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PREFACE

This Environmental Assessment (EA) has been prepared in accordance with the
requirements of Chapter 343, Hawaii Revised Statutes (HRS) for proposed amendments to
the Kakaako Community Development District Makai Area Plan. The Hawaii Community
Development Authority (HCDA) wishes to amend the Makai Area Plan by reclassifying
lands designated as “Commercial” to “Mixed-Use” to permit residential use and to increase
the height limit at the Waterfront Commercial zone near Kewalo Basin from 45 feet to 65
feet.
Pursuant to Chapter 343, HRS, the project requires compliance with environmental
assessment requirements based on the use of State lands and funds. This EA has been
processed as a Finding of No Significant Impact (FONSI) as no significant impacts are
anticipated to result from the proposed amendments.
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PROJECT SUMMARY
Proposing Agency:

Hawaii Community Development Authority, State of Hawaii
677 Ala Moana Boulevard, Suite 1001
Honolulu, Hawaii 96813
Contact: Mr. Daniel Dinell, Executive Director

Approving Agency:

Hawaii Community Development Authority, State of Hawaii

Determination:

Finding of No Significant Impact

Tax Map Keys:

2-1-15, 2-1-58, 2-1-59, 2-1-60 (all parcels)

Land Area:

Approximately 221 acres

Location:

Kakaako Makai Area, Honolulu, Hawaii

Landowners:

Hawaii Community Development Authority
Federal Government
Kamehameha Schools
Hawaiian Electric Company

Existing Uses:

Maritime industrial cargo and warehousing, light industrial, public
facility, commercial offices, park/recreational, marina berths,
maritime support operations, marine research, restaurants, university.

State Land Use:

Urban, Conservation (coastal waters)

Proposed Action:

Amend the Makai Area Plan and Rules by reclassifying lands
designated as “Commercial” to a “Mixed-Use Zone” where
residential use will be permitted. Amend the Makai Area Rules to
allow residential use in the “Waterfront Commercial” zone. Increase
the height limit in the Waterfront Commercial zone at the west end of
Kewalo Basin from 45 feet to 65 feet.

Pre-Consultation
Consulted Parties:

State of Hawaii
Department of Health
Department of Land and Natural Resources
Department of Transportation
Office of Planning
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INTRODUCTION
Purpose and Need for the Environmental Assessment

The Hawaii Community Development Authority (HCDA) proposes to amend the Kakaako
Makai Area Plan and Rules (“Plan and Rules”) to allow residential use in the Kakaako
Makai Area. The Kakaako Makai Area Plan, which was last revised in 1998, sets forth the
development objectives and rationale for the orderly redevelopment of the Kakaako
Community Development District’s Makai Area.
In accordance with Chapter 343, Hawaii Revised Statutes, the HCDA has determined that
an Environmental Assessment should be prepared for the proposed amendments to the
Makai Area Plan and Rules. The original Environmental Impact Statement (EIS) for the
overall Kakaako Community Development District was prepared in 1983. A separate
Makai Area Plan was adopted by the HCDA in 1983 and supplemental EIS’s were prepared
for the Makai Area Plan in 1985, 1990, 1994, and 1998. The 1994 Final Supplemental EIS
assessed the inclusion of residential use in the Makai Area, however, the proposed 1994
Makai Area Plan was not adopted by the HCDA.
1.2

Background

The Kakaako Community Development District, originally established by the Hawaii
Legislature in 1976, has been divided into a Mauka Area and a Makai Area. The Mauka
Area is bounded by Punchbowl Street, King Street, Piikoi Street and Ala Moana Boulevard.
The Makai Area, as originally established in 1982, included approximately 133 acres
extending Makai of Ala Moana Boulevard between Kewalo Basin and Pier 4. In its 1985
revision to the Kakaako Makai Area Plan, the HCDA addressed the following concerns
unique to the Makai Area:
• Recognition of harbor uses at the Fort Armstrong area;
• A central residential area;
• The preservation of scenic views;
• A 30-acre proposed waterfront park at the end of the Kakaako peninsula, and;
• The Makai Area as a potential relocation site for displaced Kakaako Mauka Area
businesses.
In 1987, the State Legislature expanded the Makai Area boundaries to include all lands
Makai of Ala Moana Boulevard from Ala Moana Park to Aloha Tower, expanding the
Makai Area from 133 acres to 227 acres. In 1990, however, the lands between Piers 4 and
8 were reassigned to the Aloha Tower Development Corporation, except for the property
occupied by Hawaiian Electric Company makai of Nimitz Highway, reducing the Makai
Area to 221 acres. Figure 1 illustrates the current boundaries of the Kakaako Makai Area.
The 1990 revisions to the Kakaako Makai Area boundaries also brought revisions to the
Makai Area Plan. Specifically, residential and industrial uses were eliminated from the
1
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Makai Area. Other major revisions from the original development concepts of the 1985
plan included:
•
•
•
•
•
•

The relocation of many existing uses to Sand Island, Kapalama, and Honolulu
Harbor;
Revision of the roadway system to include a Cooke/Ohe couplet of one-way streets;
The expansion of Ala Moana Park into Kewalo Basin;
The creation of an inland waterway system;
The provision for cultural and educational facilities within the waterfront park, and;
Passenger cruise ship terminals at Piers 1 and 2.

Between 1991 and 1993, the HCDA conducted several feasibility studies on many of the
ideas proposed in the 1990 plan. These studies led to a reevaluation of the land use pattern
and concepts in the Makai Area. The resulting changes were articulated in the 1994
Proposed Makai Area Plan and SEIS. Overall, there was a desire to create a stronger
mauka-makai link, a more active pedestrian environment, and to improve vehicular and
pedestrian flow in the area. A residential component was incorporated into the plan due to
the strong demand for housing in Honolulu. The plan also added several blocks above Ala
Moana Boulevard along Cooke Street to the Makai Area boundaries to continue to reinforce
the central promenade theme through the mauka area. The transportation system was
reevaluated to accommodate two major couplets (pair of one-way streets) for Ala Moana
Boulevard/Ward Avenue, and Cooke/Koula Streets. In addition, the plan increased the
maximum building height along Ala Moana Boulevard from 200 feet to 300 feet. Other
changes included the deletion of the system of inland waterways and the proposed
amphitheater was made smaller. Although the Final Supplemental EIS was accepted in
October 1994, the proposed revisions to the Makai Area Plan were never adopted by the
HCDA.
In 1998, the Makai Area Plan was revised because of a desire to balance public costs with
revenues from private development, create a livelier urban environment, and improve
vehicular and pedestrian flow through the area. One of the major revisions of the 1998 Plan
was the elimination of the proposed residential component of the 1994 Plan. The residential
component was eliminated because of perceived conflicts between residential use and
noise-generating commercial and recreational uses. In addition, it was realized that the
Makai Area’s favorable location and amenities would make it an attractive location for new
businesses. The Commercial zone was redesignated and was envisioned as an area that
could accommodate a wide-range of commercial land uses such as offices and retail
establishments. In addition, a Mixed-Use Zone-Industrial designation was added to support
the maritime activities and facilities at Honolulu Harbor and the maximum building height
in the Makai Area was reduced from 300 to 200 feet. The 1998 Makai Area Plan was
adopted by the HCDA in August 1998.

2
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In October 2002, the HCDA adopted a Waterfront Business Plan to establish a specific
vision, mission and strategy for the future development of the Makai Area. The Waterfront
Business Plan recognized that residential use in the Makai Area is essential in creating a
work-live-shop-play community. The recommendations of the Waterfront Business Plan
are the basis for the proposed amendments.

5
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DESCRIPTION OF THE PROPOSED ACTION
Proposed Amendments

The HCDA proposes to amend the Makai Area Plan and Rules to allow residential use in
the Kakaako Makai Area. A Mixed-Use zoning district (MUZ) will be established where
residential, commercial and public uses will be allowed. The existing Makai Area Plan
Land Use Zones and Height and Density Plan are shown in Figures 2 and 3, respectively.
The proposed Makai Area Plan Land Use Zones and height and density limits are shown
on Figure 4. As shown on the Proposed Plan, about 62.15 acres presently designated as
commercial (C) will be redesignated as MUZ. The Makai Area Rules will also be
amended to allow residential use in the 22.3 acre Waterfront Commercial (WC) zone and
the height limit for the WC zone will be increased from 45 feet to 65 along the Ewa edge
of Kewalo Basin. The existing MUZ-I zone will be unchanged and will continue to
support maritime activities and facilities within Honolulu Harbor and limited commercial
activities.
2.2

Project Need

The proposed amendments to the Makai Area Plan retain the original development
concept of creating an active, people-oriented gathering place. The commercial,
industrial, and recreational uses proposed by the 1998 Makai Area Plan continue to be
desired and are consistent with the vision for Kakaako, which is to establish the District
as the most desirable urban place in Hawaii. This vision supports the legislative intent of
creating a mixed-use district where residential, commercial, industrial and public uses
would complement each other. In order to achieve these planning goals, residential use
must be allowed and encouraged in the Makai Area.
The integration of residential and commercial uses is consistent with the concepts of
“livability” and “sustainability” that have been embraced nationwide in recent years.
These concepts promote the development of walkable, mixed-use communities to prevent
urban sprawl, reduce dependence on automobiles, and reduce the cost of providing
infrastructure and public services. It is envisioned that the Kakaako Makai Area will
become an “urban village” where residents can live, work, shop and socialize in the same
area. The residential component is essential since residents provide the economic as well
as social basis for the urban village character.
The Kakaako Makai Area is ideally situated for residential use because of its close
proximity to numerous employment opportunities available in Honolulu’s central
business district, to established retail centers, and to recreational amenities including
Kakaako Waterfront Park and Ala Moana Park. These characteristics support the
HCDA’s goal of creating a walkable, mixed-use community in the Makai Area.
A Residential Use and Demand Assessment (Assessment) was prepared to evaluate the
market for and appropriateness of residential use in the Makai Area. For comparison, the
Assessment evaluated four North American mixed-use projects including Pike Place
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Market (Seattle, Washington), Carillon Point (Kirkland, Washington), RiverPlace
(Portland, Oregon), and Concord Pacific Place (Vancouver, British Colombia, Canada).
The Assessment found that residential use is increasingly seen as the “cornerstone”, or
dominant element of mixed-use developments. This is because residents of mixed-use
developments enhance retail markets, particularly on evening and weekends. Residents
also create a deeper and more authentic sense of place and contribute to street life, as
those who actually live in an area lend their tastes to other aspects of the development.
With respect to potential buyer markets for Makai Area residential units, based on an
evaluation of units currently being marketed in Kakaako Mauka, buyers are likely to
include a broad range of household types, most often headed by persons ranging from 35
to 64. On Oahu, this group can be expected to increase by over 40,000 persons over the
next 10 years, with possibly even more growth occurring in the 50 to 64 age group, and
compensating for possible declines in the 35 to 49 age group. In the 2000 to 2004 period,
sales of new condominium units in Kakaako Mauka to Hawaii residents represented
about 40 units sold per 1,000-population increase in these combined age groups on Oahu.
Given the demographic changes Oahu is experiencing, the increasing share of Honolulu
residents interested in living in a denser urban center, and additional market support
likely to be provided by out-of-state residents, Kakaako as a whole could be expected to
be able to absorb 3,300 market-priced, for-sale units within the next ten years. With its
superior view, frontage characteristics, and limited capacity for residential units, housing
developed in the Makai Area would likely be absorbed quickly without even fulfilling all
of the potential demand for such units. Residential units within the Makai Area are
intended to serve the moderate price range, size, and quality level for the District’s
workers.
With respect to increasing the height limit for the WC zone, this amendment is proposed
because the high water table in this area precludes below-grade development. This is a
considerable constraint because parking garages, that could potentially be constructed
underground, must now be built at or above grade. The long but narrow configuration of
this area is also a severe development constraint. It is envisioned that a mixed-use
development in this area could include apartments and/or condominiums constructed
above retail uses.
2.3

Schedule

The HCDA is expected to consider adoption of the proposed amendments to the Makai
Area Plan and Rules in the fall of 2005, following completion of the environmental
review process. The Makai Area Plan is intended to provide guidance for the long-term
development of the Kakaako Makai Area. Development of state-owned lands will be
pursued by the HCDA as lands become unencumbered and infrastructure is upgraded.
2.4

Funding

Considerable public expenditure has already occurred in the Makai Area, principally for
infrastructure improvements and park construction.
Further expenditures, for
infrastructure development, are planned to accommodate the development proposed by
11
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the Plan. Large-scale infrastructure improvement projects are funded through the
HCDA’s Improvement District program. The City and County of Honolulu also
implements improvements to water and sewer systems in the Makai Area separate from
the Improvement District program and telephone, electric, and cable television companies
fund improvements to their systems to meet customer demand. The proposed
amendments will not substantially affect public expenditures as the infrastructure
improvements undertaken or being planned will be adequate to support residential
development.
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EXISTING ENVIRONMENT, ANTICIPATED IMPACTS AND MITIGATION
MEASURES
Physical Environment

3.1.1 Climate
The climate of the Makai Area, similar to that of other coastal areas in Honolulu, is
characterized by abundant sunshine, persistent trade winds, relatively constant
temperatures, and moderate humidity. The mean temperature in Honolulu ranges from 73
degrees Fahrenheit (ºF) in the winter to 81ºF in the summer. The mean annual rainfall is
approximately 23 inches with most of the rainfall occurring between the months of
November and April. Relative humidity ranges between 56 and 72 percent. Cooling
tradewinds from the northeast prevail throughout most of the year, while occasional
"Kona" winds from the south bring warm, humid air.
Cooler microclimatic conditions have resulted from the replacement of large paved areas
with the waterfront parks. These cooling conditions are anticipated to continue with the
addition of landscaped park and buffer areas planned throughout the Makai Area.
3.1.2 Geology, Topography and Soils
The Kakaako Peninsula lies on the Honolulu coastal plain, an emerged fossil reef formed
approximately 120,000 years ago (MacDonald and Abbott, 1970). The Makai Area is
underlain by a coral layer between 5 and 20 feet below mean sea level (MSL). Soft
lagoonal deposits made up of sand, silt, and clay are found above the ancient reef, mainly
in a buried stream channel that extends below Ala Moana Boulevard between Keawe and
Ohe Streets to the ocean. Soft alluvial soils within the channel area extend to depths of 50
to 65 feet below sea level. These deposits are covered by 5 to 10 feet of dredged coral fill.
The filled-in former reef lands in the Kakaako Makai Area are also known as
Kaakaukukui.
The substrata conditions of the project area are rated "average" for development purposes
in all areas except in the general area of the buried stream channel where the substrata
condition is "poor". Areas described as "average" would probably support structures of up
to 22 feet without special foundations. These structures would have to be relatively light
and use continuously light loaded individual spread foundations with spans of less than 20
feet. Areas rated “poor” will also require special foundations to support larger structures.
(Kakaako Community Development District Plan Supplemental EIS, 1985).
The terrain of the Makai Area is generally at an elevation of 14 feet above MSL and flat
(less than 5 percent slope), except for a large mound located makai of Olomehani and
Keliikoi Streets. The debris mound was formed between 1927 and 1977 when the area
was an incinerator landfill. Originally rising 15 to 55 feet above sea level, the 1,700 foot
long by 400 foot wide mound was resculptured in conjunction with Phase I of the
13
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Kakaako Waterfront Park, and has become one of its most prominent features. At its
highest point, the resculptured mound is currently about 53 feet above MSL.
Impacts and Mitigation Measures
Kakaako's soils and geology will affect costs of constructing new building foundations.
Foundations built in areas with substrata defined as "poor" will require more extensive
support systems. A large portion of the area designated "poor" has been planned for park
use where lighter weight structures such as pavilions, benches, and picnic tables will be
constructed. The highest foundation costs will be incurred within areas of buried stream
channels.
3.1.3 Hydrology and Drainage
The nearest surface stream in the vicinity of the Makai Area is Nuuanu Stream, located
about 0.3 mile northeast of Aloha Tower. Southern Oahu's coastal plain, which includes
the Kakaako Peninsula, is underlain by sedimentary deposits that form a caprock that
retards the seaward movement of fresh groundwater from the basal aquifer. The caprock
extends along the coastline about 800 to 900 feet below sea level. According to the
Underground Injection Control (UIC) maps from the DOH, there are a number of wells
located in the Makai Area, none of which are being used as a source for potable ground
water.
Urbanization of the Makai Area and upland areas have increased runoff to the nearshore
coastal waters. Although roadway and drainage improvements have been undertaken,
much of Kakaako is still subject to localized flooding because of its flat topography and
inadequate drainage facilities. The runoff from the Makai Area is collected by the street
storm drain system and routed to the Keawe Street open channel or Kewalo Basin. The
Keawe Street open channel, which is approximately 30 feet wide, 15 feet deep and 650
feet long, is located between the intersection of Keliikoi and Keawe Streets and discharges
into the ocean. The drainage from the east portion of the Makai Area flows out to Kewalo
Basin via drain outlets Diamond Head of Ahui Street.
Impacts and Mitigation Measures
During the short-term construction period, storm runoff may carry increased amounts of
sediment into the storm drain system due to erosion from exposed soils. This runoff could
potentially impact the water quality of nearshore waters in the area. Adherence to the
requirements of the City and County of Honolulu grading ordinance should adequately
mitigate this impact. Pursuant to Section 11-5-34.08(b) Administrative Rules of the
DOH, a National Pollutant Discharge Elimination System (NPDES) Permit for
construction stormwater discharges will be required for areas greater than one acre where
soil disturbance (such as clearing, grading and stockpiling) is anticipated. A Drainage and
Erosion Control Plan would be required, including the specification of best management
practices, to minimize impacts from the discharge of runoff and pollutants from
construction activities.
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In recent years, substantial improvements to the Makai Area drainage system, particularly
along Ilalo Street, have been undertaken by the HCDA.
Additional drainage
improvements to Ohe Street, Ahui Street and Olomehani Street are scheduled to be
undertaken later this year.
3.1.4 Flood Earthquake and Tsunami Hazard
As indicated by the Federal Flood Insurance Rate Maps, the greater portion of the Makai
Area encompassing Aloha Tower to the Ewa edge of Kewalo Basin is designated Zone X,
"Other Areas" determined to be outside of the 500-year flood plain (See Figure 5). Small
areas from Piers 1 and 2 to Keawe Street, and the general circumference of Kewalo Basin,
are in Zone A, a special flood hazard area which may be inundated by the 100-year flood,
with no base flood elevations determined. A small part of the Makai Area involving the
mauka portion of Kewalo Basin is in Zone AE, a special flood hazard area inundated by
the 100-year flood with a base flood elevation of 4 feet above MSL.
Most of the shoreline within the project area, having been altered by dredge and fill
operations, is characterized by shore protection structures. Rock revetments along the
shorefront of the Kakaako Waterfront and Kewalo Basin Parks protect against shoreline
erosion damage and runoff into the ocean.
Generally, the risk of earthquake hazard to Oahu is minimal, however all structures within
the project site will be designed to meet seismic requirements of the Honolulu Building
Code. According to the Civil Defense Tsunami Inundation Map for Oahu, the shoreline
areas from Kewalo Basin to the southwest corner of the Kakaako Peninsula are within the
tsunami inundation zone. According to the Oahu Civil Defense Agency, steel and/or
concrete buildings of six or more stories in height should provide adequate protection if
people move to the third floor or above.
Impacts and Mitigation Measures
All developments in the Makai Area will be in accordance with the regulatory shoreline
setback requirements and flood hazard requirements specified in Article 7 of the City and
County of Honolulu, Land Use Ordinance. Planned uses and activities along the shoreline
areas have considered the associated flood hazard potential and are predominantly in park
and open space uses. Civil Defense sirens have been installed in the Makai Area to
provide warning in the event of an emergency.
3.1.5 Flora and Fauna
Generally, the Makai Area is a highly altered urban environment providing little natural
habitat for terrestrial flora and fauna. Plant species in the Makai Area are largely droughtresistant or salt-tolerant introduced species commonly found in a shoreline environment.
Introduced weedy grasses and plants are common throughout the site, with occasional
native species found on Kewalo Peninsula. Much of the vegetation in the Makai Area was
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planted as part of the landscaping for the Kakaako Waterfront Park and Kewalo Basin
Park, and includes the following: Iceplant (Carporbrotus edulis); Molokai Osmanthus
(Wikstroemia uva-ursi); Beach Ilima (Sida fallax); Asystasia (Asystasia gangetica); Ohai
(Sesbania tomentosa); Dwarf Pittosporum (Pittosporum tobira); Beach Naupaka (Scaevola
taccada); Spider Lily (Crinum asiaticum); Red Hibiscus (Hibiscus kokio); Carissa (Carissa
grandiflora); Seagrape (Coccoloba uvifera); Monkeypod (Samanea saman); Autograph
Tree (Clusia rosea); Hala (Pandanus tectorius); Hau (Hibiscus tiliaceus); False Kamani
(Terminalia catappa); True Kamani (Calophyllum inophyllum); Chinese Banyan (Ficus
retusa); Coconut (Cocos nucifera) and Beach Heliotrope (Heliotrope curassavicum).
(Communication, Miyabara Associates, June 1994).
Species of cats and mice common to inner city environments are present in the Makai
Area. Avifauna species that inhabit the project site include mynahs, finches, and doves.
No threatened or endangered flora or fauna species are known to exist in the Makai Area.
Impacts and Mitigation Measures
No significant adverse impacts to flora or fauna resources are anticipated to result from
implementation of the proposed Makai Area Plan, including the construction of
residences. The Makai Area Plan provides for a variety of park environments generously
planted with native and non-native plants. Residential developments would likely include
landscaped areas that will introduce new plant species to the area, and subsequently attract
birdlife common to urban areas.
3.1.6 Air Quality
An air quality impact study, prepared in conjunction with the Honolulu Waterfront Master
Plan in 1989, describes the waterfront area as having a variety of stationary and mobile
sources of air pollution. Hawaiian Electric Company's (HECO) downtown power plant is
the primary stationary source, while vehicular traffic represents the principal mobile
contributor. Emissions from the power plant are in compliance with State and Federal air
pollution control regulations and are within ambient air quality standards. Vehicular
traffic, however, has contributed to carbon monoxide levels that have occasionally
exceeded State standards.
Impacts and Mitigation Measures
During the short term, construction-related air quality impacts include dust from
excavation activities, the transportation of excavated material, and emission of
hydrocarbons or exhaust fumes from construction equipment and employee vehicles.
Under normal tradewind conditions, dust and fumes will be dispersed away from the
project site toward the ocean. However, during the presence of Kona winds, pollutants
would be blown landward which may contribute towards a decline in air quality. Impacts
from fugitive dust will be mitigated by complying with the provisions of the State
Department of Health, Hawaii Administrative Rules, Chapter 11-60.1 “Air Pollution
Control.” Possible mitigative measures include erecting dust screens, watering down
loose soils, and establishing temporary groundcover. In addition, all construction
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equipment must meet the requirements of State emission control laws in order to mitigate
the effects of construction on air quality.
Long-term air quality impacts are anticipated to be largely similar to, or in some instances
less intense than, those cited in the Air Quality Impact Report which was prepared in
conjunction with the Honolulu Waterfront Master Plan. According to the Air Quality
Impact Report, future impacts to air quality will generally be traffic related. Traffic
emissions will likely contribute to elevated carbon monoxide levels along the Nimitz
Highway/Ala Moana Boulevard corridor regardless of the redevelopment of the Makai
Area. It is expected that the roadway improvements planned or previously constructed in
the Makai Area will improve local traffic flow and reduce traffic related emissions. In
addition, the landscaping and sidewalk improvements provided in the Makai Area
contribute towards creating a pedestrian friendly environment that could reduce
automobile usage, and thereby traffic emissions. Allowing residential use in the Makai
Area could also reduce automobile use and traffic related emissions since residents will be
able to walk to working, shopping, dining, and recreational destinations.
3.1.7 Noise Quality
The three main sources of noise in the Makai Area are traffic, industrial equipment, and
aircraft. The U.S. Department of Housing and Urban Development (HUD) has
established a land use compatibility matrix that sets 80 Ldn as the noise level that should
not be exceeded in commercial/light industrial areas to protect public health and welfare.
For recreational areas a level of 70 Ldn or less is acceptable. For the purposes of
determining noise acceptability for funding assistance from Federal agencies such as HUD
and the Federal Housing Administration (FHA), an exterior noise level of 65 Ldn or less
is preferred in urban residential areas.
State statutes and administrative rules relating to noise quality include Hawaii Revised
Statutes (HRS), Chapter 342F “Noise Pollution” and Hawaii Administrative Rules (HAR),
Title 11, Chapter 46 “Community Noise Control”. According to HAR §11-46-4, the
maximum permissible noise level for multi-family and commercial zoned areas is 60 dBA
from 7 a.m. to 10 p.m. and 50 dBA from 10 p.m. to 7 a.m. The maximum permissible
noise level for industrial zoned areas is 70 dBA. If an activity causes noise levels to
exceed the maximum permissible level for more than 10 percent of the time for any 20
minute period, a permit or noise variance is required.
Impacts and Mitigation Measures
During construction, construction equipment and activity may increase short-term noise
levels. Pile drivers and rock drills as well as earthmoving equipment such as bulldozers
and diesel-powered trucks are anticipated to be the loudest equipment used during
construction. As noise levels generated by construction activities are anticipated to
exceed allowable limits, a permit must be obtained from the Department of Health (DOH).
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The DOH may grant permits to operate vehicles, construction equipment, and power tools
that emit noise levels in excess of allowable limits.
In addition, construction equipment and on-site vehicles or devices requiring an exhaust of
gas or air must be equipped with mufflers. The use of vibratory hammers that produce
less noise and vibration should be encouraged. Electric pumps for dewatering activities
that operate at a quieter level than diesel or gasoline driven pumps should also be
encouraged. Enforcement of DOH noise regulations, through citations of defective
equipment and limitation of excessively noisy operations, will further mitigate noise
impacts from construction activities.
In the long-term, the provision of residential use in the Makai Area is not anticipated to
significantly impact noise quality, nor are ambient noise levels expected to significantly
affect residents. Residential structures will likely be constructed of concrete and air
conditioned, which will help to mitigate potential impacts. Furthermore, activities that
consistently exceed permissible noise levels will be subject to DOH noise permit and
variance conditions.
3.1.8 Water Quality
Nearshore coastal waters from Ala Moana Beach to the easterly entrance channel of
Honolulu Harbor are designated "Class A" State waters by the DOH, while Honolulu
Harbor and Kewalo Basin are designated "Class A" embayments. According to DOH,
Class A waters are to be protected for recreational uses, aesthetic enjoyment and
propagation of marine life.
Honolulu Harbor is a receiving basin for a number of pollution sources, which accounts
for its generally poor quality. Nuuanu Stream contributes sediment deposits, industrial
wastes and urban runoff. Other pollution sources are oil refinery activities, numerous
storm drains, thermal pollution, effluent from a marine research center, and ship activity
within the harbor.
Impacts and Mitigation Measures
During construction, stormwater runoff may increase until stabilizing groundcover can be
established. For projects that disturb more than one acre, an NPDES Permit for
construction stormwater discharges that specifies best management practices to minimize
water quality impacts will be procured from the Department of Health (DOH).
Dewatering activities may be required to accommodate building foundations, as well as
installation of underground utility systems. Effluent from dewatering activities will be
treated prior to discharge into any drainage system or surface waters. Construction
dewatering permits will be required by the City and County of Honolulu and the State
DOH pursuant to City Ordinance and Section 11-5-34.08(b) HAR, respectively. Best
Management Practices plans, which specify mitigative methods such as containment
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berms and detention ponds, will be prepared to control discharge of effluent resulting
from dewatering activities.
3.2

Socio-Economic Environment

At present, the general mix of land uses in the Makai Area consists of maritime industrial
cargo and warehousing operations at Fort Armstrong, light industrial, public facility, and
commercial office activities in the central portion of the peninsula, and the Kakaako
Waterfront Park.
The Kewalo Basin area provides a berthing location for cruise/excursion boats and charter
fishing boats. Landside activity surrounding the harbor include maritime support
operations, marine research and commercial restaurant operations.
The Kakaako Peninsula area, which lies between Kewalo Basin and Downtown Honolulu,
includes maritime industrial uses at Fort Armstrong, the Foreign Trade Zone warehouse
and offices, commercial and office uses and automobile dealerships. The new University
of Hawaii John A. Burns School of Medicine is also scheduled to open in mid-2005.
3.2.1 Land Uses and Encumbrances
The Makai Area encompasses a total of approximately 221 acres of which approximately
201 acres are owned by the HCDA, 4.6 acres are owned by the Federal government in the
Fort Armstrong area, 3.4 acres are owned by HECO, and the estimated balance of 12 acres
are owned by private interests. Various rights-of-way owned by the City and County of
Honolulu are included in the lands owned by HCDA. Figure 6 illustrates major existing
uses in the Makai Area.
Various land uses in the Makai Area are allowed through executive order, general lease,
or revocable permit. Executive orders are issued by the Governor and allow government
agencies to utilize State-owned land for a specified public purpose. General leases are
issued by the Department of Land and Natural Resources (DLNR), Department of
Transportation (DOT), and HCDA and allow tenants to occupy State-owned land for a
specified purpose and term, not to exceed 65 years. Revocable permits, also issued by
DLNR, DOT, and HCDA, allow tenants to occupy State-owned land for a specified
purpose on a month-to-month basis. The following is a description of existing uses by
sub-area.
3.2.1.1 Kewalo Basin
The Kewalo Basin sub-area is bounded by Ala Moana Park to the east and Ahui Street to
the west. A significant physical feature of the basin is the landfilled Kewalo Peninsula
that shelters the harbor from open ocean disturbances and marks the makai boundary of
the area. The sub-area also fronts Ala Moana Boulevard, makai of Ward Warehouse.
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Land and Water Uses - Kewalo Basin contains approximately 25 acres of fast land and 29
acres of submerged lands, providing berthing space for Oahu's commercial fishing fleet,
cruise/excursion boats and charter fishing fleet. Water access into the harbor is via a 350foot wide entrance channel between the Kewalo and Kakaako peninsulas. The area
surrounding the harbor is occupied by activities that support maritime operations, marine
research and commercial restaurant operations.
Landownership and Leases - The entire Kewalo Basin is owned by the HCDA. Longterm leases exist for most of the property along the Ewa edge of the Kewalo Basin subarea. Existing uses include the Pacific Biosciences Research Center, John Dominis
Restaurant, Honolulu Marine Inc. drydock and shipyard facility, Fisherman's Wharf
Restaurant, Kewalo Basin Park, and the National Marine Fisheries Service Laboratory.
3.2.1.2 Kakaako Peninsula
The Kakaako Peninsula sub-area lies between the Kewalo and HECO sub-areas, on a
largely man-made peninsula. Ahui Street marks the Diamond Head boundary, while pier
frontage at Fort Armstrong (Piers 1 and 2) marks the Ewa boundary.
Land and Water Uses - Specific land uses in this area include maritime industrial,
commercial, recreational, marine research, and public facilities.
Maritime industrial uses occupy the Fort Armstrong area at Piers 1 and 2. This area, once
the primary container cargo facility on Oahu, is currently dedicated to maritime breakbulk and limited container cargo operations, passenger cruise ship operations, ship
maintenance operations, and the Foreign Trade Zone warehouse and offices.
Commercial uses occupy much of the central portion of the sub-area. Four blocks which
run along the makai side of Ala Moana Boulevard between Koula, Keawe, and Ilalo
Streets, are owned by the Kamehameha Schools and are presently dominated by new and
used car sales businesses, and the 677 Ala Moana Building.
The 30-acre Kakaako Waterfront Park provides recreational uses such as shoreline
fishing, picnicking, biking, jogging, and scenic viewing. The Children’s Discovery
Center is located adjacent to the Kakaako Waterfront Park and provides interactive
exhibits for children and families.
The University of Hawaii’s new John A. Burns School of Medicine (JABSOM) is located
on a 9.9-acre site between the Kakaako Waterfront Park and Ilalo Street. The JABSOM
Education and Administration building has opened and the research building is scheduled
to open in September 2005.
Most of the City and County of Honolulu’s Corporation Base Yards that were located in
the Kakaako Peninsula have relocated, however, the Department of Environmental
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Services Wastewater Collection and Maintenance Branch’s Base Yard is still operating on
a site makai of Olomehani Street. The City’s Ala Moana Wastewater Pump Station
(WWPS) is located on Keawe Street.
Three historic structures located in the Kakaako Peninsula include the U.S. Immigration
Station, the Department of Health Building, and the former Ala Moana WWPS situated
along Ala Moana Boulevard in the Fort Armstrong area.
3.2.1.3 HECO Parcel
The HECO parcel encompasses about 3.4 acres of privately owned land. The parcel is
bounded by Nimitz Highway, Bishop and Richards Streets and a former portion of Ala
Moana Boulevard, and is occupied by the Honolulu Power Plant. With a capacity of 120
megawatts of electricity, the plant currently services the Downtown area.
Impacts and Mitigation Measures
Implementation of the Makai Area Plan will upgrade a predominantly older, underutilized
commercial-industrial area into a modern, higher density environment. Many of the
existing uses in the Makai Area will eventually be displaced. Because displacement will
be necessary for redevelopment in the Makai Area, the timing and phasing of the
transition will be critical in terms of mitigation. Landowners and lessees will be kept
informed of pending developments through special notices as deemed necessary.
The long-term impacts on the existing land uses and activities in the Makai Area will be
positive, as the net result of the plan's implementation will be increased residential,
recreational and commercial development opportunities. The proposed roadway system
will facilitate traffic flow through the Makai Area, while urban design and open space
enhancements will improve the overall appearance of the area.
Residential projects on HCDA owned lands would likely offer some units for sale on a
fee-simple basis, thereby slightly reducing the amount of publicly owned land in the
Kakaako Makai area. However, the majority of land in the Kakaako Makai Area
including the Kakaako Waterfront Park, Makai Gateway Park, Kewalo Basin Park,
Children’s Discovery Center, John A. Burns School of Medicine, and Fort Armstrong
Area, would continue to be publicly owned.
3.2.2 Population and Housing
The Kakaako Community Development District is generally comprised of the Kakaako
and Ala Moana census tracts. According to the U.S. Census Bureau, in 2000 there were
6,616 persons living in the Kakaako and Ala Moana census tracts and the overall average
household size for both tracts was 1.83 persons. The average household size is
considerably smaller than the Oahu average of 2.95 persons, a reflection of the high
percentage of apartment and condominium units in the Kakaako area. The median age of
persons in the Kakaako and Ala Moana census tracts was 44.2 years and 39.9 years,
respectively, which is older than the Oahu average of 35.7 years.
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There is presently no resident population in the Makai Area since residential use is not
permitted.
Impacts and Mitigation Measures
At full development, about 1,100 housing units could be built in the Makai Area. The
majority of the units would probably be for-sale condominium units. Based on
condominium sales trends in the Kakaako Mauka Area, it could be expected that 60% to
70% of buyers will be Hawaii residents with the remainder of buyers principally coming
from the U.S. west coast. Buyers from other U.S. locations and Asia could also be notable
sub-markets. Among the Hawaii buyers, most can be expected to be reaping the equity
from another home in order to purchase in the Makai Area, although at lower price levels
there may also be first-time homebuyers. The majority of buyers would probably
purchase the units as a primary residence. It is anticipated that the market targeted for
residential units in the Makai Area will be for employees working in the Kakaako district.
Purchase conditions may be imposed to favor the District’s employees. Based on an
average household size of 1.83 persons, about 2,000 persons may reside in the Makai Area
at full development. Given the Makai Area’s favorable location and amenities, prices for
units are expected to start at about $350,000.
Affordable housing requirements similar to those set forth in the Kakaako Mauka Area
Rules will also be applied to housing developments in the Makai Area. These rules, set
forth in Hawaii Administrative Rules §15-22-115, require that multi-family developments
on lots 20,000 square feet and greater must provide at least twenty percent of the total
number of dwelling units in the development for sale or rental to qualified persons, as
determined by the HCDA. The existing rules for the Mauka Area also give Developers
the option of meeting their affordable housing requirement off-site or to pay a fee in-lieu
of constructing affordable housing.
3.2.3 Economic
The State of Hawaii has rebounded in recent years from the economic slump that affected
it for much of the 1990’s. Gross State Product, which had fallen or experienced little
growth during much of the 1990’s, appears to be on an upward trend. The increase in
Gross State Product is reflected by increases in the statewide wage and salary job count
which has risen every year since 1999. Within the City and County of Honolulu, the wage
and salary job count rose from 403,700 in 1999 to 421,750 in 2003, a 4.3% increase.
Federal, State and Local Government was the largest employer statewide in 2003
accounting for 21% of all jobs, the Trade, Transportation and Utilities industry accounted
for 19% of jobs, and the Leisure and Hospitality industry accounted for 17% of all jobs.
The primary activities in the Makai Area include commercial uses along Ala Moana
Boulevard and light industrial activities in the interior of the peninsula. The new
University of Hawaii John A. Burns School of Medicine also opened earlier this year.
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Impacts and Mitigation Measures
In the short-term, implementation of the Makai Area Plan will have favorable economic
impacts by creating construction jobs for the as public and private developments proceed
in the Makai Area. The number of construction jobs created would be dependent on the
phasing, duration and design of new developments.
Long-term employment would be provided by the commercial, medical education and
research, retail, restaurant, office and maritime industrial activities envisioned in the
Makai Area. The number of jobs directly created would be dependent on the type and mix
of commercial and retail establishments developed, which is dependent on market
demand. Based on a potential build-out of 2,400,000 square feet of leasable commercial
space and a factor of one employee per 250 square feet, commercial space in the Makai
Area could ultimately support direct employment of 9,600 employees.
Overall growth of economic activity in the Makai Area is envisioned to provide increased
revenue to State-financed redevelopment activities in Kakaako. The State will derive
lease rent revenues from developments as well as increased general excise and income tax
revenues. The City will benefit from the higher property tax base created by
redevelopment of the Makai Area. The HCDA’s Waterfront Business Plan estimates that
$750,000 in new annual property taxes will be generated upon development of the Makai
Area.
3.2.4 Open Space, Recreational and Visual Resources
The Makai Area consists of low-rise structures with the exception of the ten-story 677 Ala
Moana Building and two four-story buildings recently constructed at the John A. Burns
School of Medicine. Although there are pockets of open spaces in the Makai Area, the
major open spaces are in the Fort Armstrong Area, the Kakaako Waterfront Park, and the
Kakaako Makai Gateway Park. Overall maximum building heights gradually descend
from taller structures mauka of Ala Moana Boulevard to lower structures along the Makai
Area water frontages. Limits on heights range from 400 and 200 feet on the lands just
mauka and makai, respectively, of Ala Moana Boulevard, to as low as 45 feet along park
edges, and shorelines.
The oceanfront location of the Makai Area is one of its most favorable attributes. A
variety of cruise ships, catamarans, fishing vessels, and barges can be seen entering and
leaving Honolulu Harbor and Kewalo Basin, lending an active waterfront atmosphere to
the area. This area is also one of the few places in Honolulu where a 360-degree
panoramic view of the ocean, the Koolau and Waianae Ranges, Barbers Point, Downtown
Honolulu, and Waikiki can be enjoyed. The Kakaako Waterfront Park has also increased
and enhanced the view amenities in the area. In itself, the park is a valuable oceanfront
view amenity which provides various viewing platforms. Existing views in the Makai
Area are shown in Figure 7.

25

Kakaako Makai Area Plan Amendment

Final Environmental Assessment

The Kewalo Basin Park and the adjacent Kakaako Waterfront Park and Makai Gateway
Park are both popular recreational areas. The Kakaako Waterfront Park features a
shoreline promenade, picnic sites, an outdoor amphitheater, a scenic lookout, and
expansive grassed areas. The park offers a variety of activities including shoreline
fishing, picnicking, biking, jogging, and scenic viewing. Point Panic, located on the
Kewalo Basin end of Kakaako Waterfront Park, is a popular site for body surfers and
viewing vessel traffic in and out of Kewalo Basin. The Kakaako Makai Gateway Park
offers passive recreational opportunities as well as fields for active recreation and festival
use. The Kewalo Basin Park also offers areas for fishing, picnicking and scenic viewing.
A Coastal View Study was prepared by the City and County of Honolulu to identify
significant views from within the Special Management Area (SMA) boundary on Oahu.
Five types of views are categorized in the study, of which Type 5, "Highly Urbanized
Areas" typifies the Makai Area. The following are significant views which can be
enjoyed in the Downtown and Ala Moana subsections, in which the Makai Area lies.
• Continuous and intermittent views of Honolulu Harbor from Nimitz Highway;
• Stationary views from Sand Island Park looking east, west and mauka; and
• Continuous makai views across Kewalo Basin and Ala Moana Park.
Impacts and Mitigation Measures
No changes to allowable height and densities are being proposed except for the height
increase at the Waterfront Commercial zone near Kewalo Basin. As such there will be no
impact on open space resources in the Makai Area. The current Makai Area Plan contains
development guidance policies and building height limits intended to preserve major view
planes, view corridors, and shoreline and ocean views. Developments in the Makai Area
are required to provide at-grade open space in the amount of 20% of the property area.
The provision of residential use is anticipated to have no impact on open space resources
in the Kakaako Makai Area. Increasing the height limit at the Waterfront Commercial
zoned portion of the Makai Area from 45 feet to 65 feet may marginally affect
viewplanes. However, the impact is not anticipated to be significant, since existing views
are already affected by structures. Redevelopment of the area, whether with 45-foot high
or 65-foot high buildings, would have a similar impact on view planes and view corridors.
A simulation that depicts existing conditions in the Waterfront Commercial zone,
development with a 45-foot height envelope, and development with a 65-foot height
envelope, has been prepared. The visual simulation is shown in Figure 8.
The provision of residential use would likely increase use of recreational resources in the
Makai Area. The City and County of Honolulu’s park area requirements specify 110
square feet of park space per multi-family dwelling. Assuming 1,100 multi-family
residential units are developed in the Makai Area, this translates to the need for 121,000
square feet of park space, or 2.8 acres. This requirement is more than satisfied by the
Kakaako Waterfront Park, Makai Gateway Park, and the Kewalo Basin Park which total
approximately 40 acres.
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3.2.5 Historic and Archaeological Resources
Significant historic resources in the Makai Area include the Department of Health
Building, the U.S. Immigration Station, and the former Ala Moana Wastewater Pump
Station. These structures were constructed prior to 1941, and have been associated with a
historic period or architectural style. The latter two are currently listed on the National
Register of Historic Places, although all of these buildings are considered to have "high"
preservation potential, historic significance, and can be feasibly maintained and sustained
in their present condition.
Impacts and Mitigation Measures
The historic resources in the Makai Area are proposed to be preserved; hence no
significant adverse impacts are anticipated as a result of the revised plan. The U.S.
Immigration Station and Department of Health Building are government-owned and are
currently functioning for public use. As such, continued preservation of these sites can be
reasonably expected. The function of the historic Ala Moana WWPS was replaced by the
City and County of Honolulu's new Ala Moana WWPS located adjacent to the historic
structure. Any future uses will be compatible and consistent with preserving its cultural
significance and role in the historic development of the Honolulu Waterfront.
During preparation of the 1998 Makai Area Plan Supplemental EIS the State Historic
Preservation Division (SHPD) commented that “because the area makai of Ala Moana
Boulevard is comprised of fill lands we believe that the development of the area will have
“no effect” on subsurface cultural deposits because it is unlikely that any are present.”
The SHPD’s letter is attached as Appendix C. In the event that any archaeological
features or remains are uncovered in the Makai Area during construction, work will cease
immediately and the SHPD will be notified to determine the proper course of action.
3.2.6 Cultural Resources
A cultural impact assessment report that included the Makai Area was prepared in 2002
for the John A. Burns School of Medicine (see Appendix B). The report found that much
of the Makai Area were the nearshore waters of the ‘ili of Ka‘ākaukukui, of which the
majority of lands, or 125 acres, were awarded to Victoria Kamāmalu through Land
Commission Award 7713. Smaller kuleana lands were also awarded to seven other native
tenants. A review of Native and Foreign Register and Testimony records revealed that
claimants registered for house lots, fishponds, salt beds and cultivation areas including
mauka kalo patches. By 1919, a seawall had been constructed near the present alignment
of Olomehani Street and the area makai of Ala Moana Boulevard was filled. In the early
1900’s, these lands supported an unauthorized fishing village until the Territorial
government evicted the squatters in 1926. Cultural activities that continue to be practiced
in the Makai Area include fishing, shoreline gathering, and recreational activities
including swimming and surfing.
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Impacts and Mitigation Measures
The proposed amendments are anticipated to have no adverse impact on cultural resources
or practices since access to shoreline areas where cultural activities are practiced will be
maintained.
3.3

INFRASTRUCTURE SYSTEMS AND SERVICES

This section addresses the existing conditions, impacts and mitigative measures relating to
infrastructure systems and services which include roadways, water, wastewater, drainage,
solid waste, power and communications, police and fire, medical and schools as they apply
to the Makai Area.
3.3.1

Transportation System

3.3.1.1 Existing Roadway System
Several streets comprise the roadway system that serves the Makai Area and vicinity
including Ala Moana Boulevard, Ward Avenue, and Punchbowl, Cooke and South Streets.
Also providing access in and around the Makai Area are Ilalo, Pohukaina, Koula, Coral,
Keawe, Ahui, Olomehani, and Ohe Streets.
The State-owned Ala Moana Boulevard serves as a major east-west arterial providing access
through the Makai Area, with three through-lanes in each direction, in addition to separate
left-turn lanes at most intersections. Traffic signal controls are located at each cross street
except for Ahui and Ohe Streets, which are restricted to right-turns in or out of these streets.
In recent years, traffic volumes along Ala Moana Boulevard within the vicinity of the Makai
Area have not increased significantly since most of the surrounding areas have already been
built out.
Punchbowl and South Streets provide north-south access to the Makai Area, and function as
a one-way street couplet. Punchbowl Street provides three south-direction lanes below
Halekauwila Street, ending with two left-turn lanes and two right-turn lanes on Ala Moana
Boulevard. Parking is permitted along both curbs. South Street is a two-way street south of
Pohukaina Street. The segment makai of Ala Moana Boulevard provides access to the Fort
Armstrong area port operations. Parking is permitted north of Ala Moana Boulevard.
Ward Avenue also provides primary north-south access to the Makai Area, with two travel
lanes in each direction, and left-turn lanes in intersections makai of Kapiolani Boulevard.
On-street parking is permitted between Ala Moana Boulevard and Queen Street. As another
secondary street facilitating mauka-makai travel through the Makai Area, Cooke Street has
been widened to four lanes between Ala Moana Boulevard and Kapiolani Boulevard. Fourway STOP signs are used at the intersections of Pohukaina and Halekauwila Streets, while
signalized controls are used at Queen Street. Parking is permitted in the curb lanes of most
blocks.
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Within the Makai Area, Ilalo Street serves as the primary east-west collector. Ilalo Street is
a two-lane, two-way roadway with a landscaped median. Parking is permitted along most
blocks.
3.3.1.2 Existing Traffic Conditions
A traffic analysis for the proposed Makai Area Plan amendment was prepared by Wilson
Okamoto Corporation in May 2005 (Appendix A). Traffic counts were conducted at seven
intersections along Ala Moana Boulevard in the Makai area during morning and evening
peak hours of traffic. The Level of Service (LOS) for each of the intersections was
determined. LOS is a qualitative measure used to describe the condition of traffic flow,
ranging from excellent or free flow conditions at LOS A to overloaded conditions at LOS F.
The study found that during the morning and afternoon peak hours, the majority of
intersections operate at LOS D or E. Existing traffic operating conditions at the studied
intersections are summarized in Table 1.
Impacts and Mitigation Measures
In order to forecast future traffic volumes, a development schedule for implementation of
the Makai Area Plan was prepared with the assistance of the HCDA. The schedule
provides approximate commercial and office floor areas and residential units that may be
developed by 2009, 2014, and 2025. Based on the development schedule, traffic
conditions and mitigation measures were projected for 2009, 2014, and 2025. Projected
traffic operating conditions for Ala Moana Boulevard and Ilalo Street are summarized in
Tables 1 and 2, respectively.
Year 2009 Projected Traffic Conditions
For the 2009 analysis, it was assumed that certain traffic improvements will already have
been implemented including: 1) extension of Punchbowl Street from Ala Moana
Boulevard to Ilalo Street with three north-bound left-turn lanes provided; 2) provision of
all-way stop intersection control at the intersections of Ilalo Street with Forrest Avenue,
Keawe Street, Cooke Street, and Ahui Street; and, 3) provision of two-way stop
intersection control at the intersections of Ilalo Street with Coral Street, Ohe Street, and
Koula Street.
During the AM peak period, the traffic movements along Ala Moana Boulevard at the
intersections of Punchbowl Street, South Street/Forrest Avenue, Coral Street, Cooke
Street, and Koula Street are anticipated to remain operating at LOS “D” or better while the
north- and south- bound traffic movements at the intersection with Ohe Street are
anticipated to remain operating at LOS “C”. Similarly, the traffic movements at the
intersections with Keawe Street and Ward Avenue are expected to continue to operate at
LOS “E” or better during the AM peak period. Traffic conditions along Ala Moana
Boulevard during the PM peak period are expected to worsen with the levels of service for
many of the traffic movements at South Street/Forrest Avenue, Coral Street, Cooke Street,
and Koula Street deteriorating from LOS “D” to LOS “E”. The traffic movements at the
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intersection with Punchbowl Street are anticipated to operate at LOS “D” or better while
those at the intersections with Keawe Street and Ward Avenue are anticipated to continue
to operate at LOS “E” or better during the PM peak period.
Along Ilalo Street, traffic operations are anticipated to operate at adequate levels despite
significant increases in traffic volumes due to forecast development. During the AM and
PM peak periods, traffic movements at the intersections of Coral Street and Cooke Street
are anticipated to operate at LOS “B” or better while movements at the intersection with
Forrest Avenue are anticipated to operate at LOS “C” or better. At the intersection with
Keawe Street, traffic operations are anticipated to operate well at LOS “B” or better
during the AM and PM peak periods, except for the north-bound left-turn traffic
movement which is expected to operate at LOS “D” during the PM peak period.
Year 2009 Mitigation Measures
The following actions are recommended to mitigate traffic impacts in 2009.
Recommended improvements for Ilalo Street for 2009 are illustrated in Figure 9.
1.

Maintain adequate turning radii at all roadways to avoid or minimize vehicle
encroachments to oncoming traffic lanes.

2.

Maintain adequate sight distances for motorists to safely enter and exit all
roadways.

3.

Extend Punchbowl Street from Ala Moana Boulevard to Ilalo Street. At the
intersection with Ala Moana Boulevard, provide three northbound left-turn lanes.

4.

Modify Ala Moana Boulevard west of its intersection with Punchbowl Street to
provide an exclusive right-turn lane for vehicles turning right onto the new
Punchbowl Street extension, as well as an additional westbound departure lane
from the intersection. The additional departure lane will provide a free right-turn
movement for the outer southbound right-turn lane along Punchbowl Street.

5.

Restrict pedestrian crossings on the west side of the intersection of Ala Moana
Boulevard and Punchbowl Street. Crossings will be allowed across the east,
north, and south sides of the intersection.

6.

Modify the traffic signal timing and phasing at the Ala Moana Boulevard and
Punchbowl Street intersection to accommodate a four-way intersection.

7.

Provide two lanes of traffic in each direction along Ilalo Street with shared
through and turning lanes provided at each intersection along its length.

8.

Restrict access along Ilalo Street from adjacent parcels.
adjacent parcels should be located along intersecting streets.

9.

Prohibit parking along Ilalo Street.

Access points for

10. Provide exclusive left-turn lanes on the northbound and southbound approaches at
the intersections along Ilalo Street.
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11. Provide all-way stop intersection control at the following intersections along Ilalo
Street: Forrest Avenue; Keawe Street; Cooke Street; Ahui Street.
12. Provide two-way stop intersection control at the following intersections along
Ilalo Street: Coral Street; Ohe Street; Koula Street.
Year 2014 Projected Traffic Conditions
By 2014, traffic-operating conditions in the vicinity of the Makai Area are expected to
worsen due to continued development, particularly in the Kewalo Basin waterfront area.
Without mitigation, most of the traffic movements at the intersections of Ala Moana
Boulevard and Keawe Street, Coral Street, and Ward Avenue are anticipated to operate at
an unacceptable LOS “F” during the PM peak period. In addition, the north-bound leftturn traffic movement at the intersection of Ilalo Street and Keawe Street is anticipated to
operate at an unacceptable LOS “E” during the AM peak period and the westbound
approach and the north-bound left-turn movement at the intersection of Ilalo Street and
Forrest Avenue is anticipated to operate at LOS “F” during the PM peak period. Due to
anticipated increases in traffic, modifications may be required to intersections along Ala
Moana Boulevard and Ilalo Street. Ala Moana Boulevard and Ilalo Street AM and PM
peak hour traffic operating conditions with and without mitigation for 2014 are
summarized in Tables 1 and 2 respectively.
Year 2014 Mitigation Measures
The following actions are recommended to mitigate traffic impacts in 2014.
Improvements to Ala Moana Boulevard for 2014 are illustrated in Figure 10:
1.

Maintain adequate turning radii at all roadways to avoid or minimize vehicle
encroachments to oncoming traffic lanes.

2.

Maintain adequate sight distances for motorists to safely enter and exit all
roadways.

3.

Prohibit north- and south-bound left-turn and through traffic movements at the
following intersections along Ala Moana Boulevard: Keawe Street; Coral Street;
Koula Street.

4.

Prohibit eastbound and westbound left-turn traffic movements at the following
intersections along Ala Moana Boulevard: South Street/Forrest Avenue; Keawe
Street; Coral Street; Koula Street.

5.

Consider converting the existing left-turn lanes/striped median along Ala Moana
Boulevard to a raised median to provide shelter for crossing pedestrians.

6.

Prohibit parking along Cooke Street between Ala Moana Boulevard and Ilalo
Street to provide two lanes in each direction along that segment.
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7.

Modify the existing lane use along Cooke Street north of Ala Moana Boulevard to
provide an exclusive south-bound left-turn lane and a shared through and rightturn lane.

8.

Provide exclusive north-bound left-turn, through, and right-turn lanes along
Cooke Street south of Ala Moana Boulevard.

9.

Verify the length of the left-turn lanes along Ala Moana Boulevard at the
intersection of Cooke Street to provide adequate storage for vehicles at that
intersection.

10. Modify the existing lane use along Ward Avenue north of Ala Moana Boulevard
to provide one north-bound departure lane, two exclusive south-bound left-turn
lanes, and exclusive through and right-turn lanes.
11. Provide two exclusive north-bound left-turn lanes and exclusive through and
right-turn lanes at the intersection of Ala Moana Boulevard and Ward
Avenue/Ilalo Street.
12. Provide two westbound left-turn lanes along Ala Moana Boulevard for vehicles
turning left onto Ilalo Street.
13. Modify the traffic signal timing and phasing at the intersections of Ala Moana
Boulevard with Cooke Street and Ward Avenue to accommodate the modified
lane configurations.
14. Conduct full traffic signal warrant studies for the intersections of Ilalo Street with
Forrest Avenue, Keawe Street, Cooke Street, and Ahui Street after 2009. Install
traffic signal systems where warranted. Preliminary application of the warrants
indicate the potential need for a traffic signal system at the intersections with
Forrest Avenue and Keawe Street.
With mitigation, including lane usage and intersection control modifications, traffic
operations along Ala Moana Boulevard are expected to remain similar or improve from
2009 conditions. Traffic movements at the intersection of Punchbowl Street are
anticipated to operate at LOS “D” or better during the AM and PM peak periods and the
intersections of South Street/Forrest Avenue, Cooke Street, and Ward Avenue are
anticipated to operate at LOS “E” or better during the AM and PM peak periods. At the
intersections of Keawe Street, Coral Street, Ohe Street, and Koula Street, traffic along Ala
Moana Boulevard is anticipated to operate well since vehicles will be allowed to flow
through the intersection freely.
With regard to Ilalo Street, traffic movements at the intersection of Cooke Street are
anticipated to operate at LOS “B” or better during the AM and PM peak periods while
movements at the intersections of Coral Street, Koula Street, and Ahui Street are
anticipated to operate at LOS “C” or better during the AM and PM peak periods. At the
intersections of Ilalo Street and Forrest Avenue and Keawe Street, traffic operations are
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anticipated to operate at LOS “C” or better during both peak periods due to the installation
of traffic signal systems at those intersections.
Year 2025 Projected Traffic Conditions
By 2025, traffic operating conditions along Ala Moana Boulevard are expected to be
impacted due to anticipated ambient traffic growth and development in the remainder of
the Makai Area. The traffic movements at the intersections with Punchbowl Street, Cooke
Street, and Ward Avenue are anticipated to operate at LOS “E” during the AM and PM
peak periods. The eastbound, northbound and southbound approaches of the intersection
of Ala Moana Boulevard and South Street/Forrest Avenue are anticipated to operate an
LOS “F” during the PM peak period. Ala Moana Boulevard AM and PM peak hour
traffic operating conditions with mitigation for 2025 are summarized in Table 1. 2025
AM and PM peak hour operating conditions with mitigation for Ilalo Street are
summarized in Table 2.
Year 2025 Mitigation Measures
The following actions are recommended to mitigate traffic impacts in 2025:
1.

Maintain adequate turning radii at all roadways to avoid or minimize vehicle
encroachments to oncoming traffic lanes.

2.

Maintain adequate sight distances for motorists to safely enter and exit all
roadways.

3.

Prohibit north- and south-bound left-turn traffic movements at the intersection of
Ala Moana Boulevard and South Street/Forrest Avenue.

4.

Reassess the traffic signal warrant studies previously conducted for the
intersection along Ilalo Street where traffic systems were not warranted in 2014.
Install traffic signal systems where warranted.

With the mitigation measures, all traffic movements, including those at the intersection of
Ala Moana Boulevard and South Street/Forrest Avenue, are anticipated to operate at LOS
“E” or better during the AM and PM peak periods.
3.3.1.3 Existing Bus and Bikeway Systems
A number of city bus trunk routes provide public transit access to the Makai Area. Most of
these routes operate along Ala Moana Boulevard, although several of the routes also operate
along Ward Avenue or Punchbowl Street. Bus service has also recently been implemented
along Ilalo Street to accommodate the anticipated redevelopment of the Makai Area.
During peak hours, passenger loads on all routes are high, with some routes experiencing
high loads throughout the day.
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The city also operates a paratransit service, TheHandi-Van, that provides service to disabled
persons who are unable to ride the bus. TheHandi-Van provides curb-to-curb service to
registered eligible users. Service areas and operating hours are the same as for the bus
service.
Ala Moana Boulevard, Ward Avenue, South Street, and Punchbowl Street are designated as
bicycle routes. Currently, there are no marked bicycle lanes or bicycle paths along these
streets. Shared-use paths that may be used by bicyclists traverse through the Makai
Gateway Park, Kakaako Waterfront Park, and the Kewalo Basin Park.
Impact and Mitigation Measures
The new developments proposed in the Makai Area plan are expected to contribute to
passenger boardings and alightings to bus routes serving the Makai Area. The new
developments will also likely increase demand for TheHandi-Van service in the Kakaako
area. To some extent, impacts to the bus will be mitigated by the mixed-use nature of the
Kakaako Makai Area which will enable residents to walk to shopping, dining,
employment, and recreational destinations. In addition, long-range plans for public
transportation include the potential provision of a shuttle service that would connect the
Makai Area with the Kakaako Mauka Area, downtown Honolulu and Aloha Tower.
The Bicycle Facilities Plan for the Kakaako Makai Area is provided in Figure 11.
Additional bicycle facilities proposed in the Makai Area Plan include bike lanes along
Keawe and Cooke Streets leading to Kakaako Waterfront Park. A bike path will also
traverse along the waterfront in the Makai Area and will connect to Ala Moana Park at the
east end of Kewalo Basin. The plan is consistent with the Honolulu Bicycle Master Plan’s
“Lei of Parks” concept plan that proposes using shared-use paths to link parks. In order to
encourage bicycle use, the HCDA requires bicycle racks, bicycle storage areas, and other
bike accessories within development projects.
3.3.1.4 Existing Pedestrian Network
The Pedestrianways Plan for the Makai Area is shown in Figure 12. Much of the network,
including the Mauka-Makai Promenade, portions of the Ilalo Street Promenade, and
portions of the Waterfront Promenade, have been completed. All of the roadways that
have been improved by the HCDA in recent years, such as Ilalo, Coral and Cooke Streets,
have sidewalks and planter strips. Improvement District 12, which among other
improvements will provide sidewalks along Ahui, Olomehani and Ohe Streets, is expected
to be completed in December 2006.
Impact and Mitigation Measures
The pedestrian network in the Makai Area will continued to be improved by the HCDA as
improvement district projects are implemented. In addition, the HCDA encourages
developers to integrate their projects into the pedestrian network to facilitate pedestrian
mobility. For example, the new John A. Burns School of Medicine provides walkways to
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Ilalo Street, Cooke Street and the Kakaako Waterfront Park. The proposed addition of
residential use in the Makai Area could enhance pedestrian safety as residents would
provide more “eyes on the street” during both day and night hours.
3.3.2 Water System
At present, main distribution water lines are located along Ala Moana Boulevard, Ilalo
Street, Ohe Street, Ahui Street and in the Fort Armstrong area. Smaller waterlines are
located along Keawe, Koula, and Ilalo Streets, and the Fort Armstrong area. All lines are
maintained by the City and County of Honolulu, Board of Water Supply (BWS).
The Makai Area is served by the Bella Vista and Punchbowl Reservoirs, which provide
water storage for a portion of peak hourly demands as well as emergencies. Major water
pump stations which also service the project area during peak hours include the Kalihi and
Beretania Stations.
Impacts and Mitigation Measures
At full development, average water demand is projected to be approximately 916,000 gpd
while projected maximum demand is projected to be approximately 1,375,000 gpd. Water
supply allocation for proposed Kakaako Makai improvements will be obtained from the
State Department of Land and Natural Resources which will either purchase water supply
from the Board of Water Supply or develop new sources. Developers of parcels owned by
the State or Kamehameha Schools will be required to obtain a water allocation for source
from the respective landowner and they will be required to pay the BWS’ Water System
Facilities Charges. As required, the proposed water system improvements will be
upgraded in accordance with the standards of the BWS. The HCDA will also explore
alternative water systems such as the potential of accommodating a non-potable water
system for irrigation purposes, thereby reducing water requirements.
The HCDA has implemented an Improvement District (ID) Program to systematically
improve infrastructure in Kakaako. The ID Program is being used to reconstruct and/or
widen streets with new streetlights, curbs, gutters and sidewalks. In addition, drainage,
sewer and water systems are being improved and upgraded and telephone, electrical and
cable televisions systems are also being upgraded and relocated underground. A list of
recently completed and future ID Program projects for the Makai Area is provided in
Table 3.
3.3.3 Wastewater System
Maintained by the City and County of Honolulu Department of Wastewater Management
(WWM), the primary wastewater lines servicing the Makai Area are located along Ala
Moana Boulevard, as well as Ward Avenue. Wastewater flows in the Makai Area are
routed to a 36-inch line located in Ala Moana Boulevard which connects to the Ala Moana
Pump Station located on Keawe Street. Two force mains, 60 and 78-inch lines, convey
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TABLE 3
HCDA Improvement District Projects
Fiscal Year 2003-04 and Future Projects
Improvement District 8
Forrest Avenue Realignment

Location:
Scope:

Cost:
Completed:
Improvement District 9
Ilalo Street Improvements

Location:
Scope:

Cost:
Completed:
Improvement District 12
Ahui/Ohe/Olomehani Streets
Improvements

Location:
Scope:
Cost:
Start:
Est. comp:

Forrest Avenue
Realignment of Forrest Avenue with South
Street to improve traffic flow across Ala
Moana Boulevard and reconfigure the
surrounding land into three developmentready parcels for commercial development.
The project required a reconfiguration of a
portion of the container yard. Existing sewer
and water lines were relocated.
$4.8 million
September 2003
Ilalo Street, between Ahui and South Streets.
Widening and enhancement to Ilalo Street
from Ahui to South Streets; installation of
new water, sewer and drainage systems;
construction of new roadways; new
driveways, sidewalks, curbs and gutters;
installation of new utility lines.
$ 22 million
December 2003
Ahui Street, from Ilalo Street to the Point
Panic Parking lot; Ohe Street, from Ilalo to
Olomehani Streets; and Olomehani Street.
Street widening/improvements/realignment
and utility system enhancements.
$15.6 million
April 2005
December 2006

wastewater from the Ala Moana WWPS to the Sand Island WWTP. The average daily
wastewater flow rate recorded between 2003 and 2004 through the Ala Moana WWPS was
52 million gallons per day.
Impacts and Mitigation Measures
Improvements to the Makai Area’s wastewater system are being undertaken as part of the
HCDA’s improvement district program. The wastewater system is being upgraded to
support full build-out of the Makai Area. The provision of residential use will not
significantly affect the wastewater system since wastewater generated by residents will
replace flows that would have been generated by commercial use.
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3.3.4 Drainage System
Constructed as early as 1921, the drainage system in the Makai Area generally has not been
designed to the present City and County standards and there is inadequate drainage along
the existing roads and driveways.
Impacts and Mitigation Measures
During construction, runoff may enter the existing municipal drainage system particularly
during rainy periods and sprinkling activities needed for dust control. Temporary
cofferdams, debris-sediment traps or alternative methods may be employed at drainage
outlets to mitigate potential water quality impacts. These measures will trap a majority of
the sediment and debris which may otherwise flow to coastal areas. In addition, erosion
control measures have been designed in conjunction with the Kakaako Waterfront Park.
NPDES Permits will be required by the DOH for discharges to State waters as a result of
construction clearing and grading, or construction dewatering activities, pursuant to Section
11-5-34.08(b) HAR. Drainage and Erosion Control Plans which specify appropriate
mitigative measures will be prepared to control discharges of effluent resulting from both
construction and dewatering activities. Where possible, Best Management Practices will be
incorporated in open spaces and recreational areas to minimize the discharge of pollutants
into Kewalo Basin and Mamala Bay from storm water runoff.
Improvements to the drainage system in the Makai Area are being undertaken as part of
the HCDA’s ID Program. New drainlines, catch basins, and drain inlets are being
installed in conjunction with roadway improvements.
3.3.5 Solid Waste Collection and Disposal System
Private refuse collectors serve some commercial and industrial users in the area.
City-collected solid wastes from the Honolulu District are hauled to a transfer station at
Keehi and hauled to the Waipahu incinerator and/or the Campbell Industrial Park H-Power
Plant for eventual disposal at the Waimanalo Gulch Sanitary Landfill.
Impacts and Mitigation Measures
Solid waste collection and disposal services for residential developments will be provided
by private refuse service providers. In order to reduce solid waste, developers will be
encouraged to incorporate diversion and reduction activities into its uses, such as providing
separate trash bins for recyclable waste materials.
3.3.6 Power and Communication Systems
Power and communication requirements in the Makai Area are currently served by
Hawaiian Electric Company, Inc. (HECO), Hawaiian Telecom and Oceanic Cablevision via
overhead and underground systems.
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Impacts and Mitigation Measures
Improvements to the Makai Area’s electrical and communication utilities are being
undertaken as part of HCDA’s ID program. All existing overhead lines are being placed
underground in concrete-encased ductlines. The provision of residential use is not expected
to significantly affect electrical and communication systems since demands generated by
residents will replace demands that would have been generated by commercial use.
3.3.7 Police, Fire and Civil Defense
Police protection services are provided by the Honolulu Police Department (HPD). The
Makai Area is located within the Honolulu Metropolitan Police District 1 which extends
from Hawaii Kai to Pearl City. District 1 headquarters is located on Hotel Street between
Beretania and King Streets. Fire service is provided through the Honolulu Fire
Department's (HFD) Kakaako, Pawaa, and Central stations. State Civil Defense currently
has a siren located at the intersection of Ward Avenue and Ala Moana Boulevard.
Impacts and Mitigation Measures
During the short-term construction period, potential crime-related impacts may be mitigated
through the use of locks, adequate lighting, barricades, and/or screening around the project
site, in addition to hiring security personnel during evening, weekend and holiday hours.
Coordination with the HPD will also be undertaken during construction to ensure public
safety and to alleviate possible parking and traffic congestion problems. In the long-term,
on-site security measures including well-designed and lighted areas and security personnel
will further assist in reducing or preventing crime.
Prior to commencement of construction, building and construction plans will be submitted
to the building and fire departments for permit review and approval. Development will
comply with fire protection requirements of the HFD's Fire Prevention Bureau, including
access for fire apparatus, water supply, and building construction. Fire accessibility of
existing fire connections will be maintained.
The HCDA will continue to work with State Civil Defense to ensure that the Civil Defense
warning system in the Makai Area is adequate.
3.3.8 Medical Services
Major medical service facilities in the vicinity of Kakaako include Queen's Medical Center
located on the corner of Beretania and Punchbowl Streets, Straub Clinic and Hospital
located on King Street and Ward Avenue, and the Kaiser Permanente Medical Center's
Honolulu Clinic on Pensacola Street. The proximity of these major medical facilities
indicate that adequate medical service will be available to Makai Area workers, residents
and visitors.
3.3.9 Schools
Public schools which serve the Makai Area include Royal Elementary School located at the
corner of Punchbowl and Lusitana Streets, Central Intermediate School located at Queen
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Emma Street and Vineyard Boulevard, and McKinley High School located on the corner of
King and Pensacola Streets, adjacent to the Neal Blaisdell Center. Kaahumanu Elementary
School, which serves a portion of Kakaako Mauka and the Ala Moana area, is located on
the corner of Beretania and Piikoi Streets. Based on information provided by the
Department of Education’s Facilities and Support Services Branch, Royal Elementary
School presently has an enrollment of 407 students with a capacity for up to 430 students
and Kaahumanu Elementary School has a current enrollment of 613 students with a capacity
for up to 716 students. In addition, there are two public charter schools located in Kakaako,
Voyager School which has an enrollment of 196 students and Myron Thompson Academy
which has an enrollment of 900 students.
Impacts and Mitigation Measures
As discussed in section 3.2.2, at full build-out about 1,100 residential units may be
constructed in the Makai Area. The burden on public schools, however, is expected to be
less than that caused by a single-family development since all dwelling units will be
condominiums or apartments. It is anticipated that many of the Makai Area residents will
be empty nesters (older couples with adult children who have moved out), and couples
and singles without children. Additionally, the U.S. census data shows that fifty-percent
of the school age children in Kakaako attend private schools, which will further lessen the
impact on the public school system if this trend continues.
The Department of Education’s standard for projecting elementary school enrollment is 21
students per 100 new housing units. The residential demand study prepared for the Makai
Area anticipates that up to 70 percent of buyers will be local residents with primary
residence in the Makai Area. Since about 1,100 housing units may be built in the Makai
Area, this translates to the need to accommodate 162 students. As enrollments are near
capacity, the HCDA intends to coordinate educational facility requirements with the DOE
to ensure that project demands on school facilities can be addressed. One near term
option is to provide additional facilities for charter school operations. In addition, the
former Pohukaina School property has been designated and planned as the site for a future
elementary school.
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RELATIONSHIP TO LAND USE PLANS AND POLICIES
Overview

This section describes the proposed action in relation to the applicable policies and
controls of the Federal government, State of Hawaii, and City and County of Honolulu
agencies.
4.2

Federal Policies and Controls

The following Federal policies and controls may be applicable to implementation of the
proposed Makai Area Plan:
The Coastal Zone Management (CZM) Act (92-583), as amended and applicable
implementing regulations. Within the State of Hawaii, the Coastal Zone Management Act
is administered through the State Office of Planning. Further discussion of the state CZM
program is provided in section 4.3.5.
National Historic Preservation Act (P.L. 89-665), and applicable implementing
regulations. Buildings in the Makai Area on the National Register of Historic Places
include the U.S. Immigration Station and former Ala Moana Wastewater Pump Station.
The Kakaako Peninsula's location on the Honolulu waterfront places it in proximity to
aircraft departures from Honolulu International Airport. Under the proposed Makai Area
Plan, the maximum building height within the Makai Area would be 200 feet. Based on
an approach surface ratio of 50:1, the maximum allowable building height within the
Makai Area is 300 feet. Federal Aviation Regulations (FAR) Part 77 sets forth standards
for determining obstructions in navigable airspace, and requirements for notice to the
Federal Aviation Administration (FAA). The FAR Part 77 is administered when
navigable airspace may be affected by any object (erected or altered) with a height of
more than 200 feet.
4.3

State Plans, Policies, and Controls

A number of State plans, policies and controls provide guidelines for development within
the State of Hawaii. These guidelines include the Hawaii State Plan, State Functional
Plans, State Land Use Districts, Coastal Zone Management, Honolulu Waterfront Master
Plan, Kakaako Community Development District Plan and Conservation District Law.
The following describes the relationship of the proposed action to these plans.
4.3.1 Hawaii State Plan
The Hawaii State Plan was developed to serve as a guide for future development of the
State of Hawaii in the areas of population growth, economic benefits, enhancement and
preservation of the physical environment, facility systems maintenance and development,
and socio-cultural advancement, Chapter 226, Hawaii Revised Statutes (HRS) as
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amended. The Plan identifies the goals, objectives, policies and priorities for the
development and growth of the State, for which guidelines have been provided to give
direction to the overall development of the State.
The Makai Area Plan is consistent with the objectives and policies of the Hawaii State
Plan. Described in the following sections are the relationship and compatibility of the
proposed project with the overall plans for the State of Hawaii as set forth in the Hawaii
State Plan.
4.3.1.1 Population (HRS §226-5)
[§226-5] Objectives and policies for population. (a) "It shall be the objective in
planning for the State's population to guide population growth to be consistent with the
achievement of physical, economic, and social objectives ... :
(b) To achieve the population objective, it shall be the policy of this State to:
(1) "Manage population growth statewide in a manner that provides increased
opportunities for Hawaii's people to pursue their physical, social, and economic
aspirations while recognizing the unique needs of each county"; ... and (4) “Promote
increased opportunities for Hawaii's people to pursue their socio-economic aspirations
throughout the islands".
The Makai Area Plan is consistent with population objectives as it encourages the
development of physical, social and economic opportunities for the people of the State of
Hawaii. The overall goal of the Makai Area Plan, to create a "people-oriented gathering
place", directly relates to the population policies. By allowing residential use, the
proposed amendment will enable residents to live, work, shop, and recreate in the same
area.
Increased physical, social and economic opportunities will be provided by the
development of commercial, social and recreational facilities.
Numerous job
opportunities will be created by the various uses, thereby increasing economic activity.
The unique mix of passive and active social and recreational facilities will enhance the
mental and physical well-being of the people in the community. People will be attracted
to this area because of its amenities, social and recreational activities, employment
opportunities, and proximity to the ocean, Downtown, and Waikiki.
4.3.1.2 Economy (HRS §226-6, -8, and -10)
[§226-6] "Objectives and policies for the economy - in general. (a) Planning for
the State's economy in general shall be directed toward achievement of ...: (a) Increased
and diversified employment opportunities to achieve full employment, increased income
and job choice, and improved living standards for Hawaii's people.
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(b) To achieve the general economic objectives, it shall be the policy of this State
to: ... (6) Strive to achieve a sustained level of construction activity responsive to, and
consistent with, state growth objectives; ... (14) Encourage businesses that have favorable
financial multiplier effects within Hawaii's economy; and (15) Promote and protect
intangible resources in Hawaii, such as scenic beauty and the aloha spirit, which are vital
to a healthy economy".
[§226-10] "Objectives and policies for the economy - potential growth activities.
(a) Planning for the State's economy with regard to potential growth activities shall be
directed towards achievement of the objective of development and expansion of potential
growth activities that serve to increase and diversify Hawaii's economic base.
(b) To achieve the potential growth activity objective, it shall be the policy of this
State to: (1) Encourage investment and employment in economic activities that have the
potential for growth such as ... marine-related industries; ... and (3) Enhance Hawaii's
role as a center for ... education, culture, and the arts".
The proposed project will create numerous short-term and long-term employment
opportunities. Short-term employment will be available during the course of construction.
Diversified employment opportunities will be created by commercial and retail uses, as
well as cultural, arts, educational and recreational facilities, with choices in the variety of
indoor and outdoor jobs which will be created.
In addition to increasing employment opportunities, the diversity of planned uses will
facilitate growth in educational, cultural and artistic programs. These uses will contribute
to the mental and physical well-being of Hawaii's present and future generations.
4.3.1.3 Physical Environment (HRS §226-11, -12, and -13)
[§226-11] "Objectives and policies for the physical environment - land-based,
shoreline, and marine resources. (a) Planning for the State's physical environment with
regard to land-based, shoreline, and marine resources shall be directed towards
achievement of the following objectives: (1) Prudent use of Hawaii's land-based,
shoreline, and marine resources; and (2) Effective protection of Hawaii's unique and
fragile environmental resources.
(b) To achieve the land-based, shoreline, and marine resources objectives, it shall
be the policy of the State to: ... (2) Ensure compatibility between land-based and waterbased activities and natural resources and ecological systems; (3) Take into account the
physical attributes of areas when planning and designing activities and facilities; ... (8)
Pursue compatible relationships among activities, facilities, and natural resources,
especially within shoreline areas; and (9) Promote greater accessibility and prudent use
of the shoreline for public recreational, educational, and scientific purposes."
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[§226-12] "Objectives and policies for the physical environment - scenic, natural
beauty, an historic resources. (a) Planning for the State's physical environment shall be
directed towards achievement of the objective of enhancement of Hawaii's scenic assets,
natural beauty, and multi-cultural/historical resources.
(b) To achieve the scenic, natural beauty, and historic resources objective, it shall
be the policy of this State to: (1) Promote the preservation and restoration of significant
natural and historic resources;... (3) Promote the visual and aesthetic enjoyment of
mountains, ocean vistas, scenic landscapes, and other natural features; (4) Protect those
special areas, structures, and elements that are an integral and functional part of
Hawaii's ethnic and cultural heritage; ... and (5) Encourage the design of developments
and activities that complement the natural beauty of the islands."
[§226-13] "Objectives and policies for the physical environment - land, air, and
water quality. (a) Planning for the State's physical environment with regard to land, air,
and water quality shall be directed towards achievement of the following objectives: (1)
Maintenance and pursuit of improved quality in Hawaii's land, air and water resources;
and (2) Greater public awareness and appreciation of Hawaii's environmental resources.
(b) To achieve the land, air, and water quality objectives, it shall be the policy of
this State to: ... (2) Promote the proper management of Hawaii's land and water
resources; (3) Promote effective measures to achieve desired quality in Hawaii's surface,
ground, and coastal waters; ... (5) Reduce the threat to life and property from erosion,
flooding, tsunamis, earthquakes, and other natural or man-induced hazards and disasters;
(6) Encourage design and construction practices that enhance the physical qualities of
Hawaii's communities; (7) Encourage urban developments in close proximity to existing
services and facilities; and (8) Foster recognition of the importance and value of the
land, air, and water resources to Hawaii's people and their cultures."
Much care was taken in the planning of the Makai Area to achieve an aesthetically
pleasing environment and a compatible relationship between land and water activities.
The sculpting of the previous landfill mound has opened mauka-makai view corridors and
expanded Diamond Head-Ewa view planes.
Building requirements will include at-grade open space, building setbacks, and view
corridor setbacks. New high density developments are still required to have a minimum
of 20 percent at-grade open space, which is intended to provide sufficient light and air on
the ground and sufficient areas for pedestrian circulation and amenities, landscaping, and
recreational space.
Building setbacks along the front, side and rear property lines affect the three-dimensional
building form in a number of ways. Building setbacks provide safety measures for the
general public's welfare. They also provide ground-level open space for sidewalk cafés,
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pedestrian-oriented shops, landscaping, pedestrian circulation and amenities, and provide
view corridors between buildings and along streets. Furthermore, the landscaping and
open lawns in the park areas will promote a sense of openness.
Three historic sites will be preserved -- the existing Immigration Station, the Department
of Health Building, and the former Ala Moana WWPS. Future uses of the buildings
should help to ensure protection of the structures. Preservation will be assured through
provisions of the Makai Area Rules, as well as design guidelines proposed for transition
areas.
4.3.1.4 Facilities Systems (HRS §226-14, 16 and -17)
[§226-14] "Objective and policies for facility systems - in general. (a) Planning
for the State's facility systems in general shall be directed towards achievement of the
objective of water, transportation, waste-disposal, and utility systems that support
statewide social, economic, and physical objectives.
(b) To achieve the general facility systems objective, it shall be the policy of this
State to: (1) Accommodate the needs of Hawaii's people through improvement priorities
established through the planning process."
[§226-16] "Objectives and policies for facility systems - water. (a) Planning for
the State's facility systems with regard to water shall be directed towards achievement of
the objective of the provision of water to adequately accommodate domestic ...
commercial ... and other needs within resource capacities.
(b) To achieve the facility systems water objective, it shall be the policy of this
State to: ... (2) Support research and development of alternative water sources; ... and
(4) Assist in improving the quality, efficiency, service, and storage capabilities of water
systems for domestic and agricultural use."
[§226-17] "Objectives and policies for facility systems - transportation. (a)
Planning for the State's facility systems with regard to transportation shall be directed
towards the achievement of the following objectives. (1) An integrated multi-modal
transportation system that services statewide needs and promotes the efficient,
economical, safe, and convenient movement of people and goods; and (2) A statewide
transportation system consistent with planned growth objectives throughout the State.
(b) To achieve the transportation objectives, it shall be the policy of this State to:
... (6) Encourage the use of transportation systems that serve as a means of
accommodating present and future development needs of communities; ... (10) Encourage
the design and development of transportation systems sensitive to the needs of affected
communities and the quality of Hawaii's natural environment."
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[§226-18] "Objectives and policies for facility systems-energy/utilities. (a)
Planning for the State's facility systems with regard to energy/telecommunications shall
be directed towards the achievement of the following objectives: (2) Increased energy
self-sufficiency.
(c) To further achieve the energy objectives, it shall be the policy of this State to:
(3) Promote prudent use of power and fuel supplies through conservation measures
including: (A) Development of cost-effective demand-side management programs; (b)
Education; and (C) Adoption of energy-efficient practices and technologies."
The HCDA will continue to invest in significant improvements of public facility systems
including drainage, wastewater and water systems. In particular, drainage improvements
will provide marked improvements to the Makai Area which currently experiences spot
flooding and ponding problems during periods of heavy rain. Implementation of the
Makai Area Plan will also require the development of new water source and storage
facilities to meet the potable water demands. The new water source will be developed in
accordance with Chapter 20, Title 11, DOH Hawaii Administrative Rules (HAR) relating
to potable water systems.
The HCDA will continue to improve the roadway system by widening roadways and
installing curbs, gutters, sidewalks and street lighting. These improvements will greatly
improve traffic circulation, pedestrian circulation and the overall appearance of the area.
Implementation of roadway and utility improvements will be completed in accordance
with applicable City and County of Honolulu and State Department of Transportation
standards.
The Makai Area project will encourage efficient use of energy resources through
conservation and recycling measures. Further, the project's design will consider
incorporating waste diversion and reduction activities into facility design. Such design
measures could include provisions for centralized storage and processing facilities in all
buildings.
4.3.1.5 Socio-cultural Advancement (HRS §226-19, -21, -23, -25 and -26)
[§226-19] "Objectives and policies for socio-cultural advancement - housing.
Planning for the State’s socio-cultural advancement with regard to housing shall
be directed towards achievement of the following objectives: (1) Greater
opportunities for Hawaii’s people to secure reasonably priced, safe, sanitary,
livable homes located in suitable environments that satisfactorily accommodate
the needs and desires of families and individuals; and (2) The orderly development
of residential areas sensitive to community needs and other land uses.
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(b) To achieve the housing objectives, it shall be the policy of this State to: (1)
Effectively accommodate the housing needs of Hawaii’s people..;… and (3)
Increase homeownership and rental opportunities and choices…”
[§226-21] "Objectives and policies for socio-cultural advancement - education.
(a) Planning for the State's socio-cultural advancement with regard to education
shall be directed towards achievement of the objective of the provision of a variety
of educational opportunities to enable individuals to fulfill their needs,
responsibilities, and aspirations.
(b) To achieve the education objective, it shall be the policy of this State to: (1)
Support educational programs and activities that enhance personal development,
physical fitness, recreation, and cultural pursuits of all groups; (2) Ensure the
provision of adequate and accessible educational services and facilities that are
designed to meet individual and community needs."
[§226-23] "Objectives and policies for socio-cultural advancement - leisure. (a)
Planning for the State's socio-cultural advancement with regard to leisure shall be
directed towards achievement of the objective of the adequate provision of
resources to accommodate diverse cultural, artistic, and recreational needs for
present and future generations.
(b) To achieve the leisure objective, it shall be the policy of this State to: .. (2)
Provide a wide range of activities and facilities to fulfill the recreation needs of all
diverse and special groups; (3) Enhance the enjoyment of recreational
experiences through safety measures, educational opportunities, and improved
facility design and maintenance; (4) Promote the recreational and educational
potential of natural resources having scenic, open space, cultural, historical,
geological, or biological values; (5) Ensure opportunities for everyone to use and
enjoy Hawaii's recreational resources; .. and (8) Increase opportunities for
appreciation and participation in the creative arts, including the literary,
theatrical, and musical arts."
[§226-25] "Objectives and policies for socio-cultural advancement - culture. (a)
Planning for the State's socio-cultural advancement with regard to culture shall be
directed towards achievement of the objective of enhancement of cultural
identities, traditions, values, customs, and arts of Hawaii's people.
(b) To achieve the culture objective, it shall be the policy of this State to: ... (2)
Support activities and conditions that promote cultural values, customs, and arts
that enrich the life styles of Hawaii's people."
[§226-26] "Objectives and policies for socio-cultural advancement - public
safety. (a) Planning for the State's socio-cultural advancement with regard to
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public safety shall be directed towards achievement of the following objectives:
(1) Assurance of public safety and adequate protection of life and property for all
people; ... and (3) Promotion of a sense of community responsibility for the
welfare and safety of Hawaii's people.
(b) To achieve the public safety objective, it shall be the policy of this State to: ...
(3) Ensure that public safety programs are effective and responsive to community
needs; and (4) Encourage increased community awareness and participation in
public safety programs."
Both publicly and privately owned lands within the project will allow for a contiguous
mixed-use development for residential, commercial and recreational areas.
Approximately 1,100 new residential units could be offered at affordable and market
prices to accommodate a range of income levels. Residing adjacent to Downtown
Honolulu, residents will have convenient access to employment, services and shops.
Recreational facilities such as the Children’s Discovery Center, amphitheater, and variety
of park environments provide healthy mental and physical enrichment to the general
public. These facilities will help to meet the growing demand for a wide variety of social,
cultural, educational and recreational activities that will be enjoyed by the community.
The Makai Area Plan provides safe public access to the ocean and along the water's edge.
The improved traffic and circulation patterns within and around the area will also foster
public safety.
The plan will encourage private sector redevelopment by providing sufficient
infrastructure development to reduce the private sector risks and insure long-term project
viability. Public/private sector development partnerships will also be encouraged.
Revenue generating development which would attract private sector development would
include the Kewalo Commercial area and mixed use areas.
4.3.1.6 Statewide Planning (HRS §226-52)
[§226-52] "Statewide Planning System. (a) The statewide planning system shall
consist of the following policies, plans, and programs: (1) The overall theme, goals,
objectives, and policies established in this chapter that shall provide the broad guidelines
for the State; (2) The priority guidelines established in this chapter that shall provide
guidelines for decision-making by the State and the counties for the immediate future and
set priorities for the allocation of resources. The formulation and revision of state
functional plans shall be in conformance with the priority guidelines; (3) State functional
plans that shall be prepared to address, but not be limited to, the areas of agriculture,
conservation lands, education, energy, higher education, health, historic preservation,
housing, recreation, tourism, and transportation. The preparing agency for each state
functional plan shall also consider applicable federal laws, policies, or programs that
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impact upon the functional plan area. State functional plans shall define, implement, and
be in conformance with the overall theme, goals, objectives, policies, and priority
guidelines contained within this chapter. County general plans and development plans
shall be taken into consideration in the formulation and revision of state functional plans;
and (4) County general plans that shall indicate desired population and physical
development patterns for each county and regions within each county. In addition, county
general plans or development plans shall address the unique problems and needs of each
county and regions within each county. County general plans or development plans shall
further define the overall theme, goals, objectives, policies, and priority...
(b) The statewide planning system shall also consist of several implementation
mechanisms, including: (2) The state budgetary, land use, and other decision-making
processes shall consist of: (D) Land use decision-making processes of state agencies.
Land use decisions made by state agencies shall be in conformance with the overall
theme, goals, objectives, and policies, and shall utilize as guidelines the priority
guidelines contained within this chapter, and the state functional plans approved pursuant
to this chapter. The rules adopted by appropriate state agencies to govern land use
decision-making shall be in conformance with the overall theme, goals, objectives, and
policies contained within this chapter."
4.3.1.7 Economic Priority (HRS §226-103)
[§226-103(f)] "Priority Guidelines for Energy Use and Development. (1)
Encourage the development, demonstration, and commercialization of renewable energy
sources; and (2) Initiate, maintain, and improve energy conservation programs aimed at
reducing energy waste and increasing public awareness of the need to conserve energy."
The Makai Area project will incorporate efficient use of energy resources through
conservation and recycling measures. Where feasible the project will utilize energyefficient equipment to minimize energy costs. Further, the project's design will consider
incorporating waste diversion and reduction activities into facility design. Such design
measures could include provisions for centralized storage and processing facilities in all
buildings.
4.3.2

State Environmental Policy (HRS §344)
[§344-4] "Guidelines. In pursuance of the state policy to conserve the natural
resources and enhance the quality of life, all agencies, in the development of programs,
shall, insofar as practicable, consider the following guidelines: (7) Encourage the
efficient use of energy resources."
See comment in Section 4.3.1.7.
4.3.3 State Functional Plans
The Statewide planning system requires the development of State Functional Plans which
are approved by the Governor of Hawaii. These plans were formulated to specify in
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greater detail the policies, guidelines and priorities set forth in the Hawaii State Plan. The
State Functional Plans guide the implementation of State and County actions in the areas
of: Energy, Transportation, Historic Preservation, Recreation, Health, Education,
Housing, Tourism, Conservation Lands, Employment, Water Resources, Human Services,
Education, Higher Education, and Agriculture. The following are objectives, policies and
implementing actions as they relate to the Makai Area Plan:
4.3.3.1 State Energy Functional Plan
Objective A: Moderate the Growth in Energy Demand through Conservation
and Energy Efficiency.
Policy A(1): Promote and Stimulate Greater Energy Efficiency and Conservation
in Non-transportation Sectors.
Implementing Action A(1)(d):
Provide Technical Assistance for Energy
Conservation/Efficiency Projects for Residential and Commercial Projects.
Policy A(2): Stimulate and Promote Greater Energy Efficiency and Conservation
in the Transportation Sector.
Implementing Action A(2)(a):
Provide Assistance to Counties, Regional
Transportation Management Associations and Major Employers in the Development of
Ridesharing Programs.
Projects in the Makai Area will incorporate energy-efficient equipment and design where
feasible. Such design elements may include the use of individual meters for the
residential and commercial/retail uses to provide incentives for energy conservation, highefficiency motors and chillers, energy-efficient ballasts for all fluorescent lamps, building
design which maximizes indoor light without increasing indoor heat, use of insulation and
double-glazed windows and doors, and energy-efficient metal halide lights for outdoor
lighting.
To conserve energy consumed by motor vehicles, landscaped sidewalks are planned to
encourage greater use by pedestrians. Easy access to public transportation will encourage
ridership and reduce the amount of energy used by motor vehicles.
In addition, the extensive amount of landscaping proposed throughout the Makai Area will
reduce heat reflectants. Energy conservation devices or methods can be used to conserve
energy. The use of solar water heaters and designing buildings to maximize indoor light
without increasing heat will help to lessen electrical power demands. These design
alternatives could include tinting of glass windows or landscaping around buildings to
provide shade. Other newly developed energy efficient retrofits will also be encouraged
during design.
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4.3.3.2 State Transportation Functional Plan
Objective I.B: Reduction of travel demand through zoning and decentralization
initiatives.
Policy I.B.1.: Close the gap between where people live and work through
decentralization, mixed zoning, and related incentives.
Implementing Action I.B.1.c.: Promote the development of homes near jobs.
Examples are residential condominiums in the Kakaako area to allow employees to live
close to their downtown offices and employee housing built by resort developers in close
proximity to resorts.
Objective II.A: Development of a transportation infrastructure that supports
economic development initiatives.
Policy II.A.1: Support State economic development initiatives.
Implementing Action II.A.1.b: Complete acquisition of Kapalama Military
Reservation. Develop incrementally to relocate industrial uses and to meet projected
containerize cargo demand.
Situated in close proximity to Downtown Honolulu, the proposed new residential units in
the Makai Area will provide close access to job centers for those residing in the
development. These residences will also have convenient access to employment, services,
and shops in the Makai Area.
To provide a safe, efficient and convenient movement of people and goods, roadway and
harbor improvements will be provided. Significant upgrades to the roadway system will
continue to be implemented. Harbor improvements include the expansion of cruise and
passenger ship berths in the Pier 1 and 2 areas. Plans for this expansion will be consistent
with the State's policy to foster and support commerce and other industries.
4.3.3.3 State Historic Preservation Functional Plan
Objective B: Protection of Historic Properties.
Policy B.2.: Establish and make available a variety of mechanisms to better
protect historic properties.
Implementing Action B.2.b.: Support and assist the Counties to protect historic
properties through zoning ordinances and other mechanisms.
The Immigration Station, Department of Health Building, and former Ala Moana WWPS
which are listed on the National Register of Historic Places will be preserved. Although
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the use of these sites may be changed, the architectural integrity of the structures will be
maintained.
4.3.3.4 State Recreational Functional Plan
Objective II-C: Improve and expand the provision of recreation facilities in
urban areas and local communities.
Policy II-C(1):
communities.

Meet the demand for recreational opportunities in local

The Makai Area Plan provides a wide range of recreational opportunities to the public.
Encompassing a large portion of the Makai Area, the recreation and open space
component provides for active outdoor recreational facilities for the enjoyment of the
community.
Outdoor recreational facilities will include pedestrian ways and various park
environments. Water-related recreational opportunities include fishing and surfing areas,
and sport fishing and dinner cruise boat facilities. These facilities will provide ample
recreational opportunities for the community as a whole.
4.3.3.5 State Education Functional Plan
Cluster A(4): Services and Facilities.
Policy: Ensure the provision of adequate and accessible educational services and
facilities that are designed to meet individual and community needs.
Goal: Provide facilities that are sufficient in number, functional, well-paced and
compatible with the physical surroundings.
Cluster B(4): Personal Development.
Policy: Support education programs and activities that enhance personal
development, physical fitness, recreation, and cultural pursuits of all groups.
Goal: Help schools effectively handle the whole length and breadth of required
learning experiences.
The existing Mauka and Makai Area Rules require developers to provide a public
facilities dedication contribution towards the development of necessary public amenities
related to education, health, safety and welfare of the affected community populations.
The HCDA will work with the Department of Education to ensure that adequate
educational facilities are available to residents of the Makai Area.
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4.3.4 State Land Use Districts
According to the State Land Use Commission, lands in the Makai Area are designated
within the "Urban" District. The proposed plan is in conformance with Urban District
standards.
Areas seaward of the shoreline are in the “Resource” Subzone of the “Conservation"
District. The objective of this subzone is "to develop, with proper management, areas to
ensure sustained use of the natural resources of those areas" (§13-2-13, Hawaii
Administrative Rules). Uses within the Conservation District require a Conservation
District Use Permit from the State Board of Land and Natural Resources.
4.3.5 Coastal Zone Management
Section 307 of the National Control Zone Management (CZM) Act of 1972 (16 USC
111451 et. seq.) provides for State review of Federal actions or permits affecting the
coastal zone of states with approved CZM programs. Hawaii's CZM program, established
pursuant to Chapter 205A, HRS, is administered by the State Office of Planning (OP) and
provides for the beneficial use, protection, and development of the State's coastal zone. A
CZM Federal Consistency Review would be required in conjunction with the Department
of the Army Permit, for improvements extending into the water. Prior to issuance of the
Federal Permit, the OP must determine the project's consistency with the enforceable
policies of the Hawaii CZM Program. These policies encompass broad concerns such as
impact on recreational resources, historic and archaeological resources, coastal hazards,
and the management of development. The relationship of the CZM objectives and
policies as they apply to the Makai Area are summarized as follows:
[§205A-2] Coastal zone management program objectives.
(1)
Recreational resources - provide coastal recreational opportunities
accessible to the public;
(2)
Historic resources - protect, preserve, and, where desirable, restore those
natural and manmade historic and prehistoric resources in the coastal zone management
area that are significant in Hawaiian and American history and culture;
(3)
Scenic and Open Space Resources - Protect, preserve, and, where
desirable, restore or improve the quality of coastal scenic and open space resources;
(4)
Coastal ecosystems - Protect valuable coastal ecosystems from disruption
and minimize adverse impacts on all coastal ecosystems;
(5)
Economic uses - provide public or private facilities and improvement
important to the State's economy in suitable locations;
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(6)
Coastal hazards - Reduce hazard to life and property from tsunami, storm
waves, stream flooding, erosion, and subsidence; and
(7)
Managing development - Improve the development review process,
communication, and public participation in the management of coastal resources and
hazards.
The recreation objective will be satisfied by creating diverse recreational opportunities in
a variety of park environments available for public use. The Kakaako Waterfront Park
and Kewalo Basin Park provide significant shoreline park resources with full public
access for fishing and picnicking activities.
The historic resource objective will be satisfied by the preservation of three historic sites
within the Makai Area. These sites include the U.S. Immigration Station, the Department
of Health Building, and the Ala Moana WWPS. These sites will either be preserved as is
or refurbished while maintaining the architectural integrity of these buildings.
With respect to the scenic and open space resources objective, the formerly unsightly
condition of the coastal area has been enhanced by opening up valuable view corridors,
providing ample open space and landscaping, and improving the overall appearance of the
area through the development of the Kakaako Waterfront Park.
The coastal ecosystems objective will be fulfilled by complying with water quality
permits and conditions designed to protect coastal water quality.
The coastal hazards objective will be met through ongoing improvement of the drainage
system. Portions of the current drainage system are inadequate and cause flooding
problems during storms.
The enhancement of berthing areas and facilities for cruise ship, commercial fishing, and
dinner cruise activities will help to support the economic uses objective relative to coastal
dependent uses.
Relative to the managing development objective, adoption and implementation of the
revised Makai Area Plan will involve extensive participation by the public, private
interests, and government agencies. Short and long-term impacts resulting from this
project are being disclosed to the public through this Environmental Assessment process.
The development process will utilize and implement existing laws, and application for
permits will be conducted in a timely manner.
4.3.6 Special Management Area and Shoreline Setback Variance
The State Office of Planning through HAR Title 1, Subtitle 1, OP, Chapter 2 (Rules
Governing SMAs and Shoreline Areas within Community Development Districts)
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regulates development in the Special Management Area (SMA) of the Kakaako
Community Development District. The Makai Area lies largely within the SMA as
illustrated in Figure 13. Any "development" within the SMA boundary requires an SMA
Use Permit administered by the OP. All phases of the project will be in accordance with
the rules and regulations of the SMA.
The objectives of the State's CZM Program are discussed in Section 4.3.5 above.
Guidelines for review of an SMA Use Permit application include coastal and
environmental considerations as flood hazards, recreational resources, coastal ecosystems,
public shoreline access, wastewater management, and coastal views. An environmental
assessment or EIS may also be required.
The State's shoreline setback law, also administered by the OP for the Kakaako
Community Development District, prohibits virtually any development or related activity
including the removal of sand, rocks and soil from the shoreline setback area, determined
as a 40-foot strip of land mauka of the shoreline. OP is authorized to grant variances for
construction that would encroach in the setback area within this development district.
Variances may be granted based on consideration of a structure or activity being in the
public interest, hardship to the applicant (if the proposed activity is not allowed), and the
effect a structure or activity would have on natural shoreline processes, particularly with
regard to shoreline erosion (excluding harbor areas). The Makai Area may require a
Shoreline Setback Variance for proposed improvements at Piers 1 and 2 and Kewalo
Basin. The Shoreline Setback Variance request may be processed concurrently with the
SMA Use Permit.
Harbors development, normally exempt from the County Special Management Area and
Shoreline Setback Variance permits, would be subject to these permits from the State
Office of Planning.
4.3.7 Honolulu Waterfront Master Plan
The Honolulu Waterfront Master Plan was prepared by the then Office of State Planning
and approved by the Governor in December 1989 as a comprehensive master plan for
development and improvement of the six-mile coastal stretch of the Honolulu waterfront
from Ala Wai Yacht Club to the Honolulu International Airport.
The Waterfront Master Plan contains physical, social and economic goals to improve the
existing functional and operational aspects of maritime activities, economic/urban
development, recreation/leisure and circulation, and transform the waterfront into a
"people-oriented gathering place". To accommodate waterfront activities to the year
2010, the land use plan reorganizes the uses along the waterfront by relocating, expanding
and creating facilities to accommodate maritime, urban, and recreational activities and
improve the circulation pattern.
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The overall land use pattern proposed by the Waterfront Master Plan promotes the Makai
Area as a vibrant, centrally located people-oriented gathering place. The original 1983
Makai Area Plan was revised to reflect the changes recommended by the Waterfront
Master Plan. The major components of the proposed Makai Area Plan are consistent with
the Waterfront Master Plan.
4.3.8 Oahu Commercial Harbors 2020 Master Plan
The Oahu Commercial Harbors 2020 Master Plan was prepared by the State Department
of Transportation in May 1997. The plan provides a general long-range guide for
commercial harbor development using current economic indicators and anticipated future
trends.
Facilities specified in the Oahu Commercial Harbors 2020 Master Plan within the Makai
Area include a cruise ship terminal near Pier 2 and an overseas container cargo terminal at
Fort Armstrong. In Kewalo Basin, the plan recommends a gradual transition to oceanbased tourist activities with commercial fishing being relocated to Honolulu Harbor and
Keehi Lagoon.
The proposed Makai Area plan generally conforms to the Oahu Commercial Harbors 2020
Master Plan. The Pier 2 and Fort Armstrong areas have been zoned as “Mixed Use ZoneIndustrial” and have been set aside for development of the proposed cruise ship terminal
and for maritime industrial uses. The “Waterfront Commercial” zoning of Kewalo Basin
will also promote a transition to ocean-based tourist activities.
4.3.9 Kakaako Community Development District
In 1976 the State Legislature created the Hawaii Community Development Authority
(HCDA) to initiate and guide the timely revitalization of underdeveloped urban
communities in the State. Kakaako was selected as the HCDA's first community
development district. The State Legislature established development guidance policies
which provide the planning basis for the Kakaako District and Makai Area. The proposed
amendment to the Makai Area Plan is consistent with the purpose of the Kakaako
Community Development District as stated in Chapter 206E-31, Hawaii Revised Statutes,
which states “the authority shall plan a mixed-use district whereby industrial, commercial,
residential, and public uses may coexist compatibly within the same area.”
4.3.9.1 Revisions to the Makai Area Plan
The original 1983 Makai Area Plan consisted of "Mixed Use Zone Commercial" (MUZC), "Mixed Use Zone Residential" (MUZ-R), Waterfront Industrial" (WI), and "Public
Use Areas and Parks". The revised 1987 plan consisted of "Commercial", "Waterfront
Commercial", "Recreational Commercial", "Waterfront Service", "Park", and "Public
Facilities". The major difference in the two plans was the elimination of residential and
industrial uses in the revised plan. The Honolulu Waterfront Master Plan study identified
more suitable areas for Waterfront Industrial uses in Honolulu Harbor, and determined
that Kakaako District's residential uses should be restricted to the Mauka Area, because of
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certain environmental and market concerns, such as the potential exclusion of lower
income families from the Makai Area since higher land values would necessitate higher
priced housing.
Concurrent with the waterfront master planning process in 1988 and 1989, HCDA was
involved in updating the Makai Area Plan based not only on an expanded area, but also on
current market, traffic, engineering and harbor planning studies. HCDA's participation
was also critical to ensure that plans for the Makai Area were compatible with and
supportive of the comprehensive Waterfront Master Plan. Subsequent to the finalization
of the waterfront planning effort, the Makai Area Plan and Rules were revised to reflect
the recommended changes.
Revisions to the Makai Area Plan proposed in 1994 mainly related to land use, the
transportation network, and open space. Relative to land use, a mixed land use concept
was proposed to enable residential uses in the Makai Area. The transportation network
was reevaluated to accommodate two major couplets (pair of one-way streets) for Ala
Moana Boulevard/Ward Avenue, and Cooke/Koula Streets. The previously proposed
large superblocks were replaced with smaller blocks which were more conducive to
incremental development and which would have improved the relationship of the Mauka
and Makai Areas. The earlier planned inland waterway system was deleted and replaced
by a system of open spaces and pedestrianways. The open space and recreation plan was
reoriented to lend a stronger focus to a central promenade extending up from the
waterfront park to better connect the Mauka and Makai Areas. Several blocks above Ala
Moana Boulevard along Cooke Street were proposed to be added to the Makai Area
boundary to continue and reinforce the central promenade theme up through the Mauka
Area. The 1994 proposed revisions, however, were not adopted by the HCDA.
The current Makai Area Plan, adopted in 1998, continues the basic themes specified in the
1994. Major changes included the elimination of the residential component of the plan
and modification of the transportation system. The proposed Ala Moana Boulevard/Ward
Avenue, and Cooke/Koula Streets one-way couplets were eliminated. Instead, Ilalo Street
has been designated the main collector street for the Kakaako Makai area. The proposal
to add several blocks above Ala Moana Boulevard in the Kakaako Mauka area to the
Kakaako Makai Area boundary was eliminated.
The proposed revisions to the Makai Area Plan continue the concepts of the 1998 plan,
however, the additional of residential use will further the goal of creating a peopleoriented, mixed-use urban village.
4.3.9.2 Revisions to the Makai Area Rules
The purpose of the Makai Area Rules is to enable the HCDA to implement the policies
and programs relating to the Kakaako District. Revisions to the January 1988 Kakaako
District Rules, which covered both Mauka and Makai Areas, included the following:
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Retained general language relative to the entire district was retained.
References to the Waterfront Master Plan and the Aloha Tower Development
Corporation added, and language related to the Mauka Area was removed.
Language relating to the Makai Area was amended to conform with the
recommendations of the October 1989 Draft Makai Area Plan.
The Makai Area Rules were developed as a separate document which supports the
recommendations of the Honolulu Waterfront Master Plan and Revised Makai
Area Plan.

The original Makai Area land use zone rules featured the MUZ-C, MUZ-R, and WI zones,
which were most recently replaced in 1998 with Commercial (C), Waterfront Commercial
(WC), Public Use (PU), and Mixed-Use Zone-Industrial (MUZ-I) zones. The Makai Area
Rules regulate allowable uses within these zones and establish development standards
such as size, density, setbacks, open space, parking, and landscaping. The proposed
revision to the Makai Area Plan would replace with Commercial designation with the
Mixed Use Zone (MUZ) designation. The Makai Area Rules would be amended to allow
residential use in the WC zone. Building height and density limits would remain the
same, except for the Waterfront Commercial zoned area on the west end of Kewalo Basin
where the height limit is being increased from 45-feet to 65-feet.
4.4

County Plans, Policies, and Controls

Pursuant to Act 153, SLH 1976, authority was granted by the Legislature to the HCDA to
supersede County ordinances. With the adoption of the Kakaako District and existing
Makai Area Plans and Rules, the HCDA has overridden certain local controls such as the
Development Plan and Zoning. The Kakaako Plans, however, will foster the goals of both
the State Plan and the County General Plan.
4.4.1 Primary Urban Center Development Plan
The City and County of Honolulu’s Primary Urban Center Development Plan (PUC-DP)
establishes policy to shape the growth and development of the primary over the next 20
years. The PUC-DP recognizes that one key redeveloping area is Kakaako and projects
that Kakaako will absorb about 30 percent of the PUC’s future residential growth, and a
large portion of commercial growth. Although the HCDA is not required to conform to
the City’s PUC-DP, the proposed amendments to the Makai Area Plan and Rules are
consistent with the vision for the Kakaako area stated in the PUC-DP. Relevant sections
of the PUC-DP are as follows:
3.3.1.2 Development of New Housing
The PUC is essentially “built-out”, i.e., there is no reservoir of vacant land
designated for future urban use. New housing is developed on lands which are
under-utilized or where it is not economical to maintain the existing uses or
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structures. This occurs primarily in older in-town districts where land values are
relatively high and there is a strong market demand for higher use.
One key redeveloping area is Kakaako, which is zoned and regulated by the
State’s Hawaii Community Development Authority. HCDA has invested in
improving infrastructure in order to support higher-density residential and mixeduse development. Based on plans developed in the late 1970’s, more than $125
million has been spent on infrastructure improvements in four improvement
districts. The comprehensive program has included improvements to roadways,
drainage facilities, sewers, water lines, and electrical and communication lines.
The State of Hawaii underwrote 80 percent of the cost, with the remainder paid by
property owners and utility companies.
With infrastructure in place and with large blocks of land controlled by large
landowners, Kakaako is projected to absorb about 30 percent of the PUC’s future
residential growth, as well as a large portion of commercial growth. Kakaako
regulations provide for a maximum floor area ratio (FAR) of 3.5 to 3.8 for
“Planned Developments,” compared to 1.9 FAR for A-2 Medium Density
Apartment zoning, and 2.8 FAR for A-3 High Density Apartment zoning under the
City’s Land Use Ordinance.
Thus, the proposed amendment to allow residential use in the Makai Area is consistent
with the PUC-DP and will help to enable the Kakaako Community Development District
to absorb the residential growth projected by the PUC-DP.
The PUC-DP Land Use Map (A.5: Land Use Map PUC-Central) shows “Industrial”,
“District Commercial” and “Parks and Open Space” uses in the Makai Area. The map
also shows a harbor facility in Kewalo Basin and a pedestrian network that traverses along
Ala Moana Boulevard, makai along Keawe Street to the waterfront, east along the
shoreline of the Kakaako Waterfront Park, and Mauka along the Kewalo Basin Waterfront
up to Ala Moana Boulevard where it continues eastward.
The proposed amendments to the Makai Area Plan are generally consistent with the PUCDP Land Use Map. The Industrial, Commercial and Parks and Open Space uses shown on
the map will continue to be permitted. The Harbor facilities in Kewalo Basin will
continue to be maintained and much of the Pedestrian Network shown on the map is
already in place. The extension of the Pedestrian Network along Kewalo Basin from the
Kakaako Waterfront Park to Ala Moana Boulevard is expected to be constructed during
redevelopment of this area. As noted in Section 3.3.1.4 of this EA, the provision of
residential use could enhance the pedestrian environment by providing a residential
presence that could improve safety.
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4.4.2 Zoning
The City and County of Honolulu Land Use Ordinance (LUO) regulates land use in
accordance with adopted land use policies, including the Oahu General Plan and the
City’s eight Development Plans and Sustainable Communities Plans. Under the current
LUO zoning, the Makai Area is zoned as “Kakaako Community Development District”.
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5 ALTERNATIVES TO THE PROPOSED ACTION
Alternatives to the proposed action were developed and evaluated against the planning
objectives for the Makai Area Plan.
5.1

No Action Alternative: Existing Makai Area Plan

Under the no action alternative, implementation of the Makai Area would be pursued as
provided by the existing Makai Area Plan. The HCDA would continue to improve the
infrastructure in the Makai area and seek redevelopment of the area with commercial,
waterfront commercial and public uses.
Pursuing the existing plan would forego opportunities to provide housing in the heart of
Honolulu. Providing housing is viewed as an essential component for achieving the goal of
creating an active waterfront community, or “urban village”, in the Makai Area. Allowing
residential use would contributes towards the livability and sustainability of Honolulu by
providing homes for residents in an area conveniently situated near work, shopping, and
recreational opportunities. Furthermore, the provision of housing would create a consumer
market base that would help to support commercial developments in the Makai Area.
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REQUIRED PERMITS AND APPROVALS

The following are permits and approvals that may be required prior to project
construction. Developers of projects in the Makai Area will be required to obtain permits
and approvals as required.
Federal
Department of the Army
Department of the Army Permit
Federal Aviation Administration
FAA Airspace Review (Federal Aviation Regulations Part 77) for construction
which may affect navigable airspace
State of Hawaii
Department of Land and Natural Resources
Historic Sites
Department of Transportation
Highway Construction and right-of-way approval
Approval for utilities and traffic rerouting
Department of Health
National Pollutant Discharge Elimination System (NPDES) Permit
Noise Variance Permit
Section 401 Water Quality Certification
Office of Planning
Coastal Zone Management Federal Consistency review.
Shoreline Setback Variance
Special Management Area permit
City and County of Honolulu
Department of Planning and Permitting
Building Permit
Stockpiling Permit
Grubbing Permit
Grading Permit
Demolition Permit
Excavation Permit
Effluent Discharge Permit
Board of Water Supply
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Water source

Other
Hawaiian Telecom
Permit or concurrence regarding work on utility lines
Hawaiian Electric Company
Permit or concurrence regarding work on utility lines
Gas Company
Permit or concurrence regarding work on utility lines
Oceanic Cablevision
Permit or concurrence regarding work on utility lines
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DETERMINATION

Adoption of the proposed amendments to the Makai Area Plan are not anticipated to have
a significant impact based on the criteria set forth in the State Department of Health Rules,
Chapter 200, Title 11, Section 12. The Hawaii Community Development Authority has,
therefore, issued a Finding of No Significant Impact (FONSI) for the project. The
proposed project’s relationship to each of the significance criteria is discussed below.
1. Involves an irrevocable commitment to loss or destruction of any natural or cultural
resource.
Construction of improvements will involve an irrevocable commitment of labor, capital
and materials. Once improved, lands in the Makai Area will also be committed for the
foreseeable future. The Makai Area, however, does not possess any significant natural
resources and access to cultural resources, such as the waterfront will be maintained.
Historic buildings including the Department of Health Building, the U.S. Immigration
Station, and the former Ala Moana WWPS will be preserved.
2. Curtails the range of beneficial uses of the environment.
The proposed amendments to the Makai Area Plan will expand the range of beneficial
uses in the Makai Area. The provision of residential use will complement uses that are
presently allowed in the Makai Area, including commercial, waterfront commercial,
industrial and public uses.
3. Conflicts with the State’s long-term environmental policies or goals and guidelines as
expressed in Chapter 344, HRS, and any revisions thereof and amendments thereto,
court decisions or executive orders;
The proposed amendments to the Makai Area Plan are consistent with the environmental
policies, goals and guidelines set forth in Chapter 344, HRS. By permitting residential use
within the urban core of Honolulu in a previously developed area, the proposed
amendments will help to prevent sprawl and development of undisturbed lands.
4. Substantially affects the economic or social welfare of the community or state.
In the short-term, implementation of the Makai Area Plan will have beneficial economic
impacts from the hiring of construction workers and purchasing of materials from local
suppliers. In the long-term, the Plan will have beneficial impacts by providing housing
opportunities for residents and expanding the State’s economic base.
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5. Substantially affects public health.
Potential short-term impacts to public health that may occur during construction will be
mitigated by implementing appropriate Best Management Practices. Implementation of
the Makai Area Plan will have no long-term significant adverse impact on public health.
6. Involves substantial secondary impacts, such as population changes or effects on
public facilities.
The proposed amendment to the Makai Area Plan will not induce substantial secondary
impacts such as population changes or effects on public facilities. The City and County of
Honolulu’s Primary Urban Center (PUC) Development Plan already recognizes that the
Kakaako area is expected to absorb 30% of the population growth in the PUC area. The
Makai Area is anticipated to undergo substantial redevelopment and public facilities are
being upgraded to support growth in the area.
7. Involves a substantial degradation of environmental quality.
Implementation of the Makai Area Plan, including construction of dwellings, is not
anticipated to involve a substantial degradation of environmental quality. Short-term
impacts to air and water quality, ambient noise levels, and traffic operations may occur
during the construction of the improvements. Impacts during construction will be
mitigated by implementing appropriate Best Management Practices and complying with
required permit conditions.
8. Is individually limited but cumulatively has considerable effect upon the environment
or involves a commitment for larger actions.
The proposed amendment to the Makai Area Plan will not have a cumulative effect upon
the environment nor does it involve a commitment for larger actions. The existing Makai
Area Plan proposes substantial redevelopment in the Makai Area and public facilities are
being upgraded to accommodate the anticipated growth in the area. Furthermore, the City
and County of Honolulu’s PUC Development Plan already anticipates substantial
population growth in the Kakaako area.
9. Substantially affects a rare, threatened or endangered species, or its habitat.
There are no known proposed, candidate, or listed threatened or endangered species
present at the project site.
10. Detrimentally affects air or water quality or ambient noise levels.
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Short-term impacts to air and water quality and ambient noise levels may occur during
construction of the proposed improvements. Noise impacts will be mitigated by properly
muffling construction vehicles and equipment and complying with the conditions of the
project’s noise variance permit. Air quality impacts will be minimized by properly
maintaining construction vehicles and equipment. Water quality impacts will be
minimized by implementing appropriate Best Management Practices, such as installing
silt fences, vegetating exposed areas, and directing runoff to detention basins..
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.
Shoreline areas in the vicinity of Kewalo Basin and the Kakaako Waterfront Park are in
the Tsunami Evacuation Zone. Civil Defense sirens have been installed in the Makai Area
and the HCDA will continue to coordinate with the State Civil Defense to ensure that
sufficient emergency preparedness measures are in place.
12. Substantially affects scenic vistas and viewplanes identified in county or state plans or
studies.
The proposed amendment that would increase the height limit in the Waterfront
Commercial zone from 45 feet to 65 feet may marginally affect viewplanes. The impact,
however, is not considered to be significant since viewplanes are currently blocked by
structures and would continue to be blocked when the area is redeveloped.
13. Requires substantial energy consumption.
Projects in the Makai Area will incorporate energy-efficient equipment and design where
feasible. Such design elements may include using individual meters for residential and
commercial/retail uses to provide incentives for energy conservation, using energyefficient ballasts for all fluorescent lamps, and installing energy-efficient metal halide
lights for outdoor lighting.
To conserve energy consumed by motor vehicles, landscaped sidewalks will create a
pedestrian-friendly environment and encourage walking, rather than driving, for short
trips. In addition, providing convenient access to public transportation will encourage
ridership.
Finally, the extensive amount of landscaping proposed throughout the Makai Area will
reduce heat reflectants and cooling requirements. Other measures that could reduce
electrical power demands for cooling include installing high-efficiency motors and
chillers, designing buildings to maximize indoor light without increasing indoor heat,
using insulation and double-glazed windows and doors, tinting glass windows, and
landscaping around buildings to provide shade.
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CONSULTATION
Pre-Assessment Consultation

The following agencies and organizations were consulted during the preparation of the
Draft EA. Comments received and responses are attached at the end of this EA.
State of Hawaii
Department of Health
Department of Transportation
Department of Land and Natural Resources
Office of Planning
City and County of Honolulu
Board of Water Supply
Department of Planning & Permitting
Department of Transportation Services
Ala Moana/Kakaako Neighborhood Board No. 11
Other
Kakaako Improvement Association
Kamehameha Schools

81

Final Environmental Assessment

8.2

Kakaako Makai Area Plan Amendment

Draft Environmental Assessment Consultation

The Draft Environmental Assessment was distributed to the following agencies and
organizations.
Federal
U.S. Fish and Wildlife Service
National Marine Fisheries Service
U.S. Army Corps of Engineers
State of Hawaii
Department of Business, Economic Development and Tourism
Department of Education
Department of Health (DOH)
DOH, Environmental Management Division
DOH, Office of Environmental Quality Control
Department of Land and Natural Resources (DLNR)
DLNR, Historic Preservation Division
Department of Transportation
Office of Hawaiian Affairs
Office of Planning
State Main Library
University of Hawaii, Environmental Center
City and County of Honolulu
Board of Water Supply
Department of Planning & Permitting
Department of Transportation Services
Ala Moana/Kakaako Neighborhood Board No. 11
Other
Hawaiian Electric Company, Inc.
Kakaako Improvement Association
Kamehameha Schools
Hawaiian Telecom
Oceanic Cablevision
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Final Environmental Assessment Distribution

The Final EA will be distributed to the following agencies and organizations:
State of Hawaii
Department of Business, Economic Development and Tourism
Department of Education
Department of Health (DOH)
DOH, Office of Environmental Quality Control
Department of Transportation
Office of Hawaiian Affairs
Office of Planning
State Main Library
State Senator Gordon Trimble
City and County of Honolulu
Board of Water Supply
Department of Parks and Recreation
Department of Planning & Permitting
Department of Transportation Services
Ala Moana/Kakaako Neighborhood Board No. 11
Other
Kakaako Improvement Association
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