational facilities are located within convenient walking 
distance (less than one mile) from the Holomua site. 

• Ala Moana Regional Park, 1201 Ala Moana Boulevard 

• Ala Wai Community Park, 2015 Kapiÿolani Boulevard 

• Ala Wai Promenade, 1828 Kaläkaua Avenue 

• Cartwright Neighborhood Park, 1314 Makiki Street 

• Makiki District Park,1527 Ke‘eaumoku Street 

• McCully District Park, 831 Pumehana Street 

• Möÿiliÿili Neighborhood Park, 1115 Isenberg Street 

• Old Stadium Park, 2237 King Street 

• Pawaÿa Park, Young Street at Kaheka Street 

• Sheridan Community Park, 833 Piÿikoi Street 

• Stevenson Recreation Center, 1202 Prospect Street 

• Thomas Square, 1102 Victoria Street 
 
Potential Impacts and Mitigation Measures 
 
THM Partners LLC seeks an exemption to park dedication requirements (Chapter 22, 
Article 7, Revised Ordinances of Honolulu) through the 201H process.  Comments from 
City and County of Honolulu Parks and Recreation suggest incorporation of on-site 
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recreational facilities into the project design.  As Holomua is an affordable housing 
project, the on-site amenities proposed are limited, to both hold the purchase price 
down as well as limit maintenance fees for residents.  However, to provide community 
gathering space, an activity room will be provided for Holomua residents. The activity 
room will measure approximately 1,196 square feet in area, contain cooking facilities 
and furnishings typical of a community center.  To provide public/pedestrian 
amenities, benches will be provided in the ground level yard adjacent to the Kaläkaua 
Avenue sidewalk.   
 



HOLOMUA 
FINAL ENVIRONMENTAL ASSESSMENT 

 

 
31 

 

4.0  LAND USE CONFORMANCE 
 

4.1 STATE OF HAWAI‘I 
 
4.1.1 State Land Use Law (Chapter 205, Hawai‘i Revised Statutes) 

 
The Holomua site is located within the State Urban District, and Holomua is consistent 
with the uses allowed in this district. 
 

4.2 CITY AND COUNTY OF HONOLULU 
 
4.2.1 General Plan 

 
The General Plan for the City establishes long-range objectives and policies for the 
general welfare of the public and, together with the City Charter, provides a direction 
and framework to guide the programs and activities of the City. 
 
The General Plan directs most of the growth in residential population and jobs to the 
Primary Urban Center (PUC) and Ewa to achieve the City’s overall strategy to maintain 
a compact urban core. The proposed project will support this strategy by providing 
additional residential units within the PUC. 
 
The proposed project is in accordance with the following General Plan policies: 
 

I. POPULATION 
Objective C:  To establish a pattern of population distribution that will allow the 

people of Oahu to live and work in harmony. 
Policy 1:  Facilitate the full development of the primary urban center. 

 
Discussion: Holomua is located within the Primary Urban Center (PUC).  Housing that 
is affordable and centrally located is important to ease the burden on transportation 
systems, and contributes to a vibrant, 24-hour city. 
 

IV. HOUSING 
Objective A:  To provide decent housing for all the people of Oahu at prices they can 

afford. 
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Policy 3:  Encourage innovative residential development, which will result in 
lower costs, added convenience and privacy, and the more efficient use of 
streets and utilities.  

Policy 5:  Make full use of State and Federal programs that provide financial 
assistance for low- and moderate-income homebuyers.  

 
Objective C:  To provide the people of Oahu with a choice of living environments 

which are reasonably close to employment, recreation, and commercial 
centers and which are adequately served by public utilities. 

Policy 3:  Encourage residential development near employment centers.  
Policy 4:  Encourage residential development in areas where existing roads, 

utilities, and other community facilities are not being used to capacity.  

 
Discussion: A minimum 51 percent of the Holomua units will be priced to be 
affordable to households earning 140 percent or less of the HUD median income for 
Honolulu.  (see Section 2.2.2).  The remaining units will be priced as moderately-priced 
market rate housing. 
 
Holomua will increase the inventory of residential condominiums in the PUC, near 
employment, recreation, and commercial centers. Holomua will be integrated with the 
existing roadway and utility system in the immediate vicinity, and will not require the 
development of new roadways or off-site infrastructure. 
 

VII. PHYSICAL DEVELOPMENT AND URBAN DESIGN 
Objective A:  To coordinate changes in the physical environment of Oahu to ensure 

that all new developments are timely, well- designed, and appropriate for 
the areas in which they will be located. 

Policy 2:  Coordinate the location and timing of new development with the 
availability of adequate water supply, sewage treatment, drainage, 
transportation, and public safety facilities.  

Policy 5:  Provide for more compact development and intensive use of urban lands 
where compatible with the physical and social character of existing 
communities.  

Policy 6:  Encourage the clustering of developments to reduce the cost of providing 
utilities and other public services.  

Policy 9:  Exclude from residential areas, uses which are major sources of noise and 
air pollution.  

 
Objective B:  To develop Honolulu (Waialae-Kahala to Halawa), Aiea, and Pearl City 

as the Island’s primary urban center. 
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Policy 3:  Encourage the establishment of mixed-use districts with appropriate 
design and development controls to insure an attractive living 
environment and compatibility with surrounding land uses.  

Policy 4:  Provide downtown Honolulu and other major business centers with a 
well-balanced mixture of uses.  

Policy 5:  Encourage the development of attractive residential communities in 
downtown and other business centers.  

 
Objective E: To create and maintain attractive, meaningful, and stimulating 

environments throughout Oahu.  
Policy 4:  Require the consideration of urban-design principles in all development 

projects.   
Policy 5:  Require new developments in stable, established communities and rural 

areas to be compatible with the existing communities and areas. 
Policy 6:  Provide special design standards and controls that will allow more 

compact development and intensive use of lands in the primary urban 
center. 

 
Discussion: Holomua is consistent with policies to promote development in the PUC. 
Holomua will be compatible with the neighboring mid- and high-rise residential 
developments. By design, Holomua is also consistent with the policy to provide for 
more compact development and intensive use of urban lands.  Holomua will contribute 
residents to an already vibrant, mixed-use neighborhood through the addition of 
affordable and attractive housing. 
 
4.2.2 Primary Urban Center Development Plan 

 
The City Department of Planning and Permitting (DPP) has established 
Development/Sustainable Communities Plans for eight geographic regions that include 
all areas of Oÿahu. These community-oriented plans are intended to help guide public 
policy, investment, and decision-making through the 2025 planning horizon. Holomua 
is located within the Primary Urban Center (PUC).  
 
The PUC Development Plan Land Use Map designates the Holomua site as District 
Commercial (Figure 9) and describes this land use as the following (Section 3.2.2.4 
Shopping and Retail Business Districts, page 3-26): 
 

District Commercial. District Commercial includes a wide variety of commercial uses 
located in the core areas of the Primary urban Center. These districts typically have 
larger facilities and serve larger populations than community/neighborhood commercial 



HOLOMUA 
FINAL ENVIRONMENTAL ASSESSMENT 

 

 
34 

 

districts. They may include major office buildings, shopping centers, and older 
commercial streets that serve a district-wide, regional or island wide population. Mixed 
uses, medium to higher density residential uses where appropriate, and higher densities 
are encouraged in these areas. Downtown should have the tallest buildings on Oahu. In 
other areas, maximum building heights should be established on the basis of viewplane 
studies to preserve views of natural landmarks. 

  
Discussion: Holomua, a high-density residential facility, is consistent with this 
designation. 
 
Holomua is in accordance with the following PUC Development Plan policies (page 3-
36): 
 

3.3 In-Town Housing Choices 
3.3.2 Policies 
The following policies are intended to promote housing choices in livable in-town 
neighborhoods that are planned for higher-density residential and mixed uses.  

• Provide incentives and cost savings for affordable housing. Provide exemptions 
from zoning and building codes for housing projects that meet established 
standards of affordability, on a case-by-case basis. 

• Provide for high-density housing options in mixed-use developments around 
transit stations. This type of “transit-oriented development” facilitates transit 
use and allows for increased densities without generating increased vehicular 
congestion. 

 
Discussion: A minimum 51 percent of the Holomua units will be priced to be 
affordable to households earning 140 percent or less of the HUD median income for 
Honolulu.  (see Section 2.2.2).  The remaining units will be priced as moderately-priced 
market rate housing. 
 
Holomua is located near major bus stops at the intersections of Kaläkaua 
Avenue/Beretania Street and Kaläkaua Avenue/King Street.  Holomua’s proximity to 
local services and easy access throughout the city via transit is consistent with housing 
choice policies set forth by the City. 
 
4.2.3 City & County Land Use Ordinance 

 
All lands within the City and County are zoned into specific districts. According to the 
Department of Planning and Permitting, the project site is zoned Community Business 
Mixed Use (BMX-3). According to Sec. 21-3.120 of the Land Use Ordinance (LUO):  
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The purpose of the business mixed use districts is to recognize that certain areas of the 
city have historically been mixtures of commercial and residential uses, occurring 
vertically and horizontally and to encourage the continuance and strengthening of this 
pattern. It is the intent to provide residences in very close proximity to employment and 
retail opportunities, provide innovative and stimulating living environments, and reduce 
overall neighborhood energy consumption. 

 
Discussion: Holomua is consistent with the purpose of this zoning designation.  
Because Holomua is also proposed under the provisions of 201H, exemptions will be 
sought to the LUO.  These exemptions will be requested so as to make the project 
financially viable, keep unit prices affordable, and limit maintenance fees for the 
eventual residents.  Proposed exemptions are discussed in Chapter 5. 
 

4.3 APPROVALS AND PERMITS 
 

Table 4. Approvals and Permits Summary 

Permit/Approval Responsible Agency 

Chapter 201H, HRS 
State HHFDC/ 
Honolulu City Council 

Chapter 343, HRS State HHFDC 

Americans with Disability Act (ADA) 
Accessibility Requirements 

Disability and Communication Access 
Board 

Conditional Use for Joint Development Department of Planning and 
Permitting 

Building Permit for building, electrical, 
plumbing, sidewalk/driveway, and 
demolition work (variance for Building 
Permit when work is done in setback areas) 

Department of Planning and 
Permitting 

Grubbing, Grading, and Stockpiling Permit Department of Planning and 
Permitting 

Sewer Connection Permits Department of Planning and 
Permitting 

Water Connection Board of Water Supply 

Water Quality State Department of Health 
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5.0 201H APPLICATION AND EXEMPTIONS 
 

5.1 INTRODUCTION 
 
Hawaii Revised Statutes (HRS) Section 201H-38, “Housing development; exemption 
from statutes, ordinances, charter provisions, and rules” allows for eligible 201H 
projects to seek exemptions from all statues, ordinances, and rules of any governmental 
agency relating to planning, zoning, and construction standards that do not negatively 
affect the health and safety of the general public in exchange for providing affordable 
housing.  
 
Holomua will offer for sale condominium units centrally located in urban Honolulu. At 
least 51 percent of the units will meet the affordability requirements of the 201H 
program in that they will be priced to be affordable to households earning 140 percent 
or less of the HUD median income for Honolulu. Based on the HUD median income for 
Honolulu and the Affordable Sales Guidelines prepared by HHFDC, assuming a six 
percent interest rate with a five percent down payment, Holomua’s affordable units 
would be priced no more than $354,700 for a one-bedroom unit and no more than 
$399,000 for a two-bedroom unit. 
 
Below is a detailed description of the exemptions being requested for Holomua.  A 
summary of requested exemptions is also included following the detailed description.  
The exemptions requested below are required to maintain the financial feasibility of 
Holomua. The primary goal is to maximize the number of units on the site reducing the 
overall development cost on a per unit basis.  This in turn achieves THM Partners LLC 
and the State of Hawai‘i’s joint goal of maximizing the number of affordable homes 
delivered to the public in an attractive and efficient building situated in a prime urban 
location located in close proximity to major employment centers and public 
transportation opportunities.  
 

5.2 REQUESTED EXEMPTIONS 
 

Zoning 
Exemption from Revised Ordinances of Honolulu, Land Use Ordinance Section 21-
3.120-2(b) [Table 21-3.4], Business Mixed Use Districts and Development Standards 

• An exemption from Land Use Ordinance Sec. 21-3.120-2(b) [Table 21-3.4] is 
sought to allow Holomua to exceed the current allowable maximum height of 
150 feet.  Holomua consists of a single structure which may be as high as 220 feet.  
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This additional height should not significantly impact the immediate 
neighborhood.  There are a number of other high-rise buildings in close 
proximity to Holomua, some of which exceed 200 feet in height.  Further, 
Holomua has a relatively small overall building footprint of only 9,100± square 
feet. 

• An exemption from Land Use Ordinance Sec. 21-3.120-2(b) [Table 21-3.4] is 
sought to allow Holomua to exceed the maximum allowable density (FAR) of 2.5 
(maximum 3.5 with bonuses) which allows a maximum building floor area of 
53,348 square feet (74,687 square feet with bonuses).  Holomua will have a 
building floor area of up to 160,000 square feet which equals a density (FAR) of 
7.50.  This density is necessary to achieve required economies of scale to maintain 
the financial feasibility of the affordable nature of Holomua. 

• An exemption from Land Use Ordinance Sec. 21-3.120-2(b) [Table 21-3.4] is 
sought to allow the parking levels of Holomua to encroach into the required 10-
foot side yard setback by about 10 feet along the north side and between 0 to 5 
feet along the southerly side of the property.  The residential tower located on 
top of the parking structure will not encroach into the side yard setback areas. 

• An exemption from Land Use Ordinance Sec. 21-3.120-2(b) [Table 21-3.4] is 
sought to allow the parking levels of Holomua to encroach into the required 10-
foot rear yard setback by about 10 feet for a distance of 27 feet and another 5 feet 
for a distance of about 37 feet. The residential tower located on top of the parking 
structure will not encroach into the rear yard setback area. 

• An exemption from Land Use Ordinance Sec. 21-3.120-2(b) [Table 21-3.4] is 
sought to allow a loading space of Holomua to encroach into the required 10-foot 
side yard setback by about 10 feet along the north side of the property. 

 
Exemption from Revised Ordinances of Honolulu, Land Use Ordinance Section 21-
3.120-2(5) (A), Street Setbacks 

• An exemption from Land Use Ordinance Sec. 21-3.120-2(5)(A) is sought to allow 
a 60 foot high and 30 foot wide section at the top of Holomua to encroach into 
the street setback area. 

Exemption from Revised Ordinances of Honolulu, Land Use Ordinance Section 21-6.20 
[Table 21-6.1], Off-street Parking Requirements 

• An exemption from Land Use Ordinance Sec. 21-6.20 [Table 21-6.1] is sought to 
allow for less than the minimum required off-street parking spaces.  The 
requirement is to provide 232 resident and 18 guest parking stalls for a total of 
250 stalls.1  While the current design provides for 245 parking stalls, slightly 

                                                 
1 Parking calculations from ROH, LUO Sec. 21-6.20 [Table 21-6.1] based on floor area of dwelling unit: 1 required 
parking stall per unit of 600 square feet or less; 1.5 required stalls per unit between 601 and 799 square feet; 1 guest 
parking stall per 10 units.  Therefore, 80 units (600 sf or less) x 1 required stall/unit = 80 stalls; 96 units (601 to 799 
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under the minimum parking requirement, THM Partners LLC requests the 
option to include a lesser number of 200 resident parking spaces (1.14 stalls/unit) 
and 11 guest parking stalls for a total of 211 parking stalls if required to make 
Holomua financially viable.  Considering the Holomua’s close proximity to bus 
lines and major employment centers many residents and guests are anticipated 
to use public transportation, reducing the demand for parking stalls within 
Holomua.   

 
Exemption from Revised Ordinances of Honolulu Chapter 22, Article 7, Park 
Dedication Requirements 

• An exemption from the Park Dedication requirements as set forth in Chapter 22, 
Article 7, Revised Ordinances of Honolulu is sought.  The requirement is to 
provide approximately 16,000 square feet for Holomua.1  The Holomua site is 
limited in size and, therefore, has limited land available for park dedication.  To 
provide community gathering space, an activity room will be provided for 
Holomua residents.  The activity room will measure approximately 1,196 square 
feet in area, contain cooking facilities and furnishings typical of a community 
center.  To provide public/pedestrian amenities, benches will be provided in the 
ground level yard adjacent to the Kaläkaua Avenue sidewalk.   

 
Exemption from Primary Urban Center (PUC) Development Plan Guidelines 

• Scenic Views - An exemption from the PUC Development Plan policies and 
guidelines as they relate to scenic views (PUC 3.1.1.2; Map A.1; Policy 3.1.2; and 
Guideline 3.1.3.3) is requested.  At an overall height of nearly 220 feet, Holomua 
may not meet the overall guidelines of the PUC Development Plan.  However, it 
should be noted that there are a number of other high-rise buildings in close 
proximity to Holomua some of which exceed 200 feet in height.  Further, 
Holomua has a relatively small overall building footprint of only 9,100± square 
feet.  Therefore, it is not anticipated that Holomua will have a significant impact 
on scenic views outlined in the Development Plan.  

• Plazas - An exemption from the PUC Development Plan policies and guidelines 
as they relate to plazas (PUC Policy 3.1.2; and Guideline 3.1.3.7) is requested.  At 
21,339 square feet, the Holomua site is relatively small and does not afford the 
flexibility a larger site would provide in meeting this goal of creating public open 
space on the property while providing the maximum number of allowable 
affordable units. 

                                                                                                                                                             
sf) x 1.5 required stalls/unit = 144 stalls; 80 + 144 stalls equals 224 required resident stalls. 176 units x 1 guest 
parking per 10 units equals 18 required guest parking stalls. 
1 The Park Dedication requirement is based on 10% of the maximum floor area (160,000 square feet) which equals 
16,000 square feet or 176 units x 110 square feet per unit which equals 19,360 square feet, whichever is less. 
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• Maximum Building Heights – An exemption from the PUC Development Plan 
policies and guidelines as they relate to maximum building heights (PUC Policy 
3.2.2.3) is requested. 

• Pedestrian Amenities – An exemption from the PUC Development Plan policies 
and guidelines as they relate to additional pedestrian amenities (PUC Policy 
3.2.2.3) is requested. 

 
Building Permit And Plan Review Fees 

• An exemption from Sections 18-6.1 and 18-6.2, Revised Ordinances of Honolulu 
is requested, to allow exemption from plan review and building permit fees, 
estimated at $2,500 (maximum) and $170,500±, respectively. 

 
Public Works/Infrastructure Fees 

• An exemption from ROH, Sec. 14-14.4 is sought to exempt Holomua from 
grading and grubbing permit fees. 

• An exemption from ROH, Sec. 14-12.12 is sought to exempt Holomua from 
private storm drain connection license fee. 

• A deferral from ROH, Sec. 14-10.3 is sought to defer residential wastewater 
system connection fees and facility charges in the estimated amount of $605,000 
until funding from the construction loan is available and sales of the individual 
condominium units are closed. 

• A deferral from Board of Water Supply Rules and Regulations, Sections 1-102, 2-
202(2) and 2-202(3) is sought to exempt Holomua from Water Systems 
Connection Charges and Facility Charges for resource development, 
transmission and daily storage until funding from the construction loan is 
available and sales of the individual condominium units are closed, estimated to 
be approximately $270,000. 
 

5.3 SUMMARY OF REQUESTED EXEMPTIONS  
 

A summary of requested exemptions is presented on the following page. 
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SUMMARY OF REQUESTED EXEMPTIONS 
Land Use Ordinance 

Item Pertinent Section Allowable/Required Proposed 
Building Height Sec. 21-3.120-2(b) 

[Table 21-3.4] 
150 ft. 220± ft. 

Building Floor 
Area Ratio/Density 

Sec. 21-3.120-2(b) 
[Table 21-3.4] 

2.5-3.5 
(53,348-74,687 sf) 

7.50 
(160,000± sf) 

Setbacks:    
Side Yard Sec. 21-3.120-2(b) 

[Table 21-3.4] 
10 ft. 10-ft encroachment of parking garage on North 

side; 0-ft to 5-ft. encroachment of parking 
garage on South side; 10-ft encroachment of 

loading space on North side 
Rear Yard Sec. 21-3.120-2(b) 

[Table 21-3.4] 
10 ft. 10’x27’ encroachment and 5’x37’ encroachment 

of parking garage 
Street Setback 
(Height) 

Sec. 21-3.120-2(5)(A) 2 to 1 max from 
centerline of street  

60-ft high x 30-ft wide encroachment at top of 
building 

Parking Stalls: 
Units  
Guest 
Total 

Sec. 21-6.20 [Table 21-
6.1] 

 
232 
  18 
250 

 
245/201 (201 if needed financially)  

11 
211 

 
Park Dedication Requirement 

Park Dedication Chapter 22, Article 7 
Revised Ordinances 

of Honolulu 

110sf/unit or 10% 
Permitted Floor Area 

= 16,000 sf 

None 

Primary Urban Center Development Plan 
Scenic Views PUC 3.1.1.2; Map A-

1; Policy 3.1.2; 
Guideline 3.1.3.3 

Exemption is requested as Holomua may not meet guidelines for 
preservation of scenic views. 

Plazas PUC Policy 3.1.2; 
Guideline 3.1.3.7 

Exemption is requested as the Holomua site is relatively small and may 
not meet Development Plan’s goals for plazas or public open space. 

Maximum Building 
Heights 

PUC Policy 3.2.2.3 Exemption is requested as Holomua may not meet guidelines for 
maximum building heights. 

Pedestrian 
Amenities 

PUC Policy 3.2.2.3 Exemption is requested as Holomua may not meet guidelines for 
pedestrian amenities. 

Permit/Infrastructure Fees & School Impact Fee 
In addition to the exemptions above, the applicant will also be requesting the following: 

1. Exemption is requested of Plan Review and Building Permit fees, estimated at $2,500 and $170,500, respectively 
(Sections 18-6.1 and 18-6.2, ROH). 

2. Deferral is requested from facilities fees charged by Board of Water Supply and Wastewater Branch, estimated 
at $270,000± and $605,000±, respectively.,  

3. Deferral is requested from wastewater sewer connection and water connection fees (Sections 14-6.1 and 14-6.4, 
ROH & BWS Rules and Regulations 2-202(2)). 

4. Exemption is requested from sewer installation charges (ROH, Sec. 14-3.2), grading and grubbing permit fees 
(ROH, Sec. 14-4.4), private storm drain connection license fee (ROH, Sec. 14-12.12). 
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6.0 ALTERNATIVES 
 

6.1 NO ACTION ALTERNATIVE 
 
The no action alternative would keep the site in its present condition. Given the 
presence of the vacant dirt lot, this alternative is not considered to be desirable for 
purposes of health and safety as well as aesthetics. The vacant nature of the lot 
generally attracts loitering and other undesirable activities. The adjacent commercial 
building wall has been vandalized with graffiti, and the dirt lot is unsightly and dusty.   
 

6.2 ALTERNATIVE SITE DEVELOPMENT CONCEPTS 
 
The Holomua site is limited by the small lot size and allowable uses and development 
standards pursuant to the City’s Land Use Ordinance. Alternative concepts include: 
 

• Low-rise Multi-family Residential Development – The cost of redevelopment, 
when coupled with the tax burden the property bears, cannot be justified by a 
land use that is significantly less than its highest and best use. In addition, a low-
rise multi-family residential building would be inconsistent with the 
surrounding mid-rise condominiums. 

 

• Taller Building Form – A tall, compact residential tower atop a podium parking 
structure is a typical design solution for high-rise buildings. A taller building 
form than the one proposed could provide more residential units, but at a much 
higher cost, especially for additional levels in the parking structure, which would 
require proportionately greater circulation space.   

 

6.3 RETAIL USE ALTERNATIVE 
 
This alternative would limit development on the site to retail/commercial land uses 
that would compliment the existing retail activities in the area. As with the low-density, 
low-rise alternative discussed in 5.2, an important consideration is the inability to 
generate sufficient revenue to justify the land purchase price and development cost. 
 
To maximize revenue from retail, the property would need to be developed to its 
highest allowable density. Assuming that the property is developed to the allowable 
Floor Area Ratio (FAR) of 2.5 (~53,347 square feet of retail space), the parking standard 
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of one stall for every 800 square feet of retail space would result in 66 parking stalls 
being required for off-street parking. These stalls would have to be located on-site in a 
multi-story parking garage, which would have to be built above retail. The construction 
cost for structured parking is such that lease rates for retail tenants would be well above 
market lease rates, making the project unfeasible. 
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7.0 DETERMINATION, FINDINGS, AND SUPPORTING 
REASONS FOR DETERMINATION 

 

7.1 SIGNIFICANCE CRITERIA 
 
According to the State DOH, HAR (Section 11-200-12, Significance Criteria), 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. The HAR establish a “significance criteria” to determine whether 
significant environmental impacts will occur as a result of a proposed action.  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 resources; 

 
The Holomua site, along with the surrounding area, has been extensively modified 
from its natural state for urban development. Based on site inspections and the results 
of an archaeological assessment, there are no known historic properties on or near the 
Holomua site. Similarly, no loss or destruction of any cultural resources or natural 
resources such as threatened or endangered plant or animal species are expected. 
 
This EA evaluated existing cultural and environmental conditions and determined that 
no known natural or cultural resources will be lost or destroyed as a result of the 
proposed action. 
 

(2) Curtails the range of beneficial uses of the environment; 
 
Holomua is consistent with State and City land use designations. Holomua involves the 
redevelopment of an urban use site with a use consistent with the General Plan, PUC 
Development Plan, and Land Use Ordinance. The “highest” and “best” use of the 
project site would be multi-family housing.   
 

(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; 
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Holomua is consistent with the environmental policies, goals, and guidelines 
established in Chapter 344, HRS. 
 

(4) Substantially affects the economic welfare, social welfare, or cultural 
practices of the community or state; 

 
Holomua will also positively benefit the social welfare by providing needed affordable 
housing in an urban neighborhood, where median housing income is significantly 
below the island-wide median. 
 
Construction of Holomua will benefit the community and State by creating temporary 
jobs and increasing sales within the construction industry. Tax revenues will be 
generated by the short-term construction work and also modest revenues by the long-
term employment and secondary service industry jobs that support the increase in 
population. Holomua will also increase property tax revenues relative to the current 
vacant condition of the site. 
 

(5) Substantially affects public health; 
 
Construction of Holomua may pose temporary impacts to noise and air quality levels 
(i.e., fugitive dust from grading work, noise and exhaust emissions from construction 
equipment and vehicles). However, these potential impacts will be short-term and are 
not expected to significantly affect public health. All construction activities will comply 
with applicable regulations and appropriate mitigation measures will be implemented 
as necessary.   
 

(6) Involves substantial secondary impacts, such as population changes or 
effects on public facilities; 

 
Holomua will have a secondary impact of creating residences for 176 new households 
in the Makiki Neighborhood Area. This represents a one percent increase to the existing 
inventory of 16,368 units (2000 Census data).  Public facilities have adequate capacity to 
serve the development. 
 

(7) Involves a substantial degradation of environmental quality; 
 
Construction activities are anticipated to result in short-term impacts to noise, air 
quality, and traffic in the immediate vicinity. With the incorporation of mitigation 



HOLOMUA 
FINAL ENVIRONMENTAL ASSESSMENT 

 

 
47 

 

measures during the construction period, the Holomua will not result in long-term 
degradation to environmental quality. 
 

(8) Is individually limited but cumulatively has considerable effect on the 
environment, or involves a commitment for larger actions; 

 
No cumulative effects are anticipated, inasmuch as Holomua involves the development 
of residential uses within an urban area that are consistent with land use plans and 
designations. 
 

(9) Substantially affects a rare, threatened or endangered species or its 
habitat; 

 
The Holomua site and surrounding area consists of urban uses, structures, and the 
landscaped environment does not provide habitat for any rare, threatened, or 
endangered species.   
 

(10) Detrimentally affects air or water quality or ambient noise levels; 
 
Construction activities for creation of Holomua could temporarily impact noise, air, and 
water quality levels (i.e., fugitive dust from grading work, noise and exhaust emissions 
from construction equipment and vehicles). However, these potential impacts will be 
short-term and are not expected to be detrimental. All construction activities will 
comply with applicable regulations and appropriate mitigation measures will be 
implemented as necessary.   
 

(11) 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. 

 
Holomua is not located within an environmentally-sensitive area and is not expected to 
impact any environmentally-sensitive areas such as a critical habitat for an endangered 
species. The Holomua site is designated by the FIRM as Zone X, which are areas 
determined to be outside of the 500-year floodplain (Figure 11). The site is located away 
from the shoreline and is outside of the tsunami evacuation and beach area. The site is 
flat and does not appear to be located on geologically hazardous land. The site is not 
located adjacent to an estuary or freshwater or coastal waters.   
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(12) Substantially affects scenic vistas and view planes identified in county or 
state plans or studies; 

 
Holomua will not affect any designated view planes in this area as identified on State or 
County plans.  
 
Holomua will fall in the profile of the existing high rises and be built to the character of 
the neighborhood. Holomua will be an infill development, surrounded by a mixture of 
commercial, residential, and mid to high-rise housing.  
 

(13) Requires substantial energy consumption. 
 
Construction of Holomua is not expected to require substantially more energy than 
other projects of similar size and scale. Where possible, Holomua’s developer will be 
looking to incorporate energy-saving technologies. 
 

7.2 DETERMINATION 
 
On the basis of impacts and mitigation measures examined in this document and 
analyzed under the above criteria, it is anticipated that Holomua will not have a 
significant effect on the local, County, or Statewide physical or human environments. 
Pursuant to Chapter 343, HRS, the Approving Agency, which in this case is the 
HHFDC, has issued a Finding of No Significant Impact (FONSI). 
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8.0 CONSULTATION 
 
THM Partners LLC has initiated public and agency comment to Holomua through 
letters and meetings requesting input throughout development of this EA. 
 

8.1  AGENCY PRE-CONSULTATION 
 
The following public agencies were sent pre-consultation letters for the preparation of 
this EA. Those agencies with a ( ) provided comments, which were incorporated into 
the Draft EA. Letters and responses are provided in Appendix I. 
 
State of Hawaiÿi 

• Department of Education  

• Department of Land & Natural Resources – State Historic Preservation Division 

• Hawaiÿi Housing Finance & Development Corporation  

• Department of Health – Office of Environmental Quality Control 
 
City & County of Honolulu  

• Board of Water Supply  

• Department of Community Services  

• Department of Design & Construction  

• Department of Environmental Services 

• Department of Facility Maintenance  

• Department of Parks & Recreation  

• Department of Transportation Services  

• Department of Planning and Permitting (DPP)  

• DPP - Land Use Approval Branch 

• DPP - Traffic Review Branch 

• DPP - Zoning Plan Review Branch  

• DPP -Civil Engineering Branch  

• DPP-Subdivision Branch 

• DPP-Wastewater Branch 

• Fire Department  

• Police Department  
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Private Organizations and Individuals 
• Hawaiian Electric Company, Inc.  

• Councilmember Ann Kobayashi 
 

8.2 COMMENTS TO THE DRAFT ENVIRONMENTAL ASSESSMENT 
 
The following agencies were provided copies of the Draft EA.  Those marked with a ( ) 
provided comments to the Draft EA. Appendix J contains all comment letters received 
and responses. 
 
State of Hawaiÿi 

• Department of Business, Economic Development & Tourism 

• Department of Education  

• Department of Transportation  

• Department of Land & Natural Resources, Historic Preservation Division 

• Senator Carol Fukunaga   
 

City & County of Honolulu  
• Board of Water Supply   

• Department of Community Services  

• Department of Budget and Fiscal Services 

• Department of Design & Construction   

• Department of Environmental Services 

• Department of Facility Maintenance   

• Department of Parks & Recreation  

• Department of Transportation Services  

• Department of Planning and Permitting   

• Fire Department  

• Police Department   
 
In addition to comments received from various public agencies, comments regarding 
Holomua were received from Senator Carol Fukunaga of Senatorial District 11 as well 
as several community members, many via the Makiki/Lower Punchbowl/Tantalus 
Neighborhood Board. Comments were received from the following community 
members: 
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Kulana Hale  
(1551 Beretania Street): 

One Kalakaua 
(1314 Kaläkaua Avenue): Other: 

   
Jerry Smollen Olivia Au John Steelquist, Chair, 
Cindy & Bill Ong Rachael Chang Makiki/Lower Punchbowl/Tantalus  
Bernice Pfeiffer Bernice Choy Neighborhood Board #10 
Eiko Uyehara Mildred Chung Karla Kral 
Mr. & Mrs. Nelson Waikiki Patricia Conrad Harriet Falconeer 
Lillian Yamada Sally Edwards  
David Wong Andrew & Barbara Egseth  
Betty Wells Sigrid Grover  
Y.S. Dayton Gladys Helbush  
Carmen Davis Amy Jung  
Jane Rapozo Walter K.H. Kam  
Kathryn Clark Francis & Bertha Lum  
Natalia Steele Violet Mau  
Hinae Okinaka Virgil Meeker  
Vera Stolfree Lois T. Norris  
Alice May Drury Marie O. Pell  
Lawrence Ngiramerekos Lila Park  
Betty Mason Dee Robinson  
Lawrence Holley Harriet Rotz  
Rose Obernolte Kenneth Uyeda  
Johanna Shaw Nora Uyeda  
 Hiroko Vaughn  
 Joan White  
 Mary Yamakawa  
 Masaru & Mitsue Yokota  
 Sally Tully  
 Francis Soon  
 Joyce Masuda  
 Daniel & Aiko Fujikawa  
 Yoshito & Gladys Hironaka  
 Katherine Akona  
 Lloyd Namihira  
 Benjamin Bond Jr.  
 Bernice Louie  
 Miriam Dawson  
 Mary Ceccarelli  
 Elaine McQuaid  
 June Takemoto  
 Katsuya & Toshi Nohara  
 Sarah Kim  
 B. Lalani Pyle  
 Name Unreadable (1)  
 Name Unreadable (2)  
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8.3 ADDITIONAL CONSULTATION 
 
In addition to the pre-consultation letters, THM Partners LLC also initiated public 
involvement through meetings, which as of May 2008, included: 
 
Councilwoman Ann Kobayashi - The principals of THM Partners LLC met with 
Councilwoman Ann Kobayashi on Friday, March 14, 2008. At the meeting THM 
presented the Holomua and included a summary of the exemptions sought in order to 
make the Holomua successful. Councilwoman Kobayashi asked a number of general 
questions regarding the Holomua and unit pricing. Due to its central location, she felt 
the residents would benefit from nearby public transportation. She expressed initial 
support for the Holomua; however, stated she would need to get feedback from her 
constituents about Holomua before providing her formal public support. 
 
Makiki/Lower Punchbowl/Tantalus Neighborhood Board No. 10.  Holomua is located 
within the boundaries of the Makiki/Lower Punchbowl/Tantalus Neighborhood.  The 
principals of THM Partners LLC presented Holomua to the Makiki/Lower 
Punchbowl/Tantalus Neighborhood Board on April 17, 2008 and again on June 19, 
2008. At the April 17 meeting, questions were asked regarding if THM Partners LLC 
was considering energy-saving devices such as photovoltaics or solar water heating 
(response was these items are being explored, however, are not likely to be feasible due 
to limited roof top space for panels as well as cost concerns considering affordable 
nature of Holomua); timing of EA (response – July 2008); if Holomua will be fee simple 
(response – yes); if there will be any restrictions on affordable units (response – yes, 10-
year buyback, shared appreciation, etc); and if there will be any commercial use on the 
ground floor (response – no). One attendee expressed concern about traffic. However, 
this concern was more about the self storage project currently under construction at the 
corner of Kaläkaua and King which has been blocking off one lane of traffic on a daily 
basis for quite some time. Overall the presentation went smoothly with no major issues 
or concerns raised by the Board or the attendees. No action by the Board was taken. 
 
At the June 19 meeting several residents of Holomua neighboring buildings, Kulani 
Hale I and One Kaläkaua were in attendance.  Many of these residents expressed 
concern regarding Holomua’s height, density, and impact on traffic and pedestrian 
safety, among other issues. The Board received several written comments from the 
residents and later provided these comments as part of the public comment period on 
this EA. Individual response letters to each written comment have been prepared and sent to 
each person who commented. Where appropriate, additional information has been provided in 
this Final EA. Appendix J contains the comments and responses.  
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The following is a record of concerns raised at the June 19 meeting as recorded in the 
meeting minutes: 

1) When the Holomua developers came to the April 2008 meeting, the neighbors 
across the street were not notified; 

2) At 1450 Young Street, the building next door got a height variance and now the 
residents complain about the noise from the equipment on their roof;  

3) There should be more studies about the impact on infrastructure, increased 
traffic and people, the entrance/exit on Kaläkaua Avenue, and the health of 
elderly in the area and at Kulana Hale. The traffic study mentioned "no 
significant impact," but there were concerns about the possible increase in traffic 
from Punahou Street, Beretania Street, and Kaläkaua Avenue; 

4) A resident pointed out that a seven-story garage would be 50 feet from her 
apartment. She expressed concerns regarding raised rents, increased electricity 
bills and blocked sunlight;  

5) A resident stated that undergrounding of utilities is very expensive, there should 
be a moratorium on height, and he wants current laws enforced. At 1314 
Kaläkaua he has a good view. When Holomua goes up, he will lose the view and 
even the sky. There is glare/reflection from the wall across the street in the 
afternoon. 

 
At the June 19t meeting Makiki/Lower Punchbowl/Tantalus Neighborhood adopted 
the following motion: “The Makiki/Lower Punchbowl/Tantalus Neighborhood Board 
No. 10 commends the developers of the Holomua project for providing much-needed 
affordable housing. The Board has heard the community concerns about increased 
traffic, parking, pedestrian safety, and loss of view plane. The Board is not taking a 
position in favor or opposition the project, but will forward the letters received from 
community members on to the appropriate agency or agencies.” 
 
McCully/Moÿiliÿili Neighborhood Board No. 8 – The principals of THM Partners LLC 
also presented Holomua to the McCully/Moÿiliÿili Neighborhood Board on July 3, 2008.  
The following is a record of concerns raised and addressed at the June 19th meeting as 
recorded in the meeting minutes: 

1) The proposed building will be narrow using about 16,000 square feet of the 
23,000 square feet lot. The entrance and exit to parking will be on to Kaläkaua 
Avenue. 

2) The State created the programs mentioned because the high real estate prices in 
urban Honolulu can be offset by the height variance doubling the number of 
units they can construct that cuts the land costs in half and passes the savings on 
to the buyers. The land is fee simple. 
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3) The project was approved by the Waste Water branch for the sewer hook up so 
they will have sufficient capacity resources. 

4) The average setback will be 40 feet from Kaläkaua Avenue because the building 
will be built at an angle. 

5) The height of other buildings in the area are the Banyan Tree Plaza at 35 stories 
or about 350 feet; 1450 Young Street is 27 stories or about 250 feet; One Kaläkaua 
is about 15 floors at 138 feet and Puana Hale is about 107 feet high. 

6) Planned parking is up to code but if the costs come in higher, the option might be 
a little under code. They are comfortable with that arrangement because the area 
has so much public transportation. They will still provide one stall per unit and 
at least 10 guest stalls. 

7) Their architectural and sound studies found the extra cars to be at the site during 
construction will be a small percentage of cars in the area. Car access onto the 
property will be right in and right out only. 

8) Chair Lockwood has the project study for which comments are due in five days. 
The June 30th copy of the Honolulu Advertiser covered the project. THM made 
their presentation at the Makiki Neighborhood Board meeting at which time the 
board did not take a position for or against the project but commended their 
efforts for creating affordable housing. 
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