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111 S. King Street
Suite 170
Honolulu, HI 96813
808.523.5866

www.g70.design

January 14, 2025

Ms. Mary Alice Evans, Director

State of Hawai'i

Office of Planning and Sustainable Development
Environmental Review Program

235 South Beretania Street, Room 702
Honolulu, Hawai‘i 96813

Subject: The Cove Redevelopment
Final Environmental Impact Statement
Tax Map Key (TMK): (1) 9-1-057:027
Kapolei, Island of O‘ahu, Hawai'i

Dear Ms. Evans:

On behalf of the Applicant, Cove Campbell Kobayashi LLC, G70 is submitting the Final
Environmental Impact Statement (EIS) for The Cove Redevelopment project located in
Kapolei, O‘ahu, Hawai'i to the State Office of Planning and Sustainable Development,
Environmental Review Program for publication in the January 23, 2025, edition of The
Environmental Notice (TEN). In accordance with Hawai‘i Administrative Rules (HAR)
§11-200.1-5(e)(6)(C), the Final EIS document package has been simultaneously filed
with the City and County of Honolulu Department of Planning and Permitting (DPP), the
accepting authority, for acceptance pursuant to HAR §11-200.1-28.

This Final EIS consists of two volumes and has been prepared in compliance with the
Hawai‘i Environmental Impact Statement rules (Hawai‘i Revised Statutes §343) and HAR

§11-200.1.

Should you have any additional questions, please contact me at (808) 523-5866.

Sincerely,

GROUP 70 INTERNATIONAL, INC., dba G70

Tracy Camuso, AICP
Principal

cc: Ms. Lena Phomsouvanh, DPP
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Type of Document/Determination
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Judicial district
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Tax Map Key(s) (TMK(s))
(1) 9-1-057:027
Action type
Applicant
Other required permits and approvals
See Section 1.10.1 of FEIS
Discretionary consent required
Special Management Area Use Permit (Major)
Agency jurisdiction
State of Hawai'i
Approving agency
City and County of Honolulu Department of Planning and Permitting
Agency contact name
Lena Phomsouvanh
Agency contact email (for info about the action)

lena.phomsouvanh@honolulu.gov

Email address for receiving comments
thecove@g70.design

Agency contact phone
(808) 768-8052

Agency address
650 S. King Street
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Map It
Accepting authority

City and County of Honolulu Department of Planning and Permitting
Applicant

Cove Campbell Kobayashi LLC
Applicant contact name

Matthew Pennaz
Applicant contact email

mpennaz@kobayashi-group.com
Applicant contact phone

(808) 524-1508
Applicant address

1288 Ala Moana Boulevard
Suite 201

Honolulu, HI 96813

United States

Map It
Is there a consultant for this action?
Yes
Consultant
G70
Consultant contact name
Tracy Camuso
Consultant contact email
thecove@g70.design
Consultant contact phone
(808) 523-5866
Consultant address

111 S. King Street
Suite 170
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Map It
Action summary

The Applicant proposes to redevelop the the approximate 10.85-acre property located adjacent to the coastal resort
area of Kapolei, O‘ahu. The first major property improvement in over 25 years, the Project includes the replacement
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of existing structures with a new performing arts venue and updated 10 ‘au show. Improvements also include
ancillary uses, such as restaurants, retail, and cultural/educational programming, creating an authentic Hawaiian
community gathering place that honors history, culture, and connection to place.

Attached documents (signed agency letter & EA/EIS)

e The-Cove-Final-EIS-Vol-1.pdf

e The-Cove-Final-EIS-Vol-2-Appendices.pdf

e The Cove FEIS ERP_Publication_Letter.pdf
Shapefile

e The location map for this Final EIS is the same as the location map for the associated Draft EIS.

Action location map

e ProjectParcel.zip

Authorized individual
Dalton Beauprez
Authorization

e The above named authorized individual hereby certifies that he/she has the authority to make this
submission.
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This Final Environmental Impact Statement and all ancillary documents were prepared under my
direction or supervision, and the information submitted, to the best of my knowledge, fully address
document content requirements set forth in Hawai‘i Revised Statutes, Chapter 343 and Hawai’i
Administrative Rules § 11-200.1 Subchapter 10.

January 14, 2025

Trdcy Carr'muso, AICP Date
Principal Planner
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Section 1

Project Summary

This section provides an overview of the contents and purpose of the Environmental Impact Statement
(EIS) for The Cove Redevelopment project (hereinafter referred to as the “Project,” “The Cove,” or
“Proposed Action”). In this section, the Project and its potential impacts, the proposed mitigation
measures, as well as Project alternatives, are summarized.

1.1 Project Information Summary

Applicant: Cove Campbell Kobayashi LLC (CCK)!
1288 Ala Moana Blvd., Suite 201
Honolulu, Hawai‘i 96814
Contact: Matthew Pennaz, Manager
Phone: (808) 524-1508
Email: mpennaz@kobayashi-group.com

Accepting Authority: City and County of Honolulu
Department of Planning and Permitting (DPP)
650 South King Street, 7th Floor
Honolulu, Hawai‘i, 96813
Contact: Lena Phomsouvanh
Phone: (808) 768-8052
Email: lena.phomsouvanh@honolulu.gov

Name of Action: The Cove Redevelopment?

1 The Environmental Impact Statement Preparation Notice (EISPN) published for the Project on June 23, 2021 identified
James Campbell Company LLC as the Applicant. Subsequently, a new development partnership, Cove Campbell Kobayashi
LLC, was formed to develop the Project. As such, they are now the Applicant and were identified as such in the First Draft
Environmental Impact Statement that was published on May 8, 2024.

2 The Ffirst Draft Environmental Impact Statement (EIS) published on May 8, 2024 referred to the Project as “The Cove at Ko
Olina Redevelopment.” The Applicant was subsequently informed that the term “Ko Olina” is a trademarked term and-has
agreed to cease use of “Ko Olina” as a project descriptor. Accordingly, the name of the Project has been revised to “The Cove
Redevelopment.” On May 20, 2024, the State Office of Planning and Sustainable Development, Environmental Review
Program was informed of the name change and the intent to publish a this Second Draft EIS with the revised Project name.
The Second Draft EIS, identifying the Project as “The Cove Redevelopment” was published on June 8, 2024.
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Agent:

Project Location:

Address:

Tax Map Key (TMK):
Landowner.

Land Area:

State Land Use District:

City and County of Honolulu Zoning
(Land Use Ordinance (LUO)):

‘Ewa Development Plan (2013, amended
2020) Land Use Map:

Exhibit 3.6: Ko Olina Land Use Map:

Special Management Area (SMA):

Federal Emergency Management Agency
(FEMA) Flood Zone:

G70

111 S. King Street, Suite 170
Honolulu, Hawai‘i 96813

Contact: Tracy Camuso, AICP, Principal
Phone: (808) 523-5866

Email: thecovekoolina@g70.design

Kapolei, ‘Ewa District, O‘ahu, Hawai‘i
(Figure 1.1)

92-1089 Ali‘inui Drive
Kapolei, HI 96707

(1) 9-1-057: 027 (Figure 1.2)

Campbell Hawaii Investor LLC

10.85 acres (472,757 square feet (sf))

State Land Use Urban District (Figure 1.3)

B-1, Neighborhood Business District (Figure 1.4)

Resort/Recreation Area (Figure 1.5)

Resort (Figure 1.6)

Within SMA (Figure 1.76)

D, Area of Undetermined Flood Hazard and VE, Coastal
Flood Zone with Velocity Hazard; Base Flood Elevation

(BFE) Determined (Figure 1.8¥)

1-2
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‘EWA DEVELOPMENT PLAN
Urban Land Use Map
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Figure 1.5 ‘Ewa Development Plan (2013, amended 2020) Land Use Map
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Figure 1.6 ‘Ewa Development Plan Exhibit 3.6 “Ko Olina Land Use Map” (2013, amended 2020)
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1.2 Introduction and Background

Cove Campbell Kobayashi LLC (the Applicant) plans to improve the 10.85-acre property identified as
(1) 9-1-057:027 (the Cove Property or Project site). The Cove Property is owned by Campbell Hawaii
Investor LLC and located between Ali‘inui Drive and the shoreline, adjacent to the entrance of the
neighboring Ko Olina Resort. The site is currently leased and occupied by several commercial uses
comprised of commercial l0‘au, wedding, and entertainment operations. PC Services Inc. operates the
existing commercial lu‘au, Paradise Cove. The lease is anticipated to end in 2025.

Prior to its commercial use, the site was part of the neighboring Lanikuhonua property, which was the
residence of Alice Kamokilaikawai Campbell (1884-1971) for over thirty years. Kamokilaikawai
Campbell was the daughter of James Campbell (1826-1900), who acquired the properties in 1877 as
a part of his purchase of the Honouliuli ahupua‘a. Today, the on-site facilities that house the current
entertainment business date from the property’s last major redevelopment in the early 1990’s when
it was rezoned and subdivided in recognition of its long-time commercial use.

Use of the Cove Property has been primarily for commercial IU‘au, wedding, and entertainment
operations since the late 1970’s per the approval of a Conditional Use Permit (CUP) by the City and
County of Honolulu (City) Department of Planning and Permitting (DPP). The CUP permitted the
establishment and operation of a private commercial l0‘au as a recreation and amusement facility
within the AG-2 General Agricultural District (File No. CUP 79/CUP-15). A Special Management Area
(SMA) Use Permit was also approved for the facility, which included a provision for a public beach right-
of-way (ROW) through the property (Resolution No. 79-35).

Subsequently, a zone change was approved for the property, which rezoned the site from AG-2,
Agricultural to the B-1, Neighborhood Business District. Accordingly, a Unilateral Agreement (UA) for
Conditional Zoning was approved on February 13, 1989 (Ordinance No. 89-27) (the UA). The UA
imposes conditions on the Cove Property, including limiting commercial activity to restaurants and
retail associated with a “Hawaiian Theme Park” and a commercial lu‘au operation; limiting lot coverage
to 30 percent; and requiring a 40-foot-wide strip along the seaward property boundary to remain free
of structures and improvements.

The first major redevelopment of the property occurred in the early 1990s. A Final Environmental
Assessment (EA) for Paradise Cove was published in August 1993 to support the SMA and CUP
applications for_that redevelopment project-the-Project (1993 Paradise Cove EA). An SMA Use Permit
was approved by the Honolulu City Council (Resolution No. 93-318) to allow the redevelopment and
expansion of commercial facilities at the property consistent with the site’s B-1, Neighborhood
Business District zoning designation and the rezoning approval that had been enacted for the Cove
Property on February 13, 1989 (Ordinance No. 89-27). The SMA Use Permit approval required that
lateral public beach access bordering the west of the Cove Property {the—Geve} be provided in
perpetuity, and that beach activities be limited to snorkeling, swimming, sunbathing, scuba diving,
hukilau events, and other passive activities unless otherwise approved by the Planning Director. The
range of permitted activities on the public beach were intended to not unreasonably interfere with or
preclude the use of the public beach by the general public. Additionally, the landowner was required
to provide no less than five public parking spaces that were ferbeachgoers-which-wereto-be included
in the 15 thatare required of the adjacent Lanikuhonua property. A CUP (File No. 93/CUP-2-7 (Type
2)) was also approved for the redevelopment and was subsequently modified in 1999 to add a 1,530-
square foot wedding chapel. Minor renovations and additions to existing structures on the site followed
in 2006 and 2014. The site includes off-street parking stalls, and additional parking at the adjacent
Lanikuhonua facility permitted under a variance and CUP (File No. 94/VAR-70 and 97/CUP1-69).
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The redevelopment of the site as The Cove will be the first major improvement of the property in over
25 years. The Applicant plans to revitalize the Cove Property by replacing existing dated structures and
programming with The Cove, which will include a new performing arts venue, restaurants, retail, and
programming that creates an authentic Hawaiian community gathering place that honors and reflects
the history, culture, and connection to place.

The Cove Property and surrounding area is a popular destination in the ‘Ewa region of O‘ahu with
significant history and natural resources. The purpose of the redevelopment is to update the Cove
Property into a contemporary, authentic Hawaiian gathering place; expand dining, retail, and
entertainment experiences for local kama‘aina and visitors; modernize facilities; expand employment
opportunities; and support local artisans and makers. A more detailed discussion of the Project
purpose and need and the Project objectives is provided in Section 2.0.

1.3 Environmental Review Under Hawai‘i Revised Statutes,
Chapter 343

This document is prepared in accordance with the requirements of Hawai‘i’ Revised Statutes (HRS),
Chapter 343, Hawai‘i Environmental Protection Act (HEPA), as amended, and Hawai‘i Administrative
Rules (HAR), Chapter 11-200.1. The HAR establishes procedures for EIS preparation and processing
as administered by the State of Hawai'i (State) Office of Planning and Sustainable Development
(OPSD) Environmental Review Program (ERP).

Based on the significance criteria set forth in HAR, Chapter 11-200.1-13, the DPP has determined that
the planned improvements and actions have the potential to result in significant impacts to the
environment. Therefore, the EIS is prepared to provide an analysis of the potential Project-related
impacts and propose mitigation measures.

The environmental review process for this Project was initiated with the publication of the
Environmental Impact Statement Preparation Notice (EISPN) in the June 23, 2021 edition of The
Environmental Notice. The EISPN underwent a 30-day review period from June 23, 2021 through July
23, 2021. Publication of the EISPN was also followed by a virtual EIS Scoping Meeting pursuant to
HAR, Chapter 11-200.1-23 held on July 7, 2021. Comments received during the public review period
and public scoping meeting are provided in Appendix A. Responses to each comment are provided in
Section 7.0.

The EISPN public comment period and EIS Scoping Meeting solicited guidance on the scope of the
studies to be prepared and gathered input on important topics to be covered in the EIS. Additionally,
as the last environmental review document prepared for the Cove Property, the 1993 Paradise Cove
EA was also considered in the analysis of the preparation of the EIS.

A Draft EIS referring to the Project as “The Cove at Ko Olina Redevelopment” was formally submitted
and published by the State OPSD-ERP in the May 8, 2024 edition of The Environmental Notice.
Following this publication, a 45-day public comment period commenced. The Applicant was
subsequently informed by a letter dated May 10, 2024 sent on behalf of Ko Olina Development, LLC
and Ko Olina Intangibles, LLC that the geographic descriptor “Ko Olina” was trademarked. Accordingly,
the name of the Project hasbeer was revised to “The Cove Redevelopment.” Additionally, on May 20,
2024, the State OPSD-ERP was informed of the name change and the intent to publish this the Second
Draft EIS.
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Upon-publication-of-the The Second Draft EIS was subseguently published on June 8, 2024, and the
Project-witl-underge-was followed by another 45-day public comment period. A total of 46 agencies,
organizations, and individuals provided comments on the Draft EIS (Table 7.1). Copies of each
comment letter are provided in Appendix A-2. The substantive comments received during both review
periods witkbe have been addressed, and written responses witkbe are provided and incorporated into
Table 7.3 in Section 7.5 of the Final EIS.

1.4 Summary of the Proposed Action

The Applicant plans to redevelop the 10.85-acre property as The Cove. The planned improvements will
update the Cove Property to create an authentic Hawaiian community gathering place for kama‘aina
(local Hawai‘i residents) and visitors that honors and reflects the history, culture, and connection to
this place. The Project will provide experiences that incorporate Hawaiian themes and cultural
activities to support its use as an outdoor amusement facility as defined in the City Land Use Ordinance
(LUO) (Revised Ordinances of Honolulu (ROH), Chapter 21). The commercial IG‘au will continue to be
the focal point of the Cove Property, and redevelopment of the site will include the relocation and
construction of a new amphitheater/performing arts venue capable of housing a daily-run
entertainment experience focused on perpetuating and honoring Hawaiian culture. The new
amphitheater/performing arts venue may accommodate up to 650 guests at one time, a reduction
from the existing venue’s maximum capacity of 1,200 guests. Ancillary improvements to update and
modernize the Cove Property and complement the Hawaiian community gathering place and
commercial lu‘au will include the addition of restaurants showcasing local cuisine and agricultural
products, a “Village Walk” consisting of small-scale retail shops, a marketplace hosting goods including
those made in Hawai'i, and attractive, engaging common areas. The existing wedding chapel and
support building will remain in place and may be renovated.

The Cove Property will be enhanced with pedestrian pathways, which will improve connectivity and
circulation throughout the site. A cultural pavilion and open space gathering areas or lawns are
incorporated throughout the site and are intended to host Hawaiian cultural educational or interactive
experiences during various hours of the day. Open space areas will preserve views and include lush
landscaping to create a relaxed, inviting setting. The site layout will enhance existing views of the ocean
for visitors by locating key gathering areas, such as the new amphitheater/performing arts venue and
restaurants, along the coast.

In addition to a renewed lu‘au show, potential programming associated with the Hawaiian community
gathering place and Iu‘au may include, but not be limited to, pre- and post-show cultural events,
cultural arts demonstrations of lei- and kapa-making, canoe/wa‘a-related activities, imu
demonstrations, commercial activities highlighting the sense of the place, wedding and other event
receptions, eerperate—retreats; community events, or coordinated events and programs with the
neighboring Lanikuhonua Cultural Institute. The Applicant will continue to explore programming
opportunities, including those that highlight relevant community-based and/or cultural organizations
consistent with the use of the property as a Hawaiian Theme Park and commercial luau operation.

Redevelopment of the Cove Property will adhere to existing regulations and approvals for the site (e.g.,
rezoning Ord. 89-27), which limit coverage of the property to no more than 30 percent of the lot,
thereby maintaining a natural setting of open space and preserving ocean/makai views. Architectural
themes and extensive landscaping and screening will enhance the welcoming feel of the property and
create a sense of place. Structures will be set back at least 60 feet from the shoreline (greater than
the 40 feet setback established under Ord. 89-27) in order to consider long-term resiliency and the
impacts of climate change, the natural and cultural sensitivity of the nearshore areas, and to ensure
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open access to the shoreline. Other considerations for the site layout include maintaining the current
level of beach access to protect the beach and natural coveAageen, which is a valued resource in the
area.

A detailed description of the Project is provided in Section 3.0.

1.5 Summary of Alternatives Considered to the Proposed Action

HAR, Chapter 11-200.1-24(h) requires that an EIS discuss the alternative of No-—Action as well as
reasonable alternatives that could attain the objectives of the action.

The EIS assesses viable alternatives to the Proposed Action so that decision-makers and the Applicant
may consider all impacts, benefits, and mitigative measures to make an informed decision on the best
path forward to meeting the Project goal and objectives, as further discussed in Section 6.0. In
developing reasonable alternatives for this EIS, the Applicant also considered comments gathered
during the consultation and outreach process. As a result, the following four alternatives to the
Proposed Action are considered:

e No-Action
e Delayed Action
e Alternative Design

e Alternative Use

Ratings were then developed to evaluate each alternative in terms of satisfying each Project Objective.
Additionally, in response to comments received on the Draft EIS, a further analysis of the
environmental impacts associated with each alternative has been provided. Notably, each alternative
assumes the expiration of the current commercial lease (scheduled to terminate in 2025). Refer to
Section 6.0 for the full evaluation. A summary describing each alternative is provided in the following
sections.

1.5.1 No-Action Alternative

The No-Action Alternative would maintain the existing substandard structures in place until explratlon
of the current commercial lease (thelease-is-anticipatedto-end scheduled to terminate in 2025), a
which point they would be removed consistent with the restoration provision in the lease. ThIS
approach would result in a prolonged vacancy of the Cove Property, impeding the realization of site
improvements, including the addition of new retail and restaurants_and; new activities and
programming, enhanced circulation within the site and drainage improvements, and erhareed-limiting
access to the shoreline area_from within the Project site.

Under the No-Action Alternative, other short-term site improvements such as regularly scheduled,
minimal landscaping maintenance could continue_to be made to prevent debris accumulation and
overgrowth. However, this fragmented approach would not achieve an effective, cohesive, and holistic

revitalization of the property. to-be-made-withinthe property-to-atiractvisitors—However;

Under the No-Action Alternative, the Cove Property would remain vacant and unused, consequently
reducing the number of operational entertainment destinations on O‘ahu. Historically operating as a
Hawaiian-themed outdoor recreation facility and an entertainment venue since the late 1970Q’s, the
Cove Property has long been used consistently with its land use designation in the ‘Ewa DP. Under the
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No-Action Alternative, the Cove Property would not reach its full potential of a world-class retail,
entertainment, cultural, and educational destination for locals and visitors, and the existing site would
remain vacant, which is inconsistent with the City’s vision for the Project area and the wider ‘Ewa
region.

Additionally, there would be no positive benefit of new employment opportunities, particularly in the
‘Ewa region for the construction industry or long-term operational employment in support of the retail,
dining, and entertainment uses. Off-site businesses that would have provided additional goods and
services to the expanded number of visitors_that would otherwise come to the Cove Redevelopment
at-the-Ssite would also not benefit, ultimately having a negative impact on the economy and
community. The No-Action Alternative scores poorly across key evaluation criteria, particularly in
optimizing the potential for the site, creating a vibrant community gathering place, and fostering
economic growth.

Some commentors on the Second Draft EIS proposed renegotiating the lease and leaving the Cove
Property as-is. However, this scenario would conflict with the objectives of the proposed Project and
avoid meeting current environmental review standards pursuant to HRS, Chapter 343 and ROH,
Chapter 25. For these reasons, the No-Action Alternative was not considered a viable alternative but
is nevertheless analyzed in Section 6.0.

1.5.2 Delayed Action Alternative

The Delayed Action Alternative involves postponing construction of the new facilities to a date in the
future. Under this scenario, either the existing substandard structures may be removed at the end of
the current commercial lease, or they may remain in place until the Applicant proceeds with
redevelopment of property at a later date. Under both scenarios, regularly scheduled landscaping
maintenance could continue. Gemmereial-operations—at-thesite—could—continte—though—no-site

mprovements-would-oceur—As-aresult Should the existing structures remain in place, the structural
integrity of the existing-buildings may deteriorate and could potentially pose a risk to the safety of

visitors. The deterioration of existing buildings would be a liability for the Applicant and could result in
higher overall costs due to the need for constant repairs.

Improvements to the site will address the need for overdue upgrades and create opportunities to
increase available programs and activities on the property. Proposed improvements will also provide
a highly desirable experience for both locals and visitors, supporting the projected increase of
population in the ‘Ewa region and in annual visitors. Under the Delayed Action Alternative, these
opportunities would not be realized in a timely manner that would serve the economic needs and
benefits of the Kapolei area or the State.

In the Iong -term, delaymg construct|on toa future date would postpone employment opportunities for
and delay needed
government revenues for the State Constructlon and matenal costs would also continue to rise due
to inflation, making the redevelopment more difficult to achieve.

Although this alternative avoids the immediate impacts of large-scale construction, delaying the
Project would hinder timely delivery of positive and beneficial impacts. While limited commercial
operations could continue if the structures remain temporarily in place after the current tenant’s lease
ends, these activities would not provide the same level of economic or community benefits as a
redevelopment. The Delayed Action Alternative scores poorly across key evaluation criteria, particularly
in creating a vibrant community gathering place, fostering economic growth, and addressing long-term
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resilience of the site. For these reasons, the Delayed Action Alternative is deemed impractical for the
Applicant’s long-term plans and vision for the Cove Property.

1.5.3 Alternative Design

Under this alternative, existing structures would be demolished and the Project program would be
constructed and comprised of structures characterized by increased density and up to 40 feet in
height. The lot coverage on the site would reach the maximum of 30 percent allowed under the UA
(Ordinance No. 89-27) and zoning, in contrast to the approximately 13.84 percent proposed under the
Preferred Alternative. To achieve the maximum building area, setbacks may be minimized on the
property, which would result in decreased open space and the creation of larger structures with
increased massing. Consequently, planned gathering lawns would be substantially reduced. This
expanded building footprint may demand additional parking that could only be accommodated in a
multi-level parking structure. The intensified density would contribute to increased adverse impacts
related to traffic, noise, GHG emissions, and air quality, and would increase infrastructure demand.
Additionally, the introduction of more massive structures would adversely impact viewsheds on the
site.

The Alternative Design could include structures within the shoreline setback area, which would require
the Applicant to pursue a Shoreline Setback Variance (SSV) approval from the DPP. However,
development within the shoreline setback area could pose a safety risk due to vulnerability to flooding
and wave action during storms. Furthermore, the placement of structures within this area may result
in adverse impacts to natural resources or processes in the coastal zone. Intensified density on and
use of the Cove Property may also impact the quality of the near-shore coastal environment in the
short-term during construction and during long-term operation.

It is critical that redevelopment of the site is consistent with the particular and unique context of the
Cove Property, neighboring resort uses and the wider ‘Ewa District. While the Project site is located in
an area envisioned by the ‘Ewa DP for Resort/Recreation Area uses, an Alternative Design maximizing
the allowed building area would not fit the character and setting of the surrounding area and would
not set the area apart from other visitor destinations such as Waikiki. More massive structures would
result in adverse impacts to the surrounding visual environment. Most significantly, initial discussions
with legacy families and public outreach conducted for the Project indicate a general disapproval of
maximized density at the Cove Property, which favors a balanced approach to redevelopment. An
Alternative Design that maximizes density would be inconsistent with the Project’s purpose to provide
an authentic gathering place that honors Native Hawaiian culture and connection to place. By contrast,
the 13.84 percent of building area proposed in the Preferred Alternative represents a careful balance
between site activation and open space preservation, offering new programming opportunities while
respecting the Cove Property’s natural beauty and aligning with the guiding policy plans for the site.

The Alternative Design achieves some Project Objectives, such as job creation and support for local

businesses. However, it scores poorly on key objectives related to open space preservation, cultural
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1.5.4 Alternative Use

Under the UA, permissible commercial activities on the property are limited to restaurants and retail
activity associated with a Hawaiian Theme Park and athe commercial lU‘au operation anrd—a

recreationfamusementfaeility. Use of the Project site for these purposes has been long established
since the late 1970s.

The Alternative Use scenario contemplates construction of a resort hotel at the Cove Property,
acknowledging that such a use is currently prohibited under the UA. Implementing this alternative
whieh-would require an amendment to the existing UA through a Zone Change approval. The Zone
Change would seek to rezone the Cove Property from the B-1, Neighborhood Business District to the
Resort District. This process would entail a comprehensive review and approval process that would
involve the City Planning Commission and City Council and would potentially take up to three years.
During this evaluation period, the Cove Property would be vacant and underutilized, causing a delay in
redevelopment and deferring the generation of the Project’s anticipated benefits.

In analyzing a resort hotel as an alternative, the purpose is to evaluate the range of potential impacts
of a higher-density use that is consistent with surrounding properties in the resort area. However, it is
understood that such development would differ substantially from the intended character of the Cove
Property and would introduce significant environmental and infrastructural demands. Under this
alternative, construction of a resort hotel would increase the building footprint, height, and density at
the Cove Property. While this development may fit with the surrounding resort uses, a hew hotel would
resultin increased environmental impacts, including increased traffic and noise. Viewsheds would also
be adversely impacted by tall hotel towers and open space at the site would be reduced due to the
larger building footprint. The level of beach access to the natural coveAageen adjacent to Cove
Property could become stressed by a higher level of leisurely use by hotel guests. Increased visitor
activity at the beach could also impact the quality experience currently enjoyed by local residents. The
infrastructure needed for operations of a hotel development would also be substantially greater-higher
than required for the Proposed Action.

eppeﬁaﬂme& AIthough a resort hotel may ,qenerate more sustalned IOb opoortunltles than the

Preferred Alternative, the substantial potential environmental impacts make this alternative less
aligned with the Project’s objectives. This alternative would result in a considerably more intensive use
than continuing commercial activities, resulting in increased environmental impacts to natural
resources and increased demand for infrastructure. Construction of a resort at the Cove Property
would not align with the expressed desire of the community and purpose of the Project to provide an
authentic gathering place that honors Native Hawaiian culture and connection to place, making it
inconsistent with the Project’s purpose and vision. Ferthese—reasens,—the-Alernative—Use—was
eliminated-fromfurtherconsideration:

1.6 Summary of Impacts and Proposed Mitigation Measures

Resources that may be potentially impacted by the Project in the short- and long-term are identified in
Table 1.1 following this section. The table further identifies mitigation measures proposed to offset
potential adverse impacts. In-depth discussion on each resource is provided in Section 4.0.

The Project improvements include varying levels of activity ranging from demolition of existing structures,
site preparation work, and construction of a new structures and associated utilities. These improvements
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will create local short-term construction-related impacts to the environment. Potential short-term adverse
impacts primarily relate to soil disturbance; hazardous materials removal/disposal; dust and erosion during
demolition and grading; parking and traffic impacts during construction due to the movement of laborers,
building materials, equipment and trucks; increased noise during construction; potential drainage and
runoff during construction; and, intermittent views of construction activity.

Short-term beneficial impacts related to construction will include construction expenditures and
employment, as well as the purchase of services and materials to design and construct the proposed
improvements. Over an estimated 24-month construction period, the Project is anticipated to generate
or sustain an estimated total of 1,429 jobs (1,386 full-time equivalent (FTE)) of which 900 (873 FTE)
would be direct, 152 (148 FTE) indirect, and 377 (366 FTE) induced. During the same period, an
estimated total of $114.4 million in labor income and an estimated total of $247.0 million in economic
output may be generated or sustained from Project construction. Approximately $10.2 million in State
of Hawai‘i government revenue and approximately $3.3 million in City government revenue is
estimated to be generated or sustained from Project construction. Short-term adverse economic
impacts related to construction include the potential loss of income to the landowner during the
construction phase.

Redevelopment of the Cove Property may generate some long-term adverse impacts to the natural
and human environment, which will be mitigated to the extent reasonably possible and as required in
accordance with law. Potential long-term impacts include effects on the following: drainage and runoff;
archaeologic, cultural, and historic resources; roadways and traffic; noise; and public infrastructure.
Material and economic resources will be irretrievably committed to the various facilities and programs
implemented.

The planned redevelopment will provide significant beneficial impacts that outweigh potential adverse
effects. The Cove will positively contribute to the relaxed coastal setting of the wider resort area by
replacing existing structures and updating current lu‘au programming, ensuring that the lU‘au is
maintained as the focal point of the Cove Property. The Project will also add dynamic ancillary uses
such as restaurant and retail options to reinvigorate and revitalize the Cove Property in a manner
consistent with its historic and cultural legacy and enhances its existing use as a Hawaiian-themed
outdoor recreation facility. New recreational opportunities will be created and residents and visitors
will be welcomed to the Cove Property at a wider range of hours. The incorporation of lush landscaping
and pedestrian walkways will enhance connectivity and create an open, safe, and cohesive experience
within the site and the wider resort area. Open space areas and a cultural pavilion will invite
opportunities for cultural education demonstrations and gathering and will activate various areas of
the property that may have been previously underutilized. Design of the structures will be inspired by
both contemporary and Hawaiian architecture to provide a welcoming and authentic setting.

The Project will provide additional restaurant, retail, and recreational options to the surrounding resort
area, enhancing the overall resident and visitor experience. In addition, redevelopment of the Cove
Property will generate significant on-going economic and fiscal benefits through increased visitor
expenditures, the creation of new jobs to support long-term operations of the Project, and increased
State and City revenues (Section 4.10). Project operations are anticipated to generate or sustain an
estimated_583 (484 FTE) direct jobs on site, in addition to 121 (100 FTE) indirect and 113 (94 FTE)
induced jobs, for an estimated total of 817 jobs (678 FTE) annually. Additionally, an estimated total of
$34.5 million in labor income and an estimated total of $100.0 million in economic output may be
generated or sustained from Project operations, annually. Approximately $4.6 million in State of
Hawai‘i government revenue and approximately $2.1 million in City government revenue is estimated
to be generated or sustained from Project operations, annually.
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Table 1.1: Summary of Impacts and Mitigation Measures
Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices (BMPs) EIS Section
Archaeological, Cultural, A draft AIS was prepared for In the long-term, the Project | e In consultation with the State Historic Preservation | 4.1, Appendix
and Historic Resources the Project, which confirmed may potentially affect two Division (SHPD) and cultural descendant and kahu B, and
two previously-identified historic properties (SIHP (caretaker) of the adjacent Lanikiihonua Cultural Appendix C
historic properties within the Nos.#s 50-80-12-3362 and Institute property Ms. Nettie Fernandez Tiffany,
Cove Property (SIHP Nos. - 50-80-12-04968) identified Cultural Surveys Hawai‘i (CSH) prepared
03362 and -04968) and within the Project area. Archaeological Inventory Survey (AIS) that
identified new portions of According to-comments recommends the following mitigation commitments
SIHP No. -03362. provided-by-SHPD-during the for the Project. The draft AlS-is-eurrently-inreview
Additionally, the burial AlS-review-process{Project has been reviewed by SHPD, who provided
preserve for SIHP No. -04968 No--2020PR32795, Doc-Ne- comments and revisions.
was designated “CSH 2" 2407SCHi2-dated August |, prcnaeological monitoring (a form of archaeological
during the course of the AIS 217:2024); the Project s not data recovery) of all ground-disturbing activities
Construction of the Project expected-to-impact SIHP-No— across the Project area.
: 04968t the burialremains
may potentially affect two are within a proserve-area e On-site archaeological monitoring will be conducted
historic properties identified (CSH2) to identify and document any additional exposures
within the Project area (State i 3 _ of SIHP #Nos -03362 and -04968 and any newly
Inventory of Historic Places The Project-specific effect is identified historic properties that may be identified
(SIHP) No.#s 50-80-12-3362 “effect, with agreed upon during construction.
(-03362) and 50-80-12-4968 mitigation commitments” . o .
(-04968)). pursuant to HAR §13-284-7. o An Archaeological Monitoring Plan (AMP) will be
submitted meeting the requirements of HAR §13-
279-4 to the SHPD for review and acceptance.
Ongoing consultation regarding the specifics for
interim and long-term protection measures for SIHP
No. -04968 will be outlined in a burial site
component of a preservation plan (BSCPP), which
will be reviewed and accepted by SHPD. As
requested by SHPD, a larger buffer zone than the
existing zone is being considered and is presented
to recognized lineal and cultural descendants of the
area.
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices (BMPs) EIS Section
Archaeological, Cultural, e ltis currently unclear if SIHP #-04968 was recorded | 4.1, Appendix
and Historic Resources with the Bureau of Conveyances. However, the B, and
(continued) landowner will verify this and, if not, will record tfhe | Appendix C

burial preserve area for {SIHP #-04968). The burial
preserve area -willtberecorded-with-the DLNR
Bureau-of Conveyanees-and-shall remain in
perpetuity to preserve the iwi kiipuna (Native
Hawaiian skeletal remains).

o In the event that iwi kiipuna and/or cultural finds
are encountered during construction, it will be
determined if the find is human and, if so
determined, the Applicant will comply with HAR
§13-300-40 and HRS §6E-43, including
completion of a BSCPP or Burial Site Component of
a Data Recovery Plan (BSCDRP) (as appropriate,
depending on decision to preserve in place or
relocate) and filing of the BSCPP or BSCDRP with
the DLNR Bureau of Conveyances,

e The Cultural Impact Assessment (CIA) recommends
the Applicant consult with the Lanikiihonua Cultural
Institute during the design process to avoid
potential impacts to undisclosed cultural sites and
ongoing cultural practices occurring within The Cove
Redevelopment Project area. The Applicant will
continue to coordinate with the Lanikiihonua
Cultural Institute and Ms. Tiffany.

e In the long-term, access to the shoreline in the
vicinity of the Project area will be maintained for
ongoing traditional cultural practices associated
with the gathering of aquatic resources such as fish,
limu and salt. The current level of beach access and
parking will be maintained to protect the beach and
natural cove, which is a special natural resource in
the area.
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices (BMPs) EIS Section
Atmospheric and Meteorological Environment 4.2
e Climate and Rainfall | No adverse impact. No adverse impact. No mitigation measures required. 421
e Air Quality Construction-related fugitive dust | e Stationary and mobile o During construction, work activities will be in 4.2.3
and equipment emissions. sources of emissions slightly compliance with Hawai‘i Administrative Rules (HAR),
increase. Chapter 11-59 and 11-60.
o No significant adverse o Construction equipment and vehicles shall be
impacts. maintained in proper working order to reduce air
emissions.

o Preparation of a construction dust control plan.
e Encouragement of active and public transportation.

e Urban Island Heat No adverse impact. o The redevelopment and e Lot coverage of the Cove Property will remain at 30 | 4.2.4
Effect addition of structures may percent, preserving the majority of the site for
lead to denser concentration landscaped open space.

of buildings at the site;
however, building area on the
property is limited to 30
percent of the lot.

o Incorporation of Low Impact Development (LID)
improvements to the extent practicable.

e Projectis not anticipated to
exacerbate the urban heat

island effect.
Terrestrial and Marine Environment 4.3
e Topography, Soil erosion as a result of land- | No adverse impact. e Compliance with the conditions of the City grading 43.1
Geology, and Soil disturbing activities. permit and applicable provisions of HAR, Sections
Conditions 11-54 and 11-55.

Erosion control measures and Best Management
Practices (BMPs) will be employed during
construction and may include, but not be limited to,
construction phasing, replacing ground cover of the
disturbed area, and-use-ef-temporary silt fencing,
replacing ground cover of the disturbed area,
providing adequate water sources at the site, the
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices (BMPs) EIS Section

use of a stabilized construction ingress/egress, inlet
protection, and temporary filter sock perimeter
controls.

o Following construction all areas of ground
disturbance will be stabilized with appropriate
materials including the use of vegetative ground
cover.

o Disposal at an approved facility in accordance with
Federal, State, and City regulations.

e Surface Watersand | Potential stormwater runoff during | No adverse impact. o During construction, work activities will be in 4.3.2
Ground Waters construction. compliance with HAR, Sections 11-54 and 11-55.

o Discharge pollution prevention measures will be
employed in all phases of the Project.

e See above erosion control measures and BMPs.
Construction BMPs may include, but not be limited
to, phasing of construction activities, use of
temporary silt fencing and screens, replacing ground
cover of the disturbed area, providing adequate
water sources at the site, the use of a stabilized
construction ingress/egress, inlet protection, and
temporary filter sock perimeter controls.

e Surface Waters and e Redevelopment of the Cove Property is anticipated 43.2
Ground Waters to decrease the total stormwater runoff generated
(continued) on site, representing an improvement from existing

conditions. To further mitigate potential stormwater
runoff in the long-term, the use of LID measures will
be integrated and located where appropriate to treat
the runoff generated from the Project site.

e Botanical Resources | ¢ The movement of plant or soil o Existing trees or plantings o To mitigate potential impacts during construction, 433
material between worksites within the Cove Property may the movement of plant or soil material between
may result in potential be considered for removal worksites will be minimized and equipment,
impacts native species. due to low species value or materials, and personnel will be cleaned of excess
poor health. soil and debris.
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Table 1.1: Summary of Impacts and Mitigation Measures
Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices (BMPs) EIS Section
o No significant adverse o No significant adverse o Should Federal- or State-listed threatened or
impacts. impacts. endangered plant species be found at the Project
site, appropriate avoidance buffers around the plant
species would be established during construction.

o The existing monkeypod and banyan trees in the
center of the property will be carefully preserved in
place. Other existing healthy trees may be relocated
elsewhere on site, as appropriate.

¢ Aninvasive species management plan involving
both observation and treatment will be prepared
prior to construction to mitigate the spread of the
Coconut Rhinoceros beetle (Oryctes rhinoceros)).

e The conceptual landscaping plan will complement
the surrounding environment and is expected to
include the use of native, Polynesian-introduced,
and tropical varieties that provide shade and
screening.

e Terrestrial Marine, e Potential impact to the e Permanent exterior lighting. e Construction will take place during the daylight 43.4
and Avian Fauna Hawaiian hoary bat duringthe | | Though unlikely to nest at the hours to the extent possible.

clearing and grubbing phase Cove Property, migratory e Though not anticipated to be required, if nighttime
of construction. birds, Hawaiian waterbirds, construction is necessary during seabird fledging

e Construction activity in the Hawaiian seabirds, and the season, which occurs between September 15
vicinity of beaches can result Hawaiian short-eared owl through December 15, a biological monitor may be
in sand and sediment (pueo) may forage or transit hired to observe the presence of any avifaunal
compaction, nest destruction, over the Project area at night species during construction or nighttime activity
beach erosion, contaminant when flying during their may be halted.
and nutrient runoff, and an breeding season. e If downed orinjured fledglings are observed in the
Increase |n_d|rect_and ambient |, There is the potential for the construction area, they will be reported for rescue to
light pollution which may Hawaiian monk seal and the the Hawai‘i Wildlife Center and Hawai'‘i Marine
dlso’c"e:lt the Hawaiian green Hawaiian green sea turtle to Animal Response.
sea turtle. :

] ) nest along the adjacent e Ifanest of an avifaunal species described above is

* There s the potential for the beach/lageen. discovered the Project operator will contact the
Hawaiian monk seal and the 0‘ahu Branch of the DLNR Department of Forestry
Hawaiian green sea turtle to
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices (BMPs) EIS Section
nest along the beach/lageen ¢ No significant adverse and Wildlife (DOFAW) and establish a buffer zone
adjacent to the Cove Property. impacts. around the nest.
o Increased lighting during o Light fixtures throughout The Cove will be designed
construction of the proposed and installed to be “wildlife friendly” and reduce
Project could pose potential glare and shield light from migrating and/or
impact to protected seabirds. nocturnally flying seabirds.

o Trees will be examined prior to cutting.

o In the few areas that have trees or shrubs greater
than 15 feet (5.6 meters), trees will be removed or
trimmed outside of the bat pupping season of June
1 to September 15.

o Construction BMPs to protect water quality may
include, but not be limited to, phasing of
construction activities, use of temporary silt fencing
and screens, replacing ground cover of the disturbed
area, providing adequate water sources at the site,
the use of a stabilized construction ingress/egress,
inlet protection, and temporary filter sock perimeter

controls.
e Terrestrial Marine, e Redevelopment of the Cove Property is anticipated 434
and Avian Fauna to decrease the total stormwater runoff generated
(continued) on site, representing an improvement from existing

conditions. To further mitigate potential stormwater
runoff in the long-term, the use of LID measures will
be integrated and located where appropriate into
the Project design to treat the runoff generated from
the Project site.

o The use of barbed wire fencing will be prohibited.

o |f applicable, tFhe contractor will ensure that no
basking Hawaiian green sea turtles and Hawaiian
monk seals are present at the beach prior to or

during construction_(note that no construction on
the beach is anticipated to be required).
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices (BMPs) EIS Section

e (Consistent with DLNR-DOFAW recommendations, if
a Hawaiian green sea turtle or Hawaiian monk seal
is detected within 100 feet of the Project area
during construction, nearby activities will cease, if
required, until the focal animal has departed the
area on its own accord.

o |f applicable, 0Operation of vehicles, including
construction-related vehicles, on or near the beach
environment will not occur during Hawaiian green
sea turtle nesting or hatching season or during
Hawaiian monk seal weaning.

o |fapplicable, eExisting native dune vegetation will
remain in its current place (note that no existing
native dune vegetation is known to occur on the

Project site).
e Terrestrial Marine, e Ifapplicable, Project-related debris, trash, or 43.4
and Avian Fauna equipment will be removed from the beach if not in
(continued) active use_(though, no construction on the adjacent

beach is anticipated).

o |f applicable, tFhere will be no stockpiling of Project-
related materials on or near the beach environment
and adjacent vegetated areas_(note that no
stockpiling of Project-related materials in these

areas is anticipated).

o Similar to current practice, lif a monk seal is
detected on the beach, the NOAA NMFS Marine
Wildlife hotline will be contacted immediately and
beachgoers will be informed to respect the monk
seal and keep a distance of at least 150 feet.

Actions to limit predator presence will be

implemented, including effective waste
management to minimize attraction to trash.
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices (BMPs) EIS Section
Natural Hazards 4.4
e Hurricane and No adverse impact. o Though difficult to predict o New structures will be designed in accordance with | 4.4.1
Tropical Storm when these events occur, it is State and City building codes, which include specific
reasonable to expect that standards to ensure structures withstand the
future events will occur and potential impacts of hurricanes and other natural
may be increasing in disasters.
frequency due to global

o Implementation of standard emergency response

climate change. plan during a natural hazard event.

o No adverse impact.

e Earthquake No adverse impact. e Though difficult to predict ¢ Redevelopment will be in compliance with the 4.4.2
when these events occur, it is International Building Code (IBC) and City
reasonable to expect that standards, including earthquake design provisions.

future events will occur and
may be increasing in
frequency due to global
climate change.

¢ Implementation of standard emergency response
plan during a natural hazard event.

e No adverse impact.

e Flood Hazards No adverse impact. No adverse impact. e The Cove’s structures are planned to be elevated 443
eight to 19.5 feet above mean sea level (msl).

e Open spaces will reduce surface runoff, promote
infiltration, manage stormwater, improve water
quality, and enhance overall resilience to extreme
weather events.

o LID measures such as such as bioswales, rain
gardens, planter boxes, sand filters, or permeable
pavement, will be integrated and located where
appropriate;wherefeasible.

¢ Implementation of standard emergency response
plan during a natural hazard event.

e TsunamiInundation | No adverse impact. o Development within the e Implementation of standard emergency response 4.4.4
Tsunami Evacuation Zone. plan during a natural hazard event.
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Table 1.1: Summary of Impacts and Mitigation Measures
Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices (BMPs) EIS Section
e Wildfire No adverse impact. o Though difficult to predict e Plans will be prepared in accordance with the Fire 4.4.5
when these events occur, it is Code regulations under the National Fire Protection
reasonable to expect that Agency (NFPA) One to ensure HFD emergency access
future events will occur and to the site is adequately provided.
may be increasing in e A majority of the property will be regularly
frequency due to global maintained as landscaped open space areas.
climate change. .
. o Implementation of standard emergency response
* No adverse impact. plan during a natural hazard event.
¢ Wildfire (continued) e Asrecommended by DLNR DOFAW, the Applicant 4.4.5
may coordinate with Hawai‘i Wildfire Management
Organization on wildfire prevention, if needed.
e Climate Change, No adverse impact. o The Cove Property is within e Planned structures will be set back at least 60 feet | 4.4.6
and Sea Level Rise the 3.2-foot SLR exposure from the certified shoreline.
(SLR) area (year 2100). o New structures may be elevated eight to 19.5 feet
o The Project site is particularly above msl to proactively consider the potential
susceptible to annual high impacts of SLR.
wave flooding. e LID may be incorporated to the extent practicable
o Due to the presence of a and will be determined as design progresses.
natural rocky shelf, which
stabilizes the shoreline and
protects the adjacent beach,
erosion at the Cove Property
is not anticipated.
Hazardous Wastes and | No known hazardous materials on | No adverse impact. No mitigation measures required. 4.5
Materials the Cove Property; no adverse
impact.
Public Services 4.6
e Police Protection o Potential impacts to public e Increase of visitors/de facto o Implementation of construction BMPs, including, 4.6.1
safety due to construction service population to the site but not limited to installation of necessary signs,
activities. may require additional lights, barricades, and safety equipment.
resources.
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Table 1.1: Summary of Impacts and Mitigation Measures
Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices (BMPs) EIS Section
o No significant adverse e Adequate notification made to surrounding
impacts. businesses and residents prior to activities that may
impact pedestrian or vehicular traffic.

o Coordination with the existing security and HPD will
be ongoing to ensure adequate police coverage is
provided during construction activities that require
police-assisted traffic guidance.

o The need for additional private security on the
property will be evaluated and considered during
operation of the Project.

o Fire Protection No adverse impact. o Increase of visitors/de facto Project plans will undergo review by the Honolulu Fire | 4.6.2

service population to the site | Department to ensure adherence with Federal, State, and
may require additional City regulations.
resources.
o No significant adverse
impacts.

e Emergency Medical No adverse impact. e Increase of visitors/de facto Operations at The Cove will incorporate protocols to | 4.6.3
Services & Hospital service population to the site | address emergencies on site while awaiting first
Services may require additional responders.

resources.
o No significant adverse
impacts.

e Educational No adverse impact. No adverse impact. No mitigation required. 4.6.4
Facilities

e Libraries No adverse impact. No adverse impact. No mitigation required. 4.6.5

e Recreational No adverse impact. No adverse impact. e The current level of access and parking for 4.6.6
Resources beachgoers will be maintained throughout

construction and long-term operation of The Cove.

o The landowner will continue to maintain the public

beach access.
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices (BMPs) EIS Section
Roadways and Circulation 4.7
o Traffic Temporary increase in No adverse impact. Traffic o To minimize traffic disruption, BMPs to minimize 4.7.1,
construction-related traffic, conditions are generally expected conflicts with traffic during construction will be Appendix D
particularly during mobilization to remain similar to baseline and implemented as described in the EIS.
and demobilization of the Construction Year 2027 Without

o Based on the analysis of the traffic data, the TIR
recommends several BMPs be incorporated into the
final Project design, as listed below. A
determination on the appropriate measures will be
made as the Project progresses.

construction area. Project conditions.

e Maintain sufficient sight distance for motorists to
safely enter and exit.

¢ Provide adequate on-site loading and off-loading
service areas and prohibit off-site loading
operations.

¢ Provide adequate turn-around area for service,
delivery, and refuse collection vehicles.

o Maintain sufficient turning radii at all Project
driveways.

o Provide sufficient turning radii along the internal
connections.

o Traffic (continued) o [faccess at the entrances to the parking areas are 4.7.1,
controlled, provide sufficient storage for entering Appendix D
vehicles at the parking area access controls (i.e.,
automatic gate, use of personnel, etc.) to ensure
that queues do not extend onto the adjacent
roadways. The layout and dimensions shall be
determined during the design phase.

e Maintain the existing one-way (southbound) traffic
flow along the connection between the northern and
southern driveways.

o Provide sufficient passing areas within the main
drop-off/arrival area to accommodate the
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices (BMPs) EIS Section

anticipated vehicle types and minimize potential
conflicts with vehicles accessing the adjacent
parking stalls, facilitate through traffic flow and
ensure queues do not extend onto the adjacent
roadway.

¢ Provide adequate wayfinding signs.

o Provide adequate space within the bus parking
stalls to allow for loading and unloading activities to
occur while parking in this area. The exact
configurations and dimensions shall be determined
during the design phase.

e Ifvalet operations are expected to be implemented,
consider the location of the parking area designated
for valet to minimize potential conflicts with other
modes.

o Traffic operations during events at the Cove Property
will be managed in accordance with a Traffic
Management Plan (TMP), which is being prepared

for the Project.

o Traffic (continued) e In accordance with DPP’s recommendations, the 4.7.1,
TMP may also include Traffic Demand Management | Appendix D
(TDM) strategies.

¢ In the event of inclement weather, such as rain,
events, including the lii‘au, are expected to be
canceled in accordance with established standard
operating procedures.

e Multi-Modal e Construction may require No significant adverse impacts. o Existing pedestrian, bicycle, and vehicle 4.7.2,
Facilities short-term road closures or re- access/crossings will be maintained with the Appendix D
routing of multi-modal highest safety measures during construction to the
facilities. extent practicable.
o No significant adverse o The surrounding public will be kept informed of
impacts. potential impacts to surrounding multi-modal

facilities, as needed.
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Table 1.1: Summary of Impacts and Mitigation Measures

Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices (BMPs) EIS Section

o In the long term, the TIR recommends the following
BMPs be incorporated into the final Project design.
A determination on the appropriate measures will be
made as the Project progresses.

e Provide adequate pedestrian connections to
facilitate access between on-and off-site facilities.
Pedestrian facilities should be made accessible in
conformance with the Americans with Disabilities
Act (ADA).

o Incorporate on-site pedestrian improvements in the
design of the Project. In particular, consideration
should be given to ensure adequate access is
provided between the designated ADA parking stalls
within the staff lot and the uses on-site. These
improvements may include marked or raised
crosswalks at the internal intersections, bulb outs to
reduce pedestrian crossing, and street lighting.

e Multi-Modal e Provide improved bicycle facilities within the Project | 4.7.2,
Facilities boundaries. Appropriate access and lighting should | Appendix D
(continued) be taken into consideration in the design of these

facilities. It should be noted that the Project site
plan includes bicycle facilities within the north and
southeast ends of the site.

¢ Provide adequate connections to and from the bike
parking areas to ensure convenient and safe
pedestrian and bicyclist access, as well as
connections to the bike lanes along Ali‘inui Drive
adjacent to the Project site.

e Prepare a Parking and Loading Management Plan
that includes parking and loading strategies to
address potential issues associated with conflicts
between modes on site, parking for guests and
employees, and loading operations.
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Table 1.1: Summary of Impacts and Mitigation Measures
Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices (BMPs) EIS Section
e Access and Parking | No adverse impact. e No adverse impact. e Avalet operator has reviewed the site plan and 4.1.3,
o Estimated peak demand is determined that an additional 50 parking spaces Appendix E
475 off-street parking stalls could be added with valet operations, resulting in an
which exceeds the Droposede increase in total parking supply from 396 to 446 off-
396-stall supply. street parking stalls.
e Potential impacts during o Parking management strategies will be
Project operation if demand implemented to meet projected demand, and may
outweighs the planned consist of the following: parking charge, mandatory
supply. valet, transportation network company incentives,
promotion of other transportation modes, and
beach parking management.
o Management strategies will be finalized as the
Project progresses and may be adjusted during
operation based on need.
e Loading and Delivery | No adverse impact. No adverse impact. No mitigation required. 4.7.4
e Airports No adverse impact. e No adverse impact. e In orderto reduce potential wildlife attractants, 4.7.5
e The Project will include landscaping at the site will be regularly maintained
landscaping. which the and stormwater drainage would be designed to
Federal Aviation minimize standing water.
Administration (FAA) e Actions to limit predator presence, such as including
identifies in the Technical effective waste management and recycling, will be
Assistance Memorandum implemented.
(TAM) for Order 5190.6B e The Applicant will review the criteria for submittal of
(2016) as a potential wildlife a Notice of Proposed Construction or Alteration to
attractant. the FAA and will submit the form if required.
Infrastructure and Utilities 4.8,
Appendix F
e Drainage Potential stormwater runoff during | e  No adverse impact. e Compliance with the conditions of the City grading | 4.8.1,
construction. « The Project is anticipated to permit and applicable provisions of HAR, Sections Appendix F
decrease total stormwater 11-54 and 11-55 during construction.
runoff on the Cove Property, o Based on preliminary design, the existing parking
lots will be reconfigured and an area of asphalt
1-32
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Table 1.1: Summary of Impacts and Mitigation Measures
Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices (BMPs) EIS Section
representing an improvement pavement will be replaced by landscape planters.
from existing conditions. Stormwater runoff will be directed to landscape
planters throughout the site, which promotes
percolation into the ground and filters out
contaminants prior to the runoff entering the
existing underground drainage systems.
Additionally, stormwater quality treatment will be
provided by an underground infiltration system and
an above-ground retention basin.
LID measures, such as bioswales, rain gardens,
planter boxes, sand filters, or permeable pavement,
may-will be integrated into Project design where
feasiblewhere appropriate. Final treatment controls
and BMPs will be assessed as design progresses.
e Water Supply No adverse impact. ¢ Increase in domestic water The Applicant will continue to consult with BWS. 48.2,
demand. Water conservation measures will be implemented | APPendixF
o No significant changes in design of The Cove as required by BWS and may
anticipated for non-potable include, but not be limited to the utilization of
water use from the existing nonpotable water for irrigation, drought tolerant
use. need for potable water landscaping, and the use of Water Sense-labeled
e BWS has verified water ultra-low flow water fixtures and toilets.
availability in its comments Final construction drawings will be reviewed by
on the Draft EIS (Appendix A- BWS.
2A:-howeverBWS-has
is-capaeity. The final approval
of water availability will be
confirmed when the building
permit application is
submitted for approval
e Wastewater No adverse impact. The Project will increase A Sewer Connection Application for the Project was | 4.8.3,
Treatment and estimated wastewater flow. submitted to the City and approved on November Appendix  F,
Disposal «—Ongoing coordination with the 14, 2024 (File No. 2024/SCA-1132). and Appendix
. L G
City -has-indicated that the =
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Table 1.1:

Resources Affected

Potential Short-term Impacts

Summary of Impacts and Mitigation Measures

Potential Long-term Impacts

Mitigation and Best Management Practices (BMPs)

EIS Section

e The Applicant has coordinated with the City to
increase the allocation of sewer capacity for the
Cove Property in accordance with the Kapolei
Interceptor Sewer Assessment Agreement.

o As the Project progresses, on-site wastewater
infrastructure will be designed to meet the City’s
Wastewater Design Standards. Mitigation-measures
suehthe-use-of blackwaterand-other BMPs to

L towater] ;
implemented,-as-appropriate

o Wastewater
Treatment and
Disposal (continued)

o The Applicant is studying the use of a blackwater
system for The Cove intended to recycle water from
all onsite plumbing fixtures to R1 level per the
requirements of HDOH. The treated R1 water would
be reused on-site.

e Grease interceptors will be operated and
maintained where Fats, Oils, and Greases may
occur.

4.8.3,
Appendix F,

and Appendix
G

e Solid Waste

No adverse impact.

Increase in solid waste; however,
the increase will not have a
significant adverse impact to the
City.

¢ No mitigation required.

o The Cove may implement operational recycling
measures.

o Educational signage and guidelines may be posted
around the Cove Property to encourage visitors to
recycle. Recycling may also be encouraged through
the use of trash cans with recycling containers.

4.8.4
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Table 1.1: Summary of Impacts and Mitigation Measures
Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices (BMPs) EIS Section
e Powerand No adverse impact. Increase in need for electricity; | Coordination with HECO, Hawaiian Telcom, and | 4.8.5
Telecommunications however, HECO confirmed there is | Spectrum during the design phase of the Project will be
capacity. conducted to verify points of connection.

Noise Conditions Temporary source of noise above | e The Project may result in a e Construction will comply with HAR, Section 11-46. | 4.9, Appendix
an,:.b'.(:.nt levels due to construction m!‘n.or !ncr.ea.se in noise along | Mufflers will be used on all combustion powered GH
activities. {\Il inui Drlve, howev.e” the construction vehicles and machinery, and all noise

increase is not considered to attenuation equipment maintained in good
be significant. operating condition.

Noise Conditions ¢ Amplified sound from the o Construction activities and use of heavy equipment | 4.9, Appendix

(continued) events at the would be scheduled as much as possible during GH

amphitheater/performing daylight hours to avoid disturbing area residents
arts venue may spill over to during the evening.
adjacentw areas. o Given the reduced buffer distances between the
!-Iowever, Wlt|.1 the o planned amphitheater and Kai Lani at Ko Olina, a
implementation of mitigation three to four dBa reduction of spillover sound levels
measures, amplified sound is will be required to mitigate the potential noise
anticipated to remain impacts. The new amphitheater’s sound
comparable to existing amplification system is being designed to achieve
conditions. the three to four dBA reduction while maintaining

the existing sound levels of the current li‘au show.

The final design of the sound system will be

determined as the Project progresses. Seund

: -
. Y _g -

A .t IEE “. 7Pena | ge”ts SAE EEl. Hes EE.

Socio-Economic e Over an estimated 24-month e Once in operation, the Project | No mitigation required. 4.10,

Conditions construction period, the is anticipated to generate or Appendix Hl

Project is anticipated to sustain an estimated total of
generate or sustain an 817 jobs (678 FTE) annually,
estimated total 1,429 jobs of which 583 (484 FTE) would
(1,386 FTE), of which 900 be direct, 121 (100 FTE)
(873 FTE) would be direct, 152 indirect, and 113 (94 FTE)
induced.
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Summary of Impacts and Mitigation Measures

Resources Affected

Potential Short-term Impacts

Potential Long-term Impacts

Mitigation and Best Management Practices (BMPs)

EIS Section

(148 FTE) indirect, and 377
(366 FTE) induced.

Annually, the Project is
estimated to generate ora
sustain a total increase of
$34.5 million in labor
income, of which $20.4
million would be direct, $7.1
million indirect, and another
$7.0 million induced.

Socio-Economic
Conditions (continued)

An estimated total of $114.4
million in labor income is
estimated to be generated or
sustained from construction of
the Project, of which $79.8
million would be direct, $11.3
million indirect, and $23.4
million induced.

An estimated total of $247.0
million in economic output
may be generated or sustained
from Project construction, of
which $135.6 million would
be direct, $35.4 million
indirect, and $75.9 million
induced.

Approximately $10.2 million
in State of Hawai'‘i government
revenue is estimated to be
generated or sustained from
Project construction.

Approximately $3.3 million in
City government revenue is
estimated to be generated or
sustained from Project
construction.

An estimated annual increase
of $100.0 million in
economic output may be
generated or sustained from
Project operation, of which
$53.8 million would be
direct, $23.4 million indirect,
and another $22.8 million
induced.

Approximately $4.6 million in
State of Hawai‘i government
revenue is estimated to be
generated or sustained from
Project operations, annually.

Approximately $2.1 million in
City government revenue is
estimated to be generated or
sustained during Project
operation.

4.10,
Appendix Hl
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Resources Affected Potential Short-term Impacts Potential Long-term Impacts Mitigation and Best Management Practices (BMPs) EIS Section
Visual Resources Temporary visual impacts from the | e No adverse impacts to public | e Fencing will be used. 4.11
presence construction equipment. views articulated in the ‘Ewa

DP o Equipment will be confined to work areas.
e Potential visual impacts to
the surrounding coastal

environment.

e All construction related equipment will be removed
following the completion of work.

o Existing landscaping along Ali‘inui Drive used for
screening, including tall canopy trees and hedges,
will remain in place throughout construction and
operation.

e Open space will be preserved along the shoreline.

o Inthe long term, the Project will enhance the visual
environment of the site by replacing the existing
structures with The Cove, which will be designed to
reflect both contemporary and Hawaiian
architecture.

e Lush landscaping will be incorporated throughout to
enhance the surrounding visual environment, and is
expected to consist of native, Polynesian-
introduced, or tropical trees, palms, and shrubs of
varying sizes.

e Structures will not exceed the 40-foot limit for the B-
1, Neighborhood Business District.
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1.7 Summary of Compatibility with Land Use Policies and Plans

For long-range planning purposes the Cove Property is located within the City’s ‘Ewa Development Plan
(DP) area. The Project site is located adjacent to the Ko Olina Resort3 and designated in the ‘Ewa DP
for Resort/Recreation Area uses (Figure 1.5). This designation is consistent with the property’s use as
an outdoor recreation facility since the late 1970s. The Ko Olina Resort area is envisioned by the City
as an integral part of developing the ‘Ewa region as the island’s “Secondary Urban Center,” and
therefore serves a unique social and economic function. In the long term, the Project will add
approximately 817 total jobs (678 FTE jobs) and generate approximately $34,495,176 annually in
labor income and approximately $99,952,914 in economic output from the region. The Project will
also enhance the surrounding area, which is designated in the City and County of Honolulu General
Plan (GP) as one of four “secondary” resort destinations on the island that are part of the City’s overall
strategy to relieve growth pressure on Waikiki (DPP, 2020). The Project will provide a new destination
and gathering place for residents and visitors that honors and reflects the history, culture, and
connection to this place. The Project therefore represents a direct fulfillment of the goals and
objectives identified in the ‘Ewa DP.

The planned improvements are compatible with and supportive of State and City land use policies,
particularly as they relate to the economy and the natural and social environment. The Project is also
consistent with and permitted by applicable land use designations. It will contribute a wide range of
benefits to public goals, objectives, and policies as established by the State and City, as discussed in
detail in Section 5.0.

1.8 Unresolved Issues

Below is an identified issue that is actively being addressed, but is currently unresolved:

¢ Archaeological, Cultural, and Historic Resources: Section 4.1.1 details the findings of the
Archaeological Inventory Survey (AIS) conducted for the Project. In summary, two previously
identified historic properties were confirmed: State Inventory of Historic Places (SIHP) Site No.
SIHP Site No. 50-80-12-3362 (-03362) (coastal wetlands) and 50-80-12-4968 (-04968) (five
sets of human skeletal remains identified within a gas line excavation related to the existing
development). As a part of the current survey, new portions of SIHP No. -03362 were identified
and the burial preserve for SIHP No. -04968 was designated “CSH 2.”

SHPD’s records for SIHP No. -04968 indicate that consultation with Native Hawaiian
Organizations (NHOs), Cultural Surveys Hawai‘i (CSH), and representatives from the James
Campbell Estate was conducted and that long-term preservation was agreed upon during a
meeting held on January 18, 1995. The outcome of the meeting was formalized in a burial
agreement (1995 Burial Agreement). In consultation with cultural descendants of the Cove
Property, SIHP No. -04968 is currently cordoned off to avoid foot traffic. However, SHPD has no
record of a formal preservation plan for SIHP No. -04968. SHPD confirmed that a burial site
component of a preservation plan (BSCPP) is required for SIHP No. -04968.

3 The Cove Property is located adjacent to the Ko Olina Resort. The Ko Olina Resort Master Plan does not encompass the
Cove Property nor the neighboring Lanikuhonua Cultural Institute property, as they are not subject to the original Ko Olina
Declaration of Conditions, Covenants and Restrictions recorded by Campbell Estate in 1986. For planning purposes, the City
and County of Honolulu ‘Ewa DP (amended 2020), which establishes the long-range vision for the region, identifies the Cove
Property within the physical extents of the resort land use area (Figure 1.6).
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Consultation with the signatories of the 1995 Burial Agreement, as well as, known cultural and
lineal descendants of the area has been initiated and is ongoing as of publication of this Final
EIS. This consultation is regarding the specifics for the interim and long-term protection
measures and will be outlined in the BSCPP document. As requested by SHPD, a buffer zone
larger than the existing buffer zone is being considered and will be presented to recognized
lineal and cultural descendants of the area for their consideration. Notably, the Project will not
involve ground disturbance within the burial preserve and the proposed buffer zone. The results
of consultation will be incorporated into the revised draft AlS. The revised draft AIS and BSCPP
will be submitted to SHPD via the online HICRIS system (File No. 2020PR32795).

It is currently unclear if SIHP No. -04968 was recorded with the Bureau of Conveyances.
However, the landowner will verify this and, if not, will record the burial preserve area (CSH 2)
for SIHP No. -04968. The burial preserve area shall remain in perpetuity to preserve the iwi

kdpuna.

Additionally, archaeological monitoring of all ground-disturbing activities on the Project site will
be conducted. An Archaeological Monitoring Plan (AMP) will be prepared by Cultural Surveys
Hawai‘i (CSH) and submitted to the State Historic Preservation Division (SHPD) prior to the start
of construction. On-site archaeological monitoring will be conducted to identify and document
any additional exposures of SIHP Nos. -03362 and -04968 and any newly identified historic
properties that may be identified during construction.

Shoreline Survey: A preliminary shoreline survey has been submitted to the State Department
of Land and Natural Resources (DLNR) for certification (see further discussion in Section
1.11.2). DLNR inspected the site in August 2024, and the survey is currently under review.
Further coordination with DLNR is ongoing to address outstanding considerations before
finalizing the certification process.

1.9 Agency and Stakeholder Outreach

Consultation with stakeholders began in 2017 to discuss potential uses, approaches, and
considerations with the planned redevelopment. Recommendations included the following;:

Creation of an authentic gathering place that attracts both locals and tourists.
Addition of new restaurants that celebrate local heritage.

New programming that leverages partnerships with ‘Ewa region organizations or showcases
local artistic talent.

The place should celebrate the traditions, beauty, and spirit of ancient Hawai‘i in an immersive
coastal setting.

Too much density at the site was seen as undesirable.

Redevelopment should balance the priority to preserve the natural integrity of the cove/public
beach.

Subsequently, the EISPN was published by the ERP in The Environmental Notice on June 23, 2021 to
notify agencies, organizations, and individuals that a Draft EIS would be prepared for the Project.
Publication of the EISPN was followed by a 30-day public comment period to solicit guidance on the
scope of the studies to be prepared and to gather input on important topics to be covered in the Draft
SEIS. Table 7.1 lists those agencies, organizations, and individuals that received notification of the
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EISPN publication. A total of 18 agencies and individuals provided responses during the public
comment period. Those listed in Table 7.1 will-alse-be were notified of the availability of the is Draft
EIS in conjunction with the publication of The Environmental Notice and are were invited to provide
comments during the 45-day public comment period.

A Draft EIS for the Project was published in the May 8, 2024 edition of TEN. On May 10, 2024 the
Applicant was informed that “Ko Olina” is a trademarked name not intended for unauthorized use. An
addendum to the Draft EIS was submitted to the OPSD-ERP on May 20, 2024 as a clerical correction
to the unintended use of the trademarked term “Ko Olina,” which was originally used as a place name
identifier. The Second Draft EIS corrected this clerical error by ceasing to use the phrase “at Ko Olina”
as a descriptor for the Project, which was henceforth referred to as “The Cove.” No substantive
changes to the Project and Draft EIS were made.

The Second Draft EIS was published by ERP in the June 8, 2024 edition of TEN and was followed by a
45-day public comment period. Comments received during the First Draft EIS and the Second Draft
EIS have been considered. A total of 46 agencies, organizations, and individuals provided comments
on the Draft EIS (Table 7.1). Copies of each comment letter are provided in Appendix A-2. A summary
of comments received and associated responses is provided in Table 7.3, which is organized by major

topics.

During the review and consultation process, a varying range of opportunities and considerations were
expressed by respondents. Key considerations included the adequacy of the EIS process, compliance
with existing zoning and land use agreements under the UA (Ordinance No. 89-27), and the
appropriateness of the planned redevelopment program, uses, and design. Questions were raised
about potential impacts on archaeological and historic resources, the protection of cultural resources
and practices, and biological resources, including flora, fauna, and marine ecosystems. Considerations
about compliance with shoreline setback regulations and design to ensure resilience to climate
change and SLR were also shared.

Additional feedback focused on the adjacent beach and natural cove, particularly the maintenance of
existing public access and the potential increase in beach use as a result of the Project. Comments
related to traffic, circulation, parking, and potential impacts on nearby airports were noted. Questions
were raised and clarification was provided regarding the capacity and adequacy of existing utility
services, including stormwater management, water supply, wastewater treatment, and solid waste
management. Noise impacts, potential economic effects on local businesses, and the visual impacts
of the Project on the surrounding area were also identified as important considerations.

Further comments from various members of the surrounding community questioned the Project’s
consistency with the Ko Olina Resort Master Plan and financial contributions to the adjacent resort.
Comments about the alternatives analysis, the effectiveness of the community outreach process, and
potential impacts on neighboring communities were also shared. Finally, some comments expressed
support for the Project.

In addition to comments provided during the 45-day Draft EIS public comment period, a presentation
of the Project was provided to the Makakilo-Kapolei-Honokai Hale Neighborhood Board No. 34 on May
22, 2024. Notification of the presentation was mailed to adjoining property owners on May 15, 2024.
Approximately 13 members of the public provided comments both virtually and in person. Section 7.4
provides a summary of the issues raised during that meeting, many of which were also raised in written
comments provided on the Draft EIS. The comments and guestions shared at the meeting generally
concerned the proposed site layout and program, the effectiveness of the community outreach
process, archaeological and historic resources, parking, traffic, potential impacts to the adjacent
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beach, biological resources, potential impacts on the neighboring residential community (e.g., light
pollution, visual impacts, and noise), and employees of the current lessee (Paradise Cove).

1.10 Anticipated Required Government Permits and Approvals

1.10.1 Summary of Anticipated Approvals

Table 1.2 identifies the major State and City land use permits and approvals that are anticipated to
be required for the Project, including site, building, construction, and infrastructure approvals.

Table 1.2: List of Required Government Permits and Approvals

Permit or Approval Approving Authority

Environmental Impact Statement Acceptance DPP

SMA Use Permit (Major), ROH, Chapter 25 DPP, Honolulu City Council

Shoreline Setback Vari (SSV). ROH. Chapter 26 DPP. Honolulu Gity.C i

Minor Shoreline Structure Permit DPP

Certified Shoreline Survey DLNR

Conditional Use Permit (CUP), Major - Amusement Facilities, Outdoor, | DPP

not Motorized?

HRS Chapter 6E Compliance Historic Resources DLNR, State Historic Preservation Division (SHPD)
Notice of Proposed Construction or Alteration Federal Aviation Administration (FAA)

National Pollutant Discharge Elimination System (NPDES) | Department of Health, Clean Water Branch
Construction Stormwater Permit

Grading, Grubbing, Trenching and Stockpiling Permits DPP

Building Permits (Demolition, Buildings, Electrical, Plumbing) DPP

Plan Review Honolulu Fire Department
Water Connection Approval Board of Water Supply
Electrical Connection/Extension Hawaiian Electric Company

2Bill 64 (2023) proposes amendments to ROH, Chapter 21, LUO which would affect the Master Use Table, use development standards, and use definitions.
One of the proposed changes includes replacing the category of "Amusement Facilities" with "Recreation, General Outdoor, " which will require a
Conditional Use Permit (CUP) Major in the B-1, Neighborhood Business District. As a result, the Project would still require a CUP, Major under the amended
ordinance.

1.10.2 Required Coastal Area Permit Approvals

The Project site is located adjacent to the coast and within the City’s designated SMA. As such, the
Project will require the approval of a new SMA Use Permit to allow development in this area.
Additionally, because the Project valuation exceeds $500,000, an SMA Use Permit (Major) permit will
be required. A preliminary shoreline survey has been submitted to the-State-Departmentof-Land-and
NaturalResourees{DLNR) for certification (Figure 1.98). DLNR inspected the site in August 2024 and
the survey is currently under review. Further coordination is ongoing to address outstanding
considerations before finalizing the certification process.
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nde ha an a a A0 foat in N ha
certified—shoreline: As a response to predicted SLR and coastal erosion, Ordinance 23-3, which
establishes a new shoreline setback line ranging from 60 feet to 130 feet from the certified shoreline,
was enacted on March 9, 2023 and effective July 1, 2024. Beginnirg—July-1-2024the-Under Ord.
23-3 (now codified in ROH Chapter 26) and DPP’s implementing regulations, Fthe shoreline setback
line wiltbe is established at 60 feet from the shoreline on zoning lots within the Primary Urban Center
(PUC). For lots outside of urban Honolulu, the shoreline setback line may range from 60 feet to a
maximum of 130 feet inland from the certified shoreline. On lots where historical erosion data has
either (1) not been collected for the Hawai‘i Shoreline Study, or (2) where the data shows an annual
coastal erosion rate of O, the shoreline setback line will be established at 60 feet inland from the
certified shoreline.

As shown in the Hawai‘i Shoreline Study online web application, the Project site does not have
historical erosion data (SOEST, 2021). As such, pursuant to ROH, Section 26-1.4(a)(3) the shoreline
setback line is established at 60 feet inland from the certified shoreline.

As part of the redevelopment, the majority of existing structures will be demolished, including
structures within the shoreline setback area. Following demolition, portions of the Cove Property will
require grading and filling with native soil and topsoil to establish vegetation and restore the site to its
pre-existing condition prior to the commencement of construction. A portion of the existing
amphitheater that is planned for demolition is located within the 60-foot shoreline setback. As-suech;
DPP has confirmed that an SSV may-be is not required to perform the restoration work. Once the site
is restored, there will be no structures located within the shoreline setback area and the land may be
used for gathering or as activity lawns.

To provide screening of the property, fencing will be installed at the northern boundary of the Cove
Property, a portion of which is within the shoreline setback area. Pursuant to DPP Administrative Rules,
Part 2, Chapter 15, a Minor Shoreline Structure Permit may be issued for minor structures within the
shoreline area, including open-work (i.e. 50 percent open) metal, wood, or vinyl (or similar synthetic
material) fences no more than six feet in height. Accordingly, the Applicant will submit a Minor
Shoreline Structure Permit application to DPP concurrently with the submittal of the CUP, Major
application. Additionally—portions-ofthe-landscapedlawnsand-pedestrian-pathways-may-be-located

In alignment with ROH, Chapter 26, planned structures will be set back at least 60 feet from the
certified shoreline. The 60-foot setback area will be maintained as open space, preserving the natural
shoreline environment and lateral public pedestrian access to the beach.
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Figure 1.98
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Section 2

Purpose and Need of the Project

The following section discusses the regional context of the Project and states the redevelopment’s
purpose and need. To meet the Project purpose, objectives were established to evaluate alternatives
to the Proposed Action. The objectives are stated in this section, and further discussed in Section 6.0.

2.1 Regional Context

Honoring the history and connection to place are key to guiding the planned redevelopment at the
Cove Property. Situated along the leeward coast of O‘ahu in the ‘Ewa District, The Cove is a self-
contained, premier entertainment venue that covers approximately 10.85 acres of land. Prior to its
commercial use, the site was part of the neighboring Lanikuhonua property, which was the residence
of Alice Kamokilaikawai Campbell, James Campbell’s daughter, for over thirty years. The properties
were acquired by James Campbell in 1877 as a part of his purchase of Honouliuli ahupua‘a.

Used as an entertainment venue since the late 1970s, the first major redevelopment of the property
occurred in the early 1990s. In the last three decades, minor renovations have been made. The current
tenant’s lease will expire in 2024, and the landowner now has the opportunity to redevelop and refresh
the property to offer residents and visitors an authentic and attractive gathering place that honors the
history of this place and surrounding natural environment.

The Project site is located adjacent to the physical extents of the Ko Olina Resort master-planned
communityl, which is served by four man-made lagoons, a golf course, hotels, condominiums,
timeshares, recreation clubs, and two commercial centers. Gathering places and entertainment
venues are provided at the hotels and the neighboring LCI. There is currently no property that
consolidates a performing arts venue, restaurants, retail, and educational activity programming onto
one location designed to provide experiences for local kama‘aina and visitors alike throughout the day.
Therefore, redevelopment of the Cove Property will complement and enhance existing resort and
recreational opportunities within the surrounding area.

Located within the ‘Ewa DP area, the Cove Property is designated for Resort/Recreation Area uses.
The Cove Property and the surrounding area is envisioned by the City as an integral part of developing
the region as the island’s “Secondary Urban Center,” and therefore serves a unique social and
economic function. The area is designated in the City GP as one of four “secondary” resort destinations
on the island, which are part of the City’s overall strategy to relieve growth pressure on Waikiki (DPP,
2020). The ‘Ewa DP estimates that this area will add approximately 5,500 hotel units by 2035. In

1 The Cove Property is located adjacent to the Ko Olina Resort area. The Ko Olina Resort Master Plan does not encompass
the Cove Property or the neighboring LCI property, as they are not subject to the original Ko Olina Declaration of Conditions,
Covenants and Restrictions recorded by Campbell Estate in 1986. For planning purposes, the City and County of Honolulu
‘Ewa DP (amended 2020), which establishes the long-range vision for the region, identifies the Cove Property within the
physical extents of the resort land use area (Figure 1.6).
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addition to its designation as a primary resort destination, the area is envisioned as an employment
center and waterfront destination for the public. Overall, population in the ‘Ewa DP is expected to grow
from 68,7000 in 2000 to over 164,000 by 2035, while job growth is estimated to grow from 16,400
non-construction jobs in 2000 to over 87,000 by 2035 (DPP, 2020). Redevelopment of the property
will support the region’s growing visitor population and local population by providing construction jobs
in the short-term, and long-term operational jobs in closer proximity to residents’ homes. The growing
local population will also be supported with a new gathering place with various dining, retail, and
recreational opportunities, enhancing the attractiveness and quality of life in the region.

2.2 Statement of Purpose and Need

The Cove Property reflects the rich legacy of Alice Kamokilaikawai Campbell. As such, the overall
Project goal and planned improvements have been refined over several years with input by legacy
families. The following goal was established to guide the planning and development of the Project:

Achieve a balanced development that honors the history of these ‘Ewa lands and the power
of place and Hawaiian culture, while achieving an acceptable financial return by transforming
the property into a contemporary, authentic Hawaiian gathering place with unique
entertainment, dining, and retail experiences for local kama‘aina and visitors alike.

The purpose of the redevelopment is to revitalize the Cove Property by replacing the existing outdated
structures and programming with an authentic Hawaiian community gathering place for kama‘aina
and visitors that honors and reflects the history, culture, and connection to this place. Consistent with
the UA (Ordinance No. 89-27), the Project will enhance the property’s long-standing use as a Hawaiian
Theme Park and commercial lu‘au. The commercial lu‘au will continue to be the focal point of the Cove
Property. To support the lu‘au, the Project will provide an exciting and dynamic mix of ancillary uses,
including renewed programming, retail, dining, and recreation experiences for the community, and a
walkable attraction for visitors within the surrounding area. This redevelopment will support the area’s
unlque social and economic functlon as the planned Secondary Urban Center mprovementsto-the

preserve—tne—naturat—and—ea#urat—ewrrenment—ef—the—srte Due to its Iocatron along the coast

redevelopment will plan for the adaptability and resilience of the property into the future so that it may
be enjoyed by generations to come. Improved utilization of the Cove Property will promote access to
this place, and revenue generated from The Cove may be redirected to support the Applicant’s desired
natural and cultural resource management priorities and educational opportunities on the site.

2.3 Project Objectives

In order to accomplish the purpose and goal of the Project, the following redevelopment objectives
have been established. The objectives are further used to analyze several Project alternatives
described in Section 6.0:

Project Objectives

1. Create an authentic community gathering place for locals and visitors that honors and reflects
the history, culture, and connection to place.

2. Optimize the potential of the property by activating the site during both the day- and nighttime
through restaurants, retail, and dynamic programming.
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3. Strengthen the ‘Ewa region as the Secondary Urban Center by providing quality jobs to support
residents’ quality of life, stimulate local spending, and increase revenues to the State’s tax
base.

Indirectly support local businesses through the purchase and sale of goods and services.

5. Plan for the future by implementing sustainable practices and adaptive and resilient design
features, and minimizing environmental impacts.

6. Maintain and enhance the quality of the near-shore coastal environment and preserve access
to public recreational resources.

7. Retain the natural beauty of the property by enhancing existing open space and landscaping.

As discussed, the Project aims to enhance the property’s use as a Hawaiian-themed outdoor recreation
facility and create an authentic gathering place and provide updated programming for local kama‘aina
and visitors that honors and reflects the history, culture, and connection to this place. The Project will
strengthen the ‘Ewa region as the Secondary Urban Center by providing an estimated 817 total jobs
(678 FTE jobs) in the long term. Locating jobs within the region in proximity to residents’ homes will
reduce commute times, thereby improving overall quality of life.

Design of the planned structures will be adaptative and consider the predicted impacts of SLR, and
operation of the Project will implement sustainable practices. Planned structures will not cover more
than 30 percent of the property in accordance with the UA, preserving open space and retaining the
natural beauty of the Cove Property. Lush landscaping and pedestrian walkways will be provided and
coastal views and access will also be preserved and enhanced by the Project.

As a part of this EIS evaluation, ratings were developed to evaluate the Project in terms of satisfying
each objective described above. These ratings are used to evaluate the Proposed Action as described
in Section 3.0 and the alternative actions described in Section 6.0. See further discussion in Section
6.0.

The following Section 3.0 provides a detailed description of the planned Project.
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Section 3

Proposed Action

This section presents a detailed overview of the Proposed Action, including the Cove Property’s
historical context, existing conditions, and key Project components. Project components are illustrated
by conceptual architectural plans, which would be finalized as planning and design of The Cove
progresses. Preliminary plans for open space, landscaping, site access, and off-street parking are also
discussed, and the anticipated schedule and estimated construction costs are provided.

3.1 Site History

The Cove is located in the Honouliuli ahupua‘a in the moku of the ‘Ewa District. At contact, the most
populous ahupua‘a on the island was the Honouliuli ahupua‘a, as it had an abundance of varied
resources available for use by early Hawaiians (Section 4.1). As a result of the Mahele in 1848, the
Project area was granted to Miriam Ke‘ahi-Kuni Kekau‘onohi, one of the wives of Lihiliho
(Kamehameha Il). Subsequently, James Campbell purchased most of Honouliuli ahupua‘a, including
the Cove Property, for cattle ranching in 1877. By 1920, the lands of Honouliuli were primarily used
for sugarcane cultivation and ranching.

Beginning in 1939, Alice Kamokilaikawai Campbell, daughter of James and Abigail Kuaihelani
Maipinepine Campbell, resided adjacent to the Project area in Lanikuhonua for nearly 30 years. Mrs.
Campbell, or Kamokila as she was affectionately known, named the area Lanikuhonua which means
“where the heavens meet the earth” (Lanikihonua Cultural Institute, 2019). Throughout her life,
Kamokila dedicated Lanikuhonua as a place to celebrate cultural traditions of Hawai‘i. Today, the
Lanikuhonua Cultural Institute continues to host activities and events to perpetuate Kamokila’s legacy
and mission of supporting, fostering, and promoting Hawaiian cultural education.

Since the late 1970s, the Cove Property has been primarily used for commercial l0‘au, entertainment,
and wedding operations. A CUP to establish and operate the private commercial [U‘au as a recreation
and amusement facility within the AG-2, General Agricultural District was approved by the City DPP in
1979 (File No. CUP 79/CUP-15). An SMA Use Permit was also approved for the facility, which included
a provision for a public beach ROW through the property (Resolution No. 79-35).

Subsequently, the site was rezoned from AG-2, General Agricultural District to B-1, Neighborhood
Business District and a UA for Conditional Zoning was approved on February 13, 1989 (Ordinance No.
89-27).

The first major redevelopment of the property occurred in the early 1990s. A Final EA for Paradise
Cove was published in August 1993 and an SMA Use Permit was subsequently approved by the
Honolulu City Council (Resolution 93-318) to allow the redevelopment and expansion of commercial
facilities, consistent with the site’'s B-1, Neighborhood Business District zoning designation. The
approval also required that lateral public beach access be provided in perpetuity, and that limitations
on beach activities be imposed to preserve the beach. In 1993, a CUP (File No. 93/CUP-2-7 (Type 2))
was completed for the redevelopment and was subsequently modified in 1999 to add a wedding
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chapel. Off-street parking located at the adjacent Lanikuhonua facility was also permitted to
accommodate the redevelopment (File No. 94/VAR-70 and 97/CUP1-69). Minor renovations and
additions to existing structures on the site followed in 2006 and 2014.

The Project site is situated in Kapolei, adjacent to the Ko Olina Resort master-planned community. The
Project site and the neighboring Lanikuhonua property were envisioned as a “Hawaiian Cultural
Center” adjacent to the resort and were developed and used accordingly.

3.2 Existing Conditions

Located along the leeward coast of O‘ahu in the ‘Ewa District, the 10.85-acre property is identified as
TMK (1) 9-1-057:027. The Cove Property is bounded by Ali‘inui Drive to the east, the shoreline/Pacific
Ocean to the west, Lanikuhonua Cultural Institute to the south, and a vacant lot planned for a Makaiwa
Beach Park to the north (Figure 1.1). The Project is situated adjacent to the Ko Olina Resort, which
includes various recreation and resort facilities and four man-made lagoons that are provided as e
Olina-public beachesAageens. The Ko Olina Center and Station, which includes several casual dining
establishments, is the primary commercial center within the Resort.

The Cove Property is a self-contained, premier entertainment venue that currently operates a
commercial lu‘au dinner show, which takes place daily from 5:00 p.m. to 9:00 p.m., and can
accommodate approximately 1,200 visitors. Attendance averages 500 patrons each weekday
evening, with between 700 to 900 guests on the weekends and during peak visitor months. In addition
tothe lU*au dinner and show, the services, amenities, and activities include a greeting and photo arrival
area and Hawaiian games and arts and crafts demonstrations. Restrooms are provided for guests,
and a back of house area supports site operations. A commercial wedding chapel was constructed in
the early 1990s, and small weddings occur on the Project site during various hours of the day.

Structures on the site are comprised of portable and intact buildings and modern lu‘au huts that
support existing commercial uses. See Figure 3.1 for an illustration of existing structures on the site.
Existing building area at the Cove Property totals approximately 23,476 sf or 4.97 percent of the lot
area, which complies with the UA’s limit for lot coverage of 30 percent (141,787 sf).1

Public use of the natural beachAageen adjacent to the Project site is permitted and limited to certain
activities pursuant to the SMA Use Permit approved in 1993 (File No. Resolution 93-318). The
landowner currently provides and maintains the 10-foot-wide public beach access. Fifteen off-street
parking stalls on the adjacent Lanikuhonua site are available exclusively for beach parking use.

A majority of the Cove Property is currently used as open space. The existing landscaping includes
coconut trees (Cocos nucifera), kiawe (Prosopis pallid), beach naupaka (Scaevola sericea), mimosa
trees (Albizia julibrissin), and various native, Polynesian, or tropical shrubs. During commercial lu‘au
events, activities, such as Hawaiian games and arts and crafts, are hosted in the open space areas.

1 Source: DPP File No. 2014/MOD-117(WA) and 2014/M0OD-118, issued on March 16, 2015.
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Access to the Cove Property is provided at the northeast portion of the site via Ali‘inui Drive, which is
a privately owned road. The road is a major vehicular artery servicing the surrounding resorts and
residential areas and connecting them to the Interstate Highway 1 (H-1) system. Two parking areas
are provided on the site, including an employee parking lot at the north of the property and a parking
area with loading/unloading zones for buses at the east along the Ali‘inui Drive frontage. The Cove
Property is also served by 203 off-street parking stalls provided on the adjacent Lanikuhonua site.

; Parking
ETPIoyee Rk STV KS9Z1E 057440 2i74¢

Figure 3.1 Aerial View of Existing Property

3.3 Proposed Action

3.3.1 Project Description

The Applicant plans to redevelop the 10.85-acre Cove Property as The Cove in accordance with the UA
(Ordinance No. 89-27), which limits the types of commercial activity on the Property to restaurants and
retail activity associated with a Hawaiian Theme Park and a commercial lu‘au operation. The
redevelopment will be contained entirely within the subject parcel. The planned improvements will be
the first major enhancement of existing amenities on the property in over 25 years. The intent of the
Project is to update the commercial lu‘au show and create an authentic Hawaiian outdoor recreation
facility and community gathering place for kama‘aina (Hawai‘i residents) and visitors that honors and
reflects history, culture, and connection to place. Revitalization of the Cove Property will provide
ancillary uses comprised of a dynamic mix of retail, entertainment, and dining experiences within an
immersive coastal setting that authentically honors the property’s Hawaiian legacy in a contemporary
form. The Cove is envisioned to serve as a major recreational resource, visual amenity, and economic
generator for the community.
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Several existing dated structures at the site and existing concrete walls within the shoreline setback
area will first be demolished (see Figure 3.22 following Section 3.3.7). Following demolition, the site
will be restored to its pre-existing condition before redevelopment commences. Central to the
redevelopment is a new amphitheater/performing arts venue capable of housing the daily-run
commercial lU‘au and other events, as appropriate (see Figure 3.33 following Section 3.3.7). The
commercial lu‘au will continue to be the focal point of the Cove Property. Ancillary improvements to
update and modernize the Cove Property and complement the Hawaiian community gathering place
and commercial lu‘au will also be developed, including an improved main arrival area, retail shops
hosting goods made in Hawai‘i, restaurants and a marketplace showcasing local cuisine and
agricultural products, and welcoming and engaging common areas. Retail and dining options will
attract visitors and families in the ‘Ewa region and across the island looking for a unique experience
in a relaxed and beautiful setting. The existing wedding chapel and support building will remain in
place and may also be improved. Additionally, a cultural pavilion and open-air activity lawn areas may
be included. Potential programming at the pavilion and on the lawns may include pre- and post-lu‘au
show educational and cultural workshops and/or activities that highlight the sense of place and fit
appropriately within the coastal setting (i.e., demonstrations featuring lei-making, kapa-making
canoe/wa‘a activities, and imu activities) or coordinated events and programs with the neighboring
Lanikuhonua Cultural Institute. Planned programming will be supported by back of house areas and
restrooms throughout. Finally, existing parking areas located at the north and east portions of the Cove
Property will be reconfigured. No improvements are proposed to the parking lot located on the adjacent
Lanikihonua property.

Preliminary design of The Cove way is planned to encompass a total building area of approximately
65,413 74,860-square feet (sf), which will cover approximately 13.84 45.20 percent of the 10.85-
acre (472,757-sf) lot and eemphies—with is well under the 30 percent lot coverage limit articulated in
the UA, which allows for up to 141,827-sf of building area. Design of the structures will be inspired by
both contemporary and Hawaiian architecture to provide a welcoming and authentic setting. To
enhance the ocean views afforded throughout the Cove Property, open-air structures and pavilions
consisting of clean, natural, and textured materials will be constructed. The preliminary program
indicates that new Sstructures_are planned with heights ranging from approximately 13.0 feet to 36.5
feet,~wilt adheringe to the 40-foot height limit of the B-1, Neighborhood Business District, and will be
set back at least 60 feet from the shoreline. Existing structures on the Cove Property that are remaining
in place (i.e., the chapel and its support building) are approximately 34.8 feet high. Finished floor
elevations of the planned structures may range from eight to 19.5 feet above msl. The Cove Property
will be enhanced by pockets of open space with lush landscaping, shading, and natural pathways to
create an inviting experience that highlights the beauty of the surrounding coastal area.

Construction of the Project will support the economy of the ‘Ewa District on O‘ahu and the State and
City economies. The redevelopment is estimated to create approximately total 1,429 jobs (1,386 FTE)
short-term jobs during construction and sustain 817 jobs (678 FTE) annually during operation,

2 Figure 3.2, Demolition Plan, has been updated in the Final EIS to improve legibility in response to a comment
received on the Draft EIS (refer to Table 7.3, Comment C.1.).

3 Figure 3.3, Preliminary Site Plan has been updated in the Final EIS to improve legibility per a comment received
on the Draft EIS (refer to Table 7.3, Comment C.1.). Additional changes include revisions to the building numbers
to account for the Amphitheater Control Booth (now Building 11), removal of the public restrooms, and minor
reconfigurations to the buildings. Final design will be determined as the Project progresses.
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positively contributing to economic diversity in the West O‘ahu region.4 Locating jobs within the ‘Ewa
district will provide opportunities for employees to reduce their commute times, thereby enhancing
their quality of life. In the long-term, approximately $4.6 million in State government revenue and
approximately $2.1 million in City revenue is expected to be generated or sustained per year annually.

Structures on the site will be set back at least 60 feet from the shoreline to consider resilience and
adaptation to climate change and its anticipated impacts, including SLR and increased storm events.
Elevations of the planned structures may range from eight to 19.5 feet above msl. Existing beach
access and parking will be maintained and not expanded to protect the natural cove andtageen that
is considered a valued resource in the area. Additionally, parking management strategies as further
discussed in Section 4.7.3 will be implemented so as not to overwhelm the natural resource.

An overall site plan is provided in Figure 3.3 and summarized in Table 3.1.

Table 3.1: Preliminary Program2:2

Project Component32 Approximate Existing Grade Approximate Building
Building Area (ft above msl) Finished Floor | Height (ft)
(sf) Elevation
(ft above msl)

Amphitheater/Performing Arts Venue (650 seats)
- (Includes Stage Back of House_and Support 11,987 1,680 11.0t0 14.0 11.0t0 13.0 13.0t019.3
Spaces - Buildings 4, 8, 10, 11, 16, and 17)
Total Restaurant
(Buildings 1, 5, ane-6, and 7) 27,496 30,240 6.0t09.0 10.0t0 11.0 | 26.6t036.5
Total Village Walk Retail
(Buildings 2, and 3,4, and-7) 21,500 26,220 8.0t012.0 8.0t013.0 22.3t031.0
Total Existing Chapel
(Buildings 10-12 and 11 13) 3,585 3,400 14.0t0 17.6 17.0t0 19.5 19.5t0 34.8

Back-ofHouse/
TEE°“‘.‘I' e 5 varies Management Support 845 10,320 14.0 15.0 19.3
PRELIMINARY PROGRAM TOTAL: 65,413 71,860 (~13.84 15:20 percent of lot43)
EXISTING PROGRAM TOTAL: 23,4765* (~4.97 percent of lot43)
MAXIMUM BUILDING AREA: 141,827 (30.00 percent of lot43)

1 TJable 3.1 reflects updates to the Site Plan, including reduced building area and revisions to the building numbers, and provides
additional information with regards to existing grades and building height.

2t Design will be finalized as the Project progresses.
32Refer to Figure 3.3for building numbers.
43Total Lot Area: 472,757 square feet

54Based on Minor Modification No. 2014/MOD-117 (SMA) to File No. 93/SMA-32 and Minor Modification No. 2014/M0D-118 (CUP) to
File No. 93/CUP2-7 approved on March 16, 2015.

4 Based on the Economic Impact Report prepared by Environment and Economics LLC (Appendix I), which is
further discussed in Section 4.10. The report estimates the creation of approximately 1,429 jobs (1,386 FTE),
during construction, of which 900 (873 FTE) would be direct, 152 (148 FTE) indirect, and 377 (366 FTE) induced.
Upon operation, the Project is expected to sustain approximately 817 (678 FTE) jobs annually, of which 583
(484 FTE) would be direct, 121 (100 FTE) indirect, and 113 (94 FTE) induced.
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The following sections discuss each Project component. Refer to Figures 3.4 through 3.21155
following Section 3.3.7. Preliminary plans are presented in Figures 3.4 through 3.12, while preliminary
elevations are provided in Figures 3.13 and 3.14.

3.3.2 Main Arrival and Entry Points

The main arrival point to The Cove will be located from the parking lot on the east side property,
adjacent to Ali‘inui Drive (Figure 3.3). A second entry intended for visitors of the lu‘au show will be
provided along the northeast of the property adjacent to the planned cultural pavilion and Village Walk
retail area (Figure 3.4). The third existing entry point at the north of the Cove Property will be
maintained and reserved for visitors utilizing the wedding chapel or other areas for private events.

The main arrival area will welcome guests and create a sense of inspiration and excitement before
entering The Cove. Design of the arrival area will celebrate and honor the beauty and spirit of the
Hawaiian culture and create a sense of place. Lush vegetation will be integrated to complement the
surrounding natural environment and reflect culturally appropriate themes. Landscaping is expected
to consist of native, Polynesian-introduced, or tropical trees and shrubs of varying sizes. See Section
3.3.6 for further details. Natural materials and shading devices, trellises, or canopies may be
integrated to enhance the natural, lush setting and create a comfortable experience. The main arrival
area will also serve as a wayfinding element on the site, helping visitors easily locate and access the
Project.

3.3.3 Amphitheater/Performing Arts Venue and Program

The Cove Property will continue to be used as a Hawaiian-themed outdoor recreation facility and
community gathering place, and the commercial lu‘au will remain the focal point of the site.
Redevelopment of the Cove Property will include replacement of the existing, approximately 1,200-
capacity amphitheater with the new, modernized performing arts venue having a reduced maximum
capacity of 650 guests (Figure 3.3). The new amphitheater/performing arts venue will continue to
serve as the heart of the Cove Property and will be a primary attraction at The Cove. The
amphitheater/performing arts venue will be relocated at the northwestern corner of the Cove Property,
overlooking the coast and providing an immersive oceanside and garden setting. The venue will host
a unique all-around guest experience featuring authentic cultural entertainment and contemporary
facilities.

Guests of the new performing arts venue will be welcomed through a main arrival portal designed to
highlight the facility as a major attraction on the property (Figure 3.4). Primary components of the
venue preliminarily include an amphitheater, kitchen/service building, bars, box office, and a back of
house area. Additionally, restroom facilities will be located in proximity to the venue. The new
amphitheater will include an upgraded audio and visual technology system, elevated stage, and tiered
outdoor guest seating for guests. Finished floor elevations of the venue may range from 11 to 13 feet
above msl (Figure 3.5). Landscaping may surround the amphitheater to create separation from other
components of the venue. Sound abatement may will be integrated to mitigate potential noise impacts
on the surrounding area, as further discussed in Section 4.9.

Design of the new performing arts venue will be flexible to allow activation during the day and night for
various types of programs and events. As discussed, the space will be reduced from its current

5 The Final EIS consolidates the Preliminary Elevation figures, resulting in a reduction in the number of figures.

36 G/O



The Cove Redevelopment
Second-DraftFinal Environmental Impact Statement

maximum capacity of approximately 1,200 visitors at one time to a capacity of 650 visitors at one
time. This may reduce the number of visitors present on the Cove Property at one time, minimize
potential adverse impacts to resources, and result in a more efficient use of the facility.

The current nightly commercial l0‘au show will be renewed to perpetuate and honor the Hawaiian
culture and history of place through the traditions of hula and mele. In addition to nightly
entertainment, potential programming at the performing arts venue may include wedding and other
event receptions, eeorporate—retreats; Hawaiian cultural arts and educational programs and
demonstrations, community events, and holiday shows. Activation of the Cove Property with a variety
of programs and events will create a new community-oriented recreation experience for residents and
a walkable attraction for visitors of the surrounding area.

3.3.4 Restaurants

To support the commercial lu‘au, the preliminary plan for The Cove Redevelopment includes
approximately 27,496 306,240 sf of restaurant space across three buildings, each strategically located
to optimize coastal and sunset views (Figure 3.3). Lu‘au attendees will be able to dine or relax at the
restaurants prior to or after the show. The restaurant component aims to establish The Cove as a
distinctive destination and Hawaiian gathering place in the overall West O‘ahu region for residents and
visitors. The restaurants will activate the site at various times of the day and may range from casual
to fine dining options. The new restaurants will support the economy and community by featuring local
culinary talent and prioritizing the use of fresh, Hawai‘i-grown produce when possible.

A restaurant designated as Building 1 may be located at the southern portion of the Project site and
adjacent to the beach anddageen (Figure 3.3). This restaurant is within the 3.2-foot SLR-XA and will
be elevated at approximately 10.5 feet above msl accordingly. Additionally, an outdoor terrace with
seating may be included (Figures 3.6 and-3-£). A second restaurant (Building 5) may be located
adjacent to the new amphitheater/performing arts venue retail space and lawn area (Figures 3.78
and-3-9). To the south of Building 5 and overlooking the beach, a restaurant designated as Building 6
is planned to provide a more upscale dining experience. Both restaurants are also within the 3.2-foot
SLR-XA and will therefore be elevated approximately 11 and 10 feet above msl, respectively (Figures
3.8 180-and-3-11). In addition to the restaurants, a bar area (Building 7) will be provided (Figure 3.14).

Each restaurant may include outdoor terrace seating (covered and uncovered) to allow property
visitors to enjoy the coastal setting. Open-air structures may allow the use of natural ventilation,
thereby reducing the overall energy footprint of The Cove. Landscaping will be incorporated to
complement the outdoor seating areas and create a lush, relaxing environment. The overall Project
design will include the use of modern and natural materials that will blend with the surrounding area.
In order to consider potential estimated future impacts of SLR, each building on the Cove Property is
designed to be adaptable and may be elevated between 10 to 11 feet above msl. The restaurants will
also be set back 60 feet from the shoreline. The buildings will range in height from approximately 26.6
to 36.5 feet, within the 40-foot height limit required by the UA (Ordinance No. 89-27) (Figures 3.13
and 3.14). Each building will be Americans with Disabilities Act (ADA)-accessible and may include areas
for accessory uses, such as service areas, kitchens, loading, restrooms, and trash areas.

3.3.5 “Village Walk” Retail and Potential Market/Retail

Ancillary to the commercial lUu‘au and supporting the Hawaiian Theme Park, The Cove Redevelopment
may provide approximately 21,500 26,220 sf of retail area consisting of distinct buildings (Buildings
2; and 3 4-and-£ in Figure 3.3) in the center of the property. Referred to throughout this EIS as the
“Village Walk,” this area may feature curated small-scale shops (Building 2, Figures 3.9 12ard-3-13),
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and a market (Building 3, Figures 3.10-14-anrd-3-15)-and-shew-relatedretaiHBuilding 4Figures 3-16

and-3-1+# showcasing a selection of goods, including those made in Hawai‘i, fostering an authentic
connection between people and place and supporting the local economy. Selected retailers may focus
on quality local or seasonal goods. The Village Walk will provide lu‘au attendees an attractive and
dynamic space to relax and shop before or after the shows. Retail options will attract guests and
families in the ‘Ewa region looking for a distinctive shopping experience in a tranquil and authentic
setting.

The area will be connected by a pedestrian pathway, and will seamlessly integrate with the surrounding
restaurants, lawn areas, and the cultural pavilion with performance stage. Planned buildings may be
composed of modern and natural materials, reflective of contemporary Hawaiian architecture. The
relaxing setting will be enhanced by lush landscaping, shade canopies, and outdoor seating, creating
an inviting gathering place for visitors of the property. Planned structures will range in height from
approximately 22.3 to 31.0 feet and will adhere to the 40-foot building height limit of the B-1,
Neighborhood Business District (Figure 3.13). Additionally, the structures may be elevated eight to 13
feet above msl to proactively consider the impacts of SLR.

3.3.6 Existing Wedding Chapel and Support Building

As part of the redevelopment of the Cove Property, the wedding chapel and support building located
at the north of the property, which were originally constructed in 1999 and encompass approximately
3,585 sf of building area, will remain in place, and the designated arrival area will be maintained
(Figures 3.3 and, 3.11 8and-3-19). The chapel and support building will continue to be used for
special events of up to 50 people. The Cove will provide a cohesive event experience and wedding
chapel users will be able to benefit from the new improvements on the site, including the amphitheater
or restaurants that may be used for receptions and the pathways and open spaces that may be used
for photo opportunities. Lush landscaping will be incorporated around the chapel area to create a
sense of privacy. Exterior improvements to the existing wedding chapel may also be undertaken as
part of the planned Project. However, the existing heights of 19.5 and 34.8 feet would be maintained

(Figure 3.14).

3.3.7 Service (Back of House and Administration)

Operation of The Cove will be supported by a Service (Back of House and Administration Building)
located at the north of the property (see Building 8, Figure-s 3.12-3:26-ard-3-21). The building may
include areas for amphitheater/entertainment venue storage, dressing rooms, commercial kitchen,
security office, and administrative office. The building is estimated to have a height of approximately
19.3 feet, adhering to the 40-foot height limit of the B-1, Neighborhood Business District (Figure 3.14).

8 G/O



The Cove Redevelopment
Seecond-DraftFinal Environmental Impact Statement

N
ANIKUHONUA PARKING LOT*
N NIC N

=z

TRUE Nogry
‘"ml%

{STORY,
o

@@H‘@f
/00D

. 7 BUILOIN )\ " i il CRIMALL ! "1 CRUWALL,
= ; N : ™ . \ \ OOFED . PLANTER

STRUCTURE :

LEGEND:

————— 40" SHORELINE SETBACK
— — — 60’ SHORELINE SETBACK
—-—-— 3.2' SEALEVEL RISE

= e e == PROPERTY LINE

STRUCTURES TO BE DEMOLISHED

80 ft N
i

Figure 3.2 Existing Conditions - Demolition Plan

G/O 39



The Cove Redevelopment
Seecond-DraftFinal Environmental Impact Statement

ALIINUI DRIVE

\ BUS LOADING
| BISPACES,

. _ — __,_‘m*r'r 7"
; TCEETTTTT IR 11
BUSLOADING MAUKA PARKING
73 SPACES 78 SPACES

CL ] 1]
| | 1

7 \ -\ \ " \ ‘\\ \
A\ WORTH PARKING \ \ 1\ )
AN N 115SPACES \ \ \ X\ \ N
\ N A\ \
A \

ARRIVAL /
DROP-0EE

\

W\ K
A KN\
Y

LONGETERM
BIKE PARKING., |,

c

LOADING SPACES 4 SPACES

Fpne—

OUTDOOR *

BIKE PARKING

DINING
SHORT-TERM 36 SEATS
LONG-TERM 6 SEATS
TOTAL 42 SEATS

LEGEND
60" SHORELINE SETBACK
————— 3.2 SEALEVEL RISE

10" PUBLIC BEACH ACCESS
@ = =« PROPERTY LINE

L

_____ } LOADING SPACES
(D  SHORT-TERM BIKE PARKING

([IM: LONG-TERM BIKE PARKING

ARCHAEOLOGICAL SITE BOUNDARY
10M BUFFER

Figure 3.3

X ‘
LANIKUHONUA PARKING LOT ¢
203 SPACES SHARED ACCESS

X ~_NIC

PARKING PROVIDED
EXISTING LANIKUHONUA SHARED
TOTAL EXISTING: 203 SPACES
NEW
MAUKA PARKING: 61 SPACES
ADA STALLS 9 SPACES
EV STALLS 8 SPACES
VALET PARKING: 111 SPACES
ADA STALLS 4 SPACES
TOTAL NEW: 193 SPACES
TOTAL PROVIDED: 396 SPACES
OTHER
BUS STALLS 8 SPACES
80 ft N

H

Preliminary Site Plan

3-10

G/O



The Cove Redevelopment
Second-DraftFinal Environmental Impact Statement

Figure 3.4
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3.3.8 Open Space, Beach Access, and Connectivity

The Project will adhere to the 30 percent lot coverage limit required by the UA (Ordinance No. 89-27),
preserving the majority of the site for open space (Table 3.1). A cultural pavilion with stage and open
air activity lawn areas will be integrated throughout the Cove Property, serving as multifunctional
spaces for programming, community gathering, or relaxing (Figure 3.3). Potential programming may
include pre- and post-show educational and cultural workshops and/or activities that highlight the
sense of place and fit appropriately within the coastal setting or coordinated events and programs with
the neighboring Lanikihonua Cultural Institute.

Open areas will be incorporated throughout to preserve views and create a relaxed setting. The site
layout will enhance existing views of the ocean for visitors by locating key gathering areas, such as the
amphitheater/performing arts venue and restaurants, along the coast. Structures will be set back at
least 60 feet from the shoreline, which will maintain lateral public beach access and ocean views from
the shoreline.

The Cove Redevelopment does not propose activities that will interfere with public use of the adjacent
beach, including commercial activities, such as weddings or renting beach chairs or umbrellas. An
access easement for “public access purposes” was created in 1989 and has remained in place at the
Cove Property ever since. A formalized grant of access to the City consistent with the 1993 SMA Use
Permit approval (Resolution 93-318) is in progress. Maintenance of the access easement, such as
regularly scheduled trash pick-up, is conducted by the current tenant of the Cove Property. The existing
public beach access along the southern end of the property will remain in place and will continue to
be maintained as part of the Project by-thelandewner. Similar to current practice, regular responsible
maintenance of the Project site will be conducted daily to avoid potential spillover onto the beach. In
addition, restrooms within The Cove will be available for public use, representing a significant
improvement over existing conditions.

Pedestrian pathways will be integrated throughout to provide improved connection and circulation
throughout the Cove Property. Walkways will be enhanced by lighting, landscaping, wayfinding, and
other themed design elements. Improvements at the Cove Property will create an inviting pedestrian
experience, thereby enhancing openness and connectivity within the widerareato-publicbeachesand
adjacent-hotelstimeshares;and-condos. Guests will be able to take advantage of the Project’s close

proximity and utilize non-vehicular modes of transportation to access the site such as walking, thus
mitigating potential impacts to traffic and aligning with State and City sustainable mobility practices.

3.3.9 Landscaping

Existing landscaping at the site consists of planted and potted trees, shrubs, and flowers of native,
Polynesian-introduced, or tropical variety, including coconut trees, kiawe trees, mimosa trees, and
beach naupaka. The center of the Cove Property features existing significant trees, including a large
monkeypod and Chinese banyan tree. In addition to being valued for their age, these trees serve as
key site landmarks for wayfinding across the property. Significant trees will be retained on site to the
extent practicable.

Landscaping will play a significant role in expressing culturally resonant themes and experiences
throughout The Cove Redevelopment. Special attention will be given to the selection and utilization of
native, Polynesian-introduced, and tropical plants, fostering a connection to the surrounding
environment and legacy of the Cove Property. See Figure 3.15 22 for a preliminary landscape plan
and Figures 3.16 23 and 3.17 24 for a preliminary plant palette.
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The palette features small, medium, and large native, Polynesian-introduced, and tropical canopy trees
that provide shade and screening and are accented by understory foliage and groundcover consistent
with the surrounding environment. Selected native plants and trees include a‘ali‘i (Dodonaea viscosa),
‘akia (Wikstroemia uva-ursi), naupaka (Scaevola taccada), pohinahina (Vitex rotundifolia), ‘ilima (Sida
fallax), and ma‘o (Gossypium tomentosum), alahe‘e (Psydrax odoratum), hala (Pandanus tectorius),
‘ulu (Artocarpus altilis), kukui (Aleurites moluccanus), and milo (Thespesia populnea). As a water
conservation measure, Pplant materials were selected based on drought tolerance and ability to
survive in the hot and dry coastal environment of the ‘Ewa region.

The two existing significant trees will be preserved in place. Other existing healthy trees may be
relocated elsewhere on site, as appropriate. An invasive species management plan involving both
observation and treatment will be prepared prior to construction to mitigate the spread of the Coconut
Rhinoceros beetle. Landscaping will be intentionally designed to complement new structures, open
space areas, pedestrian walkways, and outdoor seating thereby enhancing the overall atmosphere
and visual environment of the property. The existing trees along Ali‘inui Drive will remain in place and
continue to screen the Cove Property. Screening will also be provided throughout the site to delineate
program areas, enhance privacy, and mitigate potential noise within the site.

3.3.10 Site Access, Off-street Parking, and Loading
3.3.10.1 Site Access

Access to the Cove Property is facilitated via two driveways along Ali‘inui Drive. A one-way driveway at
the north end of the site is designated for incoming traffic to the Cove Property. Vehicles may also exit
the site via a driveway situated at the south end of the property. A one-way driveway connection within
the Cove Property facilitates direct circulation to the adjoining Lanikuhonua site. The planned
redevelopment will maintain this existing traffic pattern at the Cove Property.

3.3.10.2 Off-street Parking

Off-street parking for the Cove Property is currently accommodated within two on-site parking lots and
supplemented by one adjacent off-site parking area located on the Lanikuhonua property. Parking on
the north end of the property is designated for employees and wedding chapel guests only, while
parking on the east/mauka portion of the site consists of parking for guests and passenger buses.
Land use entitlements for the Cove Property dating back to the early 1990s document 151 vehicle
stalls and 30 bus stalls on the north and east parking lots. The adjacent off-site parking lot on the
Lanikuhonua property includes 412 parking stalls used by visitors of Lanikuhonua, the Cove Property,
and public beachgoers. Of the 412 parking stalls, 203 are included in an easement tied specifically to
the Cove Property (DPP File Nos. 94/VAR-70 and 97/CUP1-69). Therefore, a total of 354 vehicle stalls
and 30 bus stalls are documented as serving the Cove Property. During a survey conducted for the
Parking Management Plan (PMP), it was observed that the existing number of parking stalls in use has
changed over time due to typical resurfacing and restriping maintenance. See Section 4.7.3 for further
discussion.

Pursuant to ROH, Section 21-6.20, there are no off-street parking stall requirements for the Project
due to its location within the ‘Ewa DP area. With the planned redevelopment, the north parking lot will
be reconfigured to accommodate approximately 443 115 vehicle stalls. Valet operations may occur at
this lot to allow for improved circulation on site and may reduce conflicts along Ali‘inui Drive. The
existing east/mauka parking lot along the Ali‘inui Drive street frontage will be reconfigured to reduce
the number of existing bus parking stalls to eight and increase the number of standard vehicle stalls
to approximately 78 90. The adjacent off-site parking lot will continue to be shared with Lanikuhonua
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and utilized by guests and employees of The Cove, and no improvements are planned. In total,
approximately 396 406 parking stalls will serve The Cove Redevelopment (Table 3.2).

Table 3.2: Off-street Parking Summary

Location Parking Required? Parking Provided
Off-site (Lanikiihonua Parcel) 02203 203
Reconfigured on Property
Staff North Parking Lot {includesvalet) 0 11590
Visiter Mauka Parking Lot (Ali‘inui Drive frontage) 0 78113
TOTAL VEHICULAR STALLS PROVIDED: 396 406
BUS PARKING PROVIDED: 8

1 PerBill 2 (2020), off-street parking is no longer required in the ‘Ewa Development Plan Area (ROH, Section 21-6.20(a)). This
standard-is-used-as-areference-only:

2 The Cove Property holds the right to utilize 203 parking stalls on the adjacent Lanikiihonua property (DPP File Nos. 94/VAR-70
and 97/CUP1-69). This arrangement is a granted easement and is not mandated as a requirement.

3.3.10.3 Off-street Loading

To support the planned activities, four loading areas have been designated at the north and southeast
of the Cove (Figure 3.3). The loading areas will meet requirements articulated in the LUO and will
include loading stalls designated for large commercial vehicles (12 feet by 35 feet) and-stalls

designated-forsmallervehicles{8-5-feetby-19-feet).

Delivery management strategies, including enforcement of parking restrictions and management of
loading/unloading times, use of additional attendants or security, and the development of a delivery
schedule program may be employed to alleviate congestion in specific loading areas.

3.3.10.4 Bicycle Parking

The Cove will offer an accessible destination for visitors of the surrounding resort, and access to the
property via hon-motorized modes will be encouraged by providing enhanced connectivity, pedestrian
pathways, and bicycle parking. For visitors outside of the resort area, the number of visitors utilizing
non-motorized modes of transportation such as bicycling is expected to be lower due to various factors,
including the quality of bicycle facilities on the roads in the vicinity of the Project site. See Section 4.7.2
for further discussion.

According to Section 21-6.40 of the LUO, commercial uses on the property may require 36 short-term
bike parking spaces and seven long-term bike parking spaces (based on an on-site estimated off-street
parking stall count of 203 stalls and a maximum building area of 65,413 #4;860-sf). The Cove will
provide bicycle parking storage adequate to serve the site, and final counts will be determined during
the land use entitlements phase of the Project. Bike parking on the site may be designated on the
northern, eastern, and southeastern portions of the site, in proximity to The Cove’s entry points (Figure
3.3). Elements such as lighting and wayfinding may be provided to enhance the attractiveness and
safety of the bike parking facilities. Final design of the facilities will be determined as design
progresses.
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3.4 Compliance with the Unilateral Agreement (Ordinance
No. 89-27)

As part of the zone change approved for the Cove Property, a UA for Conditional Zoning was approved
on February 13, 1989 (Ordinance No. 89-27). The UA imposes conditions on the Cove Property,
including limiting commercial activity to restaurants and retail associated with a “Hawaiian Theme
Park” and a commercial lu‘au operation; limiting lot coverage to 30 percent; and requiring a 40-foot-
wide strip along the seaward property boundary to remain free of structures and improvements. The
Project complies with the conditions of the UA, as follows:

1. Declarant will limit the type of commercial activity on the Property to restaurants and retail
activity associated with a Hawaiian Theme Park and a commercial lG‘au operation.

Discussion: Since the 1970s, the Cove Property has been primarily used as an outdoor recreation
facility comprised of a private commercial It‘au, wedding, and entertainment operations.
Recognizing the long-standing use of the Cove Property, the Project proposes to maintain the
commercial [u‘au as the focal point of the site. In alignment with a Hawaiian Theme Park, the
Project will create an authentic Hawaiian outdoor recreation facility and community gathering place
for kama‘aina (Hawai‘i residents) and visitors that honors and reflects history, culture, and
connection to place. Ancillary improvements include an improved main arrival area, retail shops
hosting goods made in Hawai'i, restaurants and a marketplace showcasing local cuisine and

agricultural products, and welcoming and engaging common areas.

Additionally, a cultural pavilion and open-air activity lawn areas are planned to be included.
Potential programming at the pavilion and on the lawns may include pre- and post-li‘au show
educational and cultural workshops and/or activities that highlight the sense of place and fit
appropriately within the coastal setting (i.e., demonstrations featuring lei-making, kapa-making
canoe/wa‘a activities, and imu activities) or coordinated events and programs with the
neighboring Lanikuhonua Cultural Institute. The existing wedding chapel and support building
will remain in place and may also be improved.

2. Declarant will limit lot coverage of the Property thirty percent (30%).

Discussion: The Cove Property encompasses approximately 472,757 sf of lot area. Under the
30 percent lot coverage limit, the maximum allowable building area on the parcel is
approximately 141,827 sf. The planned Cove Redevelopment will consist of approximately
65,413 sf of building area, representing approximately 13.84 percent of the 472,757-sf
parcel, well below the 30 percent lot coverage limit (Figure 3.18).

3. Declarant will develop the Property consistent with the adopted urban design provisions and
considerations for Ko Olina (West Beach) to include a 40 foot wide strip along the seaward
property boundary which shall be open and free of structures and improvements.

Discussion: The Cove Property currently provides a 40-foot-wide strip along the seaward
property boundary in accordance with Condition No. 3 of the UA. In addition, the planned
redevelopment is subject to the City’s updated shoreline setback articulated in ROH, Chapter
26 and its implementing regulations, which requires a 60-foot shoreline setback for the Cove
Property. The Project will therefore maintain a 60-foot shoreline setback area, which will
remain open and free of structures.
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Commercial use of the Cove Property predates any adopted urban design provisions, and the
Project site has been and in connection with the Cove Redevelopment Project will continue to
be consistent with such provisions. A detailed analysis of the Project’s consistency is provided
in Section 5.3.3.

4. Declarant will, at its cost, connect to the Ko Olina public sewer system immediately upon its
completion in 1989 and provide written notification to the Department of Land Utilization that
the connection has been made.

Discussion: Connection to the Ko Olina public sewer system was accomplished in 1990.
Notification to the Department of Land Utilization (now the DPP) was subsequently provided
as part of the Existing Use Permit for the current use on the site (File No. 90/CUP2-5).

3.5 Anticipated Development Schedule

Redevelopment of the property is expected to commence upon receipt of necessary permits and
approvals. Itis anticipated that 24 months will be required for construction. Improvements are planned
to start as early as 2025 and may be completed by 2027, subject to market conditions.

Construction activities are expected to occur in the following general phases: demolition, site
preparation (clearing and grading), excavation, foundation installation, structure construction, grading,
installation of interior finishes and fittings, architectural coatings, and landscaping. A timeline will be
provided for the Project at the appropriate time, and will include anticipated dates for building permits,
demolition/construction, occupancy, submittal of the TMP and updates to the findings of the TIR, as
applicable.

3.6 Estimated Construction Cost

Planning and construction of the Project is estimated to cost $135.6 million.
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Section 4

Environmental Setting, Potential
Impacts, and Recommended Mitigation
Measures

This section describes the existing environmental conditions and discusses potential impacts of the
Proposed Action. Strategies to minimize impacts and to mitigate any significant impacts are identified.

4.1 Archaeological, Cultural, and Historic Resources

4.1.1 Archaeological Resources

As a privately funded project on private land, the planned Project is subject to historic preservation
review by the Department of Land and Natural Resources (DLNR), State Historic Preservation Division
(SHPD) pursuant to HRS, Section 6E-42 and HAR, Section 13-284. In consultation with SHPD and
cultural descendant Ms. Nettie Fernandez Tiffany, CSH prepared a draft AlS (Appendix B) for the
Project. The following section summarizes the findings of the draft AIS.

Fieldwork for the draft AlIS was conducted between October 21 and November 12, 2019. The draft AIS
was subsequently prepared and submitted to SHPD for initial review in March 2020. Revisions to the
draft AIS were requested by SHPD on November 27, 2022. During the Draft EIS public comment period,
SHPD reviewed the draft AIS and provided an additional list of requested revisions (Appendix A-2). The
Applicant and CSH met with SHPD in July 2024 to discuss the comments, specifically with regards to
the proposed mitigation commitments, and provided responses to each comment in Table 7.3.
Accordingly, revisions to the draft AIS were made and are presented in the following Section 4.1.1 and
the updated draft AIS is provided in Appendix B. Notably, consultation for the draft AIS and a
forthcoming burial site component of a preservation plan (BSCPP) is underway. The results of
consultation will be incorporated into a further revised draft AIS and BSCPP to be submitted to SHPD.

Existing Conditions

Historical Context

The Project site is located within the ahupua‘a of Honouliuli and along the leeward coast of O‘ahu.
Honouliuli ahupua‘a had tremendous and varied resources available for use by early Hawaiians,
including twelve miles of coastline with continuous shallow fringing reef, which offered rich marine
resources; waters of the West Loch that offered extensive fisheries and frontage suitable for
development of fishponds; rich, level, alluvial soils with plentiful water for irrigation in the ‘Ewa plain;
a broad limestone plain which included sinkholes that offered a nesting home for a large population
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of avifauna and may have been one of the early attractions for human settlement; and, an extensive
upload forest zone extending as much as 12 miles inland from the edge of the coastal plain.

At contact, the most populous ahupua‘a on the island was Honouliuli. Between 1848 and 1853, a
series of epidemics contributed to population decline and consolidation of the remaining population
in the town of Honouliuli. As a result of the Mahele in 1848, 43,250 acres within the ahuupua‘a,
including the Project area, was granted to Miriam Ke‘ahi-Kuni Kekau‘onohi, one of the wives of Lihiliho
(Kamehameha 1l). James Campbell purchased most of the Honouliuli Ahupua‘a, including the Project
area, for cattle ranching in 1877. In 1889, Campbell leased his property to Benjamin Dillingham, who
subsequently formed the Oahu Railway and Land Company (OR&L). To attract business to the railroad
system, Dillingham leased all land below 200 feet of elevation to William Castle, who in turn subletted
the area to the Ewa Plantation Company for sugarcane production. By 1920, the lands of Honouliuli
were primarily used for sugarcane cultivation and ranching.

In 1939, Alice Kamokilaikawai Campbell, daughter of James and Abigail Kuaihelani Maipinepine
Campbell, resided in Lanikuhonua, adjacent to the Project site, for nearly 30 years. Mrs. Campbell
named the area Lanikuhonua which means “where the heavens meet the earth” (Laniklhonua
Cultural Institute 2019).

Major land changes came to western Honouliuli when the U.S. military began development of coastal,
foothill, and upland areas for military installations including the Barbers Point Military Reservation,
Camp Malakole Military Reservation, and Gilbert Military Reservation. Barbers Point Naval Air Station,
in operation from 1942 to the 1990s, was the largest and most significant base in the area.

The OR&L railroad alignment runs northeast/northwest of the Project site. Passenger totals on the
OR&L railroad line increased throughout the first half of the twentieth century, and reached an all-time
high of 2,642,516 passengers in 1943. Throughout World War Il, the railway served a critical function
in transporting military personnel and equipment. However, the development of an improved road
system and increasing numbers of cars on the island led to a decline in passengers. Operations
outside Honolulu eventually ceased in 1947, and in 1950, the U.S. Navy acquired the track from Pearl
Harbor to Nanakuli. The entire OR&L alignment was eventually transferred to the State by 1968. In
1970, the Hawaiian Railway Society was established to preserve and restore portions of the OR&L
railroad, including the portion in the vicinity of the Project site, which is now used to conduct historical
tours.

In 1979, use of the Cove Property for commercial lu‘au, wedding, and entertainment operations was
established when a CUP was approved by the City DPP. In the mid-1980s, the area adjacent to the
Cove Property was purchased by a private developer, who envisioned the development of a resort
community. Initially conceptualized as “West Beach,” construction of the resort included four man-
made lagoons, a golf course, luxury condominiums, and a hotel. Following a period of stalled
development due to the Japanese investment bubble, the resort was eventually repurchased and
construction resumed. The area is now formally known as the Ko Olina Resort.

Previous Archaeological Studies

As summarized in Table 4.1, six previous studies have been conducted within the Project site. Across
the six studies, two historic properties listed on the State Inventory of Historic Places (SIHP) were
identified. SIHP Site No. 50-80-12-3362 (-03362) was identified during an AIS conducted by Glidden
et al. for West Beach in 1987. Site -03362 consists of two features, including Feature 1, coastal
backwater marshland (within the southern portion of the Project site) and Feature 2, a habitation area
(outside the Project site). SIHP Site No. 50-80-12-4968 (-04968) consists of approximately six five
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sets of human skeletal remains located in the western portion of the Project area west of the existing
lU‘au stage. See (Figure 4.1) for previously identified archaeological sites in the vicinity of the Project
site.

Table 4.1: Previous Archaeological Studies Conducted at the Project Site

Reference Study Year Type of Study SIHP Site No. 50-80-12- Results
. Archaeological No SIHP assigned (SIHP Salt pans located in the western portion,
Komori and Dye 1979 Testin number has been outside proiect area
g requested) proj
Davis and Haun 1987 Inventory Survey -03362 Identified SIHP No.Site 3662
Identified two features within Site -03362
Feature 1: Coastal backwater marshland
. with no apparent cultural function prior to
Davis 2000 Data Recovery 203362 the 19th century cultivation
Feature 2: Cultural deposit indicative of
habitation, outside project area
. Data Recovery Identified coastal wetlands and SIHP
Glidden et al. 1993 Excavations -03362 No.Site -03362
Burial
Documentation of Discovery of 4 one human burial within a
Jourdane 1995 Inadvertent -04968 . 4 S -
. gas line excavation
Discovery of
Human Remains
Response-to
Burial
Hammatt 1995 Documentation -04968 Dogumen.te_d an add[tlonal 5 fO_l.lI’ human
Inadvertent burials within a gas line excavation
Discovery of
Human Remains
Current AIS Archaeological-Festing

Survey fieldwork conducted for the current AIS took place between October 21 and November 12,
2019 and consisted of a pedestrian survey of the entire parcel, GPS data collection, and subsurface
testing of 16 test excavations. Subsurface testing locations were selected based on previous studies’
testing locations, documentation of known historic properties within the Project site, and consultation
with SHPD and cultural descendant Ms. Nettie Fernandez Tiffany (Aunty Nettie).

The majority of the Project area appears to be moderately disturbed from multiple phases of land
altering activities including the plantation, ranching, and the development of the existing lu‘au area.
The northern portion of the Project area is significantly shallower in comparison to the central and
southern portions of the project area revealing the undulating coral shelf in these areas. Due to the
undulating coral shelf, it is possible that multiple underground caverns exist throughout the western
portion of the Project site. The southeast portion of the Project site is evidenced by pre- to post-Contact
activity associated with coastal wetlands (SIHP No. -03662) utilized as subsequent habitation,
agriculture, and water control area. Based on locally procured sand fills near the western shoreline
portion of the current project area and known human burials (SIHP No. -04968) in these areas, it is
likely these areas may contain cultural deposits including human skeletal remains.
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During the current AIS survey, the two previously identified historic properties were confirmed and new
portions of SIHP No. -03362 were identified. Additionally, the burial preserve for SIHP No. -04968 was
designated “CSH 2” during the course of the AIS (Figure 4.21).

1. Coastal wetlands (SIHP Site No. -03362): The coastal wetlands were identified in the southern
portion of the Project area within three excavations. They appear to be present at or very near
the water table and were naturally deposited and formed on top of marine, primarily lagoonal,
deposits and/or the coral shelf. Test excavations indicate the coastal wetlands were capped by
fill deposits associated with a combination of construction by the Ewa Plantation Company and
of the existing entertainment venue. Consistent with previous studies, SIHP Site No. -03362
contains two features and no associated artifacts (only feature 1 is located within the Cove
Property). It has been described as coastal backwater marshland with no apparent cultural
function prior to nineteenth century cultivation. Due to the potential to further understand the
types of agricultural and aquacultural practices utilized and determine the boundaries of the
coastal wetlands, the property is assessed as significant per HAR, §13-284-6 under Criteria “d”
(have yielded, or is likely to yield information important for research on prehistory or history).
The property also retains integrity of location and materials.

2. Human skeletal remains (SHIP Site No. -04968): Previously identified in 1995 and subsequently
preserved, SIHP Site No. -04968 consists of approximately six five sets of human skeletal
remains (Burials 1 through 5, features 1 through 5) located in the western portion of the Project
area west of the existing Paradise Cove lu‘au stage. The burials were identified in January 1995
during the excavation of a trench for the installation of gas lines to support Paradise Cove and

were documented bv Jourdane (1995) and Hammatt (1995) One—meweusw—rdeqt-lf-red—hls%eﬂe

“CSH 2" is the burial preserve and relocation area for Burials 1 through 5. CSH 2 encompasses
an area of approximately 752.85 sf. In consultation with the landowner and recognized cultural
descendants, SHPD determinations included both preservation in place and reinterment at the
original site of respective discovery within the existing burial preserve area on the Cove Property.
Temporary curation measures and reinternment activities for SIHP # -04968, Burials 1 through
5 are unknown, however, kahu Nettie Fernandez Tiffany has acknowledged that all burials were
reinterred in the same area, west of the existing |U‘au stage. The existing burial preserve area is
currently covered with landscaped naupaka brush. The area seaward/makai of the burial
preserve area is a maintained flat, grassy landscaped area extending to the shoreline. Entrance
to the burial preserve area on either side (north-south) makai of the existing lu‘au stage is
cordoned off with rope and wooden poles to deter pedestrian access.

SHIP Site No. -04968 is assessed as significant per HAR, §13-284-6 under significance Criteria
d (have yielded, or is likely to yield information important for research on prehistory or history)
and e (have an important value to the Native Hawaiian people or to another ethnic group of the
state due to its associations with cultural practices once carried out, or still carried out, at the
property or due to associations with traditional beliefs, events or oral accounts these
associations being important to the group’s history and cultural identity).The historic properties
within the Project site and their significance/eligibitity assessments and mitigation
recommendations are summarized in Table 4.2.
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Table 4.2: Confirmed Historic Properties Within the Project Site
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Results of Cultural Consultation

Consultation efforts were conducted in preparation for the current AIS and for the Project’'s BSCPP.
This effort included consultation with cultural descendant Nettie Fernandez Tiffany (Aunty Nettie),
SHPD, as well as consultation required under HAR, §13-284(6)(c) and HAR §13-276-5(g).

The AIS testing strategy was based on consultation with the SHPD and cultural descendant Aunty
Nettie. The AIS test excavations were placed targeting those areas and within areas not previously
investigated. The remainder of the test excavations were placed for representative distribution. Some
trenches were reoriented based on known subsurface utilities via the maintenance crew and concerns
from Aunty Nettie. The eastern portion of the Project site included specific instruction from Aunty Nettie
regarding proximity to known human burials in the near vicinity.

The Applicant conducted a site visit with Aunty Nettie on February 14, 2023, to discuss the existing
burial preserve area (CSH 2) for SIHP # -04968 and potential interim and permanent buffer zones.
Aunty Nettie expressed her preference of no excavations to occur in the existing buffer and preserve
area, as well as to keep an existing hau tree(s) near the preserve area and a nearby kiawe tree in their
current location. She also mentioned that the burials in the preserve area (SIHP # -04968) were
preserved in place under her advisory. When asked about future landscaping, her stated preference
is to leave the area “as is” with the naupaka, for it to be remain discrete with no signage, and to remain
cordoned off to avoid foot traffic.

On July 3, 2024, the Applicant met with SHPD history and culture branch burial sites specialist Regina
Hilo to discuss SIHP No. -04968. On July 5, 2024, CSH and the Applicant met with SHPD archaeology
branch chief Dr. Susan Lebo and O‘ahu archaeologist Samantha Hemenway to discuss SHPD’s
comment regarding an appropriate buffer zone and path forward for the SIHP No. -04968 burials.
SHPD’s records for SIHP No. -04968 indicate that consultation with Native Hawaiian Organizations
(NHOs), CSH, and representatives from the James Campbell Estate was conducted and that long-term
preservation was agreed upon during a meeting held on January 18, 1995. The outcome of the
meeting was formalized in a burial agreement (1995 Burial Agreement) (see Appendix A of Appendix
B). However, SHPD has no record of a preservation plan for SIHP No. -04968. On July 5, 2024, SHPD
confirmed that a BSCPP is required for SIHP No. -04968.
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Potential Impacts and Mitigation Measures

Based on testing, the majority of the Project area appears to be moderately disturbed from multiple
phases of land altering activities including the plantation, ranching, and the development of the
existing lU‘au area. Based on a review of previous archaeological studies conducted within and in the
vicinity of the current Project site, there is a moderate probability of encountering traditional Hawaiian,
early post-contact Hawaiian, or Historic Period deposits during project-related activity.

Under State historic preservation review legislation, one of two project effect determinations must be
established: 1) “No historic properties affected,” where a project will have no effect on significant
historic properties; or 2) “Effect, with agreed upon mitigation commitments,” where a project will affect
one or more significant historic properties, and the effects will potentially be harmful. However, the
agreed upon mitigation commitments involving one or more forms of mitigation will reasonably and
acceptably mitigate any harmful effects (HAR, §13-284-7).

Two previously-identified historic properties within the Project area (SIHP Nos. -03362 and -04968)
were reconfirmed during the AIS. The Project has the potential to affect the two historic properties
identified within the Project area. This is due to the potential for encountering additional exposures
and/or features of these historic properties that may be present.

i - As such, the results of the AIS supports a
project effect determination efis “Effect, with agreed upon mitigation commitments” pursuant to HAR,
§13-284-7. The recommended mitigation measures discussed below will reduce the Project’'s

potential effect on significant historic properties.

If a project will have an “effect” (impact) on significant historic properties, then a mitigation
commitment proposing the form of mitigation to be undertaken for each significant historic property
shall be submitted for SHPD review and acceptance. Mitigation may occur in the following five forms:
A) Preservation, B) Architectural Recordation, C) Archaeological Data Recovery (which includes
archaeological monitoring), D) Historical Data Recovery, and E) Ethnographic Documentation (HAR,
8Section 13-284-8).

The AIS proposes the following agreed upon mitigation commitments, which consist of archaeological
monitoring (a form of data recovery) and preservation through avoidance:

* Archaeological monitoring (a form of archaeological data recovery) of all ground-disturbing
activities for the entire Project area. On-site archaeological monitoring will be conducted to
identify and document any additional exposures of SIHP No. -03362 and SIHP No. -04968 and
any newly identified historic properties that may be identified during construction. An
Archaeological Monitoring Plan (AMP) will be submitted meeting the requirements of HAR, §13-
279-4 to the SHPD for review and acceptance.

* SHPD’s records for SIHP No. -04968 indicate that consultation with NHOs, CSH, and
representatives from the James Campbell Estate was conducted and that long-term
preservation was agreed upon in a meeting held on January 18, 1995. This was formalized in
the 1995 Burial Agreement. SHPD has no record of a preservation plan for SIHP No. -04968.
On July 5, 2024, SHPD confirmed that a BSCPP is required for SIHP No. -04968.
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Consultation with the signatories of the 1995 Burial Agreement, as well as known cultural and
lineal descendants of the area has been initiated and is ongoing as of publication of this Final
EIS. This consultation is regarding the specifics for the interim and long-term protection
measures and will be outlined in the BSCPP document. As requested by SHPD, a buffer zone
larger than the existing buffer zone is being considered and will be presented to recognized
lineal and cultural descendants for their consideration.

A letter to the Office of Hawaiian Affairs (OHA) was sent on 19 June 2024 in compliance with
HAR, §13-284-6(c) requiring consultation for historic properties that may be significant. OHA
responded to CSH on July 8, 2024 with comments. On July 15, 2024, OHA was informed of
SHPD'’s guidance regarding a BSCPP for SIHP No. -04968. OHA will have the opportunity to
review and provide comments to the BSCPP.

The results of consultation will be incorporated into the BSCPP.

It is currently unclear if SIHP No. -04968 was recorded with the Bureau of Conveyances.
However, the landowner will verify, and, if it is not, will record the burial preserve area (CSH 2)
for SIHP No. -04968 with the Bureau of Conveyances. The burial preserve area (SHHP-No—
4968} shall remain in perpetuity to preserve the iwi kupuna (Native Hawaiian skeletal
remains).

4.1.2 Cultural Impact Assessment

A Cultural Impact Assessment (CIA) was prepared by CSH to analyze the impact of the Project on
cultural practices and features associated with the Project site and the greater Honouliuli Ahupua‘a.
Background research and consultation were conducted to support the CIA, which is included as
Appendix C. The CIA was subsequently updated to compile relevant information from the CIA into a
new section titled Ka Pa‘akai Analysis. The following section summarizes the findings of the CIA.

Existing Conditions

CIA Consultation

Beginning in June 2021, an effort was made to contact and consult with 80 Native—Hawaiian
Organizations{NHOs}, agencies, and community members including descendants of the area in order
to identify individuals with cultural expertise and/or knowledge of the ahupua‘a of Honouliuli. Of the
80 NHOs, agencies, and community members contacted, 13 responded. Of the 13 respondents, in-
person, virtual, phone, or written consultation was conducted with the following five participants: Nettie
Fernandez Tiffany (kahu (caretaker) of Lanikuhonua Cultural Institute), William Aila, Jr. (prior chair of
Hawaiian Homes Commission, Director of Department of Hawaiian Homelands), Kuhio Lewis (Chief
Executive Officer for the Council for Native Hawaiian Advancement), Tracie Ka‘Onohilani Farias Lopes
(Kumu Hula (hula teacher) for Ka La ‘Onohi Mai O Ha‘eha‘e and Instructor at Hawai'‘i Pacific University),
and R. Keawe Lopes (Kumu Hula of Ka La ‘Onohi Mai O Ha‘eha‘e and Director of the Kawaihuelani
Center for Hawaiian Language at the University of Hawai‘i at Manoa).

Based on the results of community consultation and background research conducted as part of this
CIA, traditional cultural practices that occur in the vicinity of the Project and wider Honouliuli ahupua‘a
include gathering of plant and aquatic resources, religious rituals, and burial practices. The
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maintenance of access to the ocean for marine resources and recreational activities, such as fishing,
diving, and swimming, was identified by several interviewees as being particularly important. In the
ahupua‘a of Honouliuli, cultural sites of particular importance include trails, plains, and temples.

Hula is an important cultural practice currently occurring on site through the nightly evening show. Two
of the interviewees are kumu hula that have trained and performed at both Lanikihonua and Paradise
Cove throughout the last 17 years and created the current show to authentically celebrate and share
Hawaiian culture. One of the purposes of the existing entertainment venue and the planned Project is
to continue to perpetuate Hawaiian culture through the traditional art of hula. Further discussion in
provided in the following subsections.

Traditional and Historic Land Uses

Honouliuli is the largest ahupua‘a in the moku (district) of ‘Ewa. The literal translation of Honouliuli is
“dark water,” “dark bay,” or “blue harbor,” and thus is named for the waters of Pearl Harbor which
marks the eastern boundary of the ahupua‘a. Another source translates Honouliuli as “the blue bays
or inlets.” Honouliuli appears in the “Mo‘olelo of Lepeamoa,” the chicken-girl of Palama, where
Honouliuli is the name of the husband of the chiefess Kapalama, and grandfather of Lepeamoa.
Honouliuli has traditionally been generally described as hot and dry. Evidence for drought-like
conditions is further supported by the relative lack of traditional rain names associated with the
Honouliuli Ahupua‘a. The Naulu rain is the only known rain associated with Honouliuli. Due to the lack
of rainwater, freshwater resources were accessed via a karstic system.

In traditional Hawaiian times, the areas of exposed coral (Pleistocene limestone) outcrop were
undoubtedly more extensive. According to McAllister (1933), holes and pits in the coral were generally
accessed for water, while larger pits, often containing soil, were used for cultivation. McAllister
additionally remarked that at the time of his 1930s survey, mai‘a (banana; Musaceae) and ko
(sugarcane; Saccharum officinarum) were being cultivated within the pit caves (sinkholes).

The traditional ka‘ao (legends) associated with the area tell the story of the akua (godly) brothers,
Kane and Kanaloa. It was their supernatural feat of hurling pohaku (stone) across the island that
determined the boundaries of moku or land divisions. Additional mo‘olelo (stories) speak of Hi‘iaka
and her travels across the plains of ‘Ewa. In particular, the wahi pana (storied place) of Kaupe‘a is
described. Kamakau describes Kaupe‘a as a wide plain where a grove of wiliwili (Erythrina
sandwicensis) stands. This plain is an “ao kuewa”, ,Zor a realm belonging to homeless souls. During
consultation for the CIA, Mr. Lewis noted that in traditional times, the area was “where spirits would
roam.” In general, the kama‘aina of both the Honouliuli ahupua‘a and ‘Ewa district made a point to
avoid this place.

Pu‘u o Kapolei, a prominent hill located on the ‘Ewa coastal plain, was the primary landmark for
travelers on the trail running from Pearl Harbor to Wai‘anae. A heiau (pre-Christian place of worship)
was once on the summit of the hill; however, by the time of McAllister’s survey of O‘ahu, it had been
destroyed. The hill was also used as a point of solar reference or as a place for celestial observations
of the winter solstice and summer solstice. A ceremony at a heiau on Pu‘u o Kapolei provides a vantage
point to capture the sun setting directly behind Pu‘u Palailai, a peak farther west in the Wai‘anae range.
A coinciding ceremony at Kupalaha Heiau in Waikiki captures the same essence as the sun sets behind
Pu‘u o Kapolei.

John Papa ‘11, a historian and attendant to Kamehameha |, describes a network of leeward O‘ahu trails
that in later historic times encircled and crossed the Wai‘anae Range, allowing passage from West
Loch to the Honouliuli lowlands, past Pu‘u o Kapolei and Waimanalo Gulch to the Wai‘anae coast and
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onward, along the shoreline of O‘ahu. Following ‘I'Ts description, a portion of this trail network would
have passed close to the present Farrington Highway alignment, north of the Cove Property.

In early historic times, the population of Honouliuli was concentrated at the western edge of West Loch
in the vicinity of Kapapapuhi Point. This area was clearly a major focus of population due to the
abundance of marine resources in close proximity to a wide expanse of well-irrigated bottomland
suitable for wetland taro cultivation.

Following the Mahele of 1848, 96 individual land claims were made in the ahupua‘a of Honouliuli,
with 72 claims being registered and awarded by King Kamehameha lll to maka‘ainana (commoners).
The 72 Kuleana (individual parcels) awards were almost all made adjacent to Honouliuli Gulch, which
contained fishponds, lo‘i (irrigated taro field), kula (pasture/field), and house lots. Beginning with the
time of Western Contact, Hawaiian populations were introduced to many virulent western diseases
which began to decimate the native populations. In 1832, a missionary census of Honouliuli recorded
the population as 1,026. Within four years the population was down to 870. Between 1848 and 1853,
a series of epidemics of measles, influenza, and whooping cough often decimated whole villages.

With the increasing foreign interests on O‘ahu Island during the last half of the nineteenth century, an
array of agricultural enterprises was attempted. In 1871, John Coney rented the lands of Honouliuli to
James Dowsett and John Meek, who used the land for cattle grazing. In 1877, James Campbell
purchased most of Honouliuli ahupua‘a.

Major land use changes came to western Honouliuli when the U.S. military began development in the
area. Military installations were constructed both near the coast and in the foothills and upland areas.
Barbers Point Military Reservation (formerly Battery Barbers Point from 1937-1944) at Kalaeloa
(Barbers Point Beach) was used, beginning in 1921, as a training area for firing 155-millimeter (mm)
caliber guns (Payette 2003).

Also in the vicinity were Camp Malakole Military Reservation (formerly Honouliuli Military Reservation),
used from 1939, and Gilbert Military Reservation, used from 1922-1944. Fort Barrette (also known
as the Kapolei Military Reservation and Battery Hatch) atop Pu‘u o Kapolei was in use from 1931 -
1948 for housing four 3-inch anti-aircraft batteries. In the 1950s, the site was used as a Nike missile
base. Palailai Military Reservation was built in 1921 atop Pu‘u Palailai in Makakilo and housed Battery
Palailai and Fire Control Station B.

Beginning in 1939, Alice Kamokilaikawai Campbell, daughter of James and Abigail Kuaihelani
Maipinepine Campbell, resided in Lanikihonua, adjacent to the Cove Property for nearly 30 years.
Mrs. Campbell named the area Lanikuhonua which means “where the heavens meet the earth.”
Cultural descendant, Nettie Fernandez Tiffany, current kahu (caretaker) of the Lanikuhonua Institute,
stated that her mother, Leilani Fernandez, was a close friend of Alice Campbell. Mrs. Fernandez owned
a beach home within the current Project area and was the previous caretaker of the Campbell Estate
property.

In 1979, use of the Cove Property for commercial |u‘au, wedding, and entertainment operations was
established when a CUP was approved by the City DPP. In the mid-1980s, the area adjacent to the
Cove Property was purchased by a private developer, who envisioned the development of a resort
community. Initially conceptualized as “West Beach,” construction of the resort included four man-
made lagoons, a golf course, luxury condominiums, and a hotel. Following a period of stalled
development due to the Japanese investment bubble, the resort was eventually repurchased and
construction resumed. The area is how formally known as the Ko Olina Resort.
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Traditional Cultural Practices

The ahupua‘a of Honouliuli hosted a variety of traditional Hawaiian cultural practices that were carried
out and continue to be recognized and perpetuated by people today. Although the Honouliuli ahupua‘a
is known to lack rainfall, the ‘Ewa karstic system located below the surface provided water and
nutrient-rich sediment to sustain farming and plantation operations throughout the ‘Ewa region. The
maka‘ainana living within the ahupua‘a of Honouliuli would access the freshwater via pit caves or
sinkholes. Historically, the kalo, ki, and noni were cultivated in the ahupua‘a of Honouliuli. McAllister
documented how the maka‘ainana adapted to conditions in Honouliuli writing that the kama‘aina of
the ahupua‘a utilized the soil on the floor of caves for cultivation and noted that both mai‘a and ko
were cultivated in pits.

Honouliuli also contained reefs, farmed fishponds, and freshwater springs for native Hawaiians to fish.
Notably, the lochs of Pearl Harbor were ideal for the construction of fishponds and fish traps. The
abundance of ocean resources would sustain and supplement native Hawaiians with ocean-based
proteins. During a tour of the Lanikuhonua Cultural Institute, kahu Nettie Tiffany pointed out Anianiku
and Ko‘ula fishponds which are located west of the project area.

Religious practices including prayers, chants, and ho‘oponopono or the practice of reconciliation of
others did occur at the project area and within the surrounding vicinity. Additionally, through
community consultation, Mr. Aila mentioned an unimproved Kuahu (altar) is located west of
Lanikuhonua, beyond the housing but within the County Park. The Kuahu, he believes, is a fishing
shrine where fishermen used to leave ho‘okupu (offerings); he also noted that “Uau Kani (Wedge tail
shearwater)” nest in the area surrounding the altar.

Ka Pa‘akai Analysis

In Ka Pa‘akai O Ka ‘Aina v. Land Use Comm’n, 94 Hawai‘i 31, 7 P.3d 1068 (2000), the Hawai'i
Supreme Court articulated an analytical framework to assist state agencies in balancing the State's
obligation to protect traditional and customary practices against private property (as well as competing
public) interests, by requiring specific findings and conclusions about:

1. The identity and scope of ‘valued cultural, historical, or natural resources’ in the relevant area,
including the extent to which traditional and customary native Hawaiian rights are exercised in
relevant area;

2. The extent to which those resources—including traditional and customary native Hawaiian
rights—will be affected or impaired by the proposed action; and

3. The feasible action, if any, to be taken by the [agency] to reasonably protect native Hawaiian
rights if they are found to exist.

Based on information gathered from the cultural and historical background, and community
consultation for this Project, there are various traditional cultural practices and resources to consider.
As such, the CIA was updated to more clearly articulate this analysis (Section 9 of Appendix C).

1. Valued Cultural, Historical, or Natural Resources in the Project Area

During consultation, Ms. Tiffany pointed out various native vegetation that are present at the
adjacent Lanikuhonua property. Ms. Tiffany, Mr. Lewis, and Mrs. Lopes discussed marine
resources in the vicinity of the Project area. Ms. Tiffany pointed out the Anianiku and Ko‘ula
fishponds, which are located west of the Project area.
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Mr. Lewis mentioned that people swim, dive, and spear fish at Milo Cove just north of the Cove
Property. Mrs. Lopes stated that her ‘ohana has “actively fished the reefs along the coast and
enjoyed manini, weke, kala, maiko, he‘e and ‘0‘io from Keaulana, Kalaniana‘ole Beach Park,
Ulehawa, Pu‘uohulu-Kai, and Ma‘ili.”

Mr. Lewis, Ms. Tiffany, Mr. Aila Jr., and Mrs. Lopes discussed the spiritual significance of the
area. Mr. Lewis mentioned that in traditional times, the area was “where spirits would roam.”
He also mentioned the Makahiki season begins in Kapolei with ceremonies, dancing, and games
and continues across all the other islands. Ms. Tiffany noted that religious practices did occur
on the Project area and within the surrounding vicinity. Mr. Aila Jr. mentioned there is a kuahu
(altar) where fishermen left ho‘okupu (offerings) located “to the west of Lanikuhonua just
beyond the housing but within the County Park that is unimproved.” Mrs. Lopes was “water
baptized as an adult” in the “ocean and shoreline of Nanakuli and the proposed area of
revitalization in Ko Olina.” She also brought her daughters to Anianiku (a fishpond located west
of the Project area) to conduct ceremonies dedicating them to Ke Akua. She noted that these
ceremonies bound them spiritually to this place.

Mr. and Mrs. Lopes have trained and performed hula at both Lanikuhonua and Paradise Cove
over the last 17 years. Their halau, Ka L3 ‘Onohi Mai O Ha‘eha'e, had their very first meeting at
Lanikuhonua. Mrs. Lopes’ kumu O’Brian set aside “time for Kapu kai or ceremonial preparations
in the ocean for his dancers to meditate, spiritually cleanse and pray before important hula and
life events.” She emphasized that “these experiences are so important to us as practitioners.”

Mr. and Mrs. Lopes stressed the importance of maintaining access to the ocean so her ‘ohana,
her halau, and other cultural practitioners may continue their practices. She suggested “creating
a formal agreement between practitioners, the estate and the proposed kahu malama
[caretaker] of the area to allow our people to conduct our training and formal ceremonies there
as our way of reconnecting to our sources of strength and healing taught to us by our kumu and

kupuna.”

Mrs. Lopes mentioned “two hula mounds” at the Ocean Garden that “provide natural staging for
entertainment, a space for the daily educational activities and possibly hula ceremonial
gatherings and presentations.” Mrs. Lopes supports keeping the “two hula mounds” at the
Ocean Garden in their “current location and condition.” She emphasized that, “They will continue
to be special and very useful areas if preserved.”

Five burials (SIHP No. -04968) were documented during previous archaeological studies
(Jourdane 1995, Hammatt 1995) conducted within the Cove Property. Based on associated
artifacts, at least two of these burials were post-Contact. Ms. Tiffany and Mrs. Lopes mentioned
that burial remains have been previously identified within the Project area and discussed the
probability of disturbing other burials not previously identified during construction and
development of the proposed Project.

2. The Extent to which Traditional and Customary Native Hawaiian Resources will be Affected by
the Proposed Action

Community members expressed concerns regarding restrictions to access to the shoreline in
the vicinity of the area for the gathering of aquatic resources and traditional cultural practices
associated with religious activities and hula.
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3. Feasible Action, if any, to be taken to Reasonably Protect Native Hawaiian Rights

See the following section for proposed mitigation measures.

Potential Impacts and Mitigation Measures

During outreach with cultural descendants of the area, it was shared that there is potential for burials
to be found on site.

As part of the KPK Analysis, the Applicant has identified “the feasible action, if any, to be taken to

reasonably protect Native Hawaiian rights.” The following mitigation measures are proposed:

CSH recommends the Applicant consult with the Lanikuhonua Cultural Institute during the
design process to avoid potential impacts to undisclosed cultural sites and ongoing cultural
practices occurring within The Cove Redevelopment Project area. The Applicant continues to
coordinate with the Lanikuhonua and-Nettie-Fernandez Ms. Tiffany.

In the long-term, CSH recommends that access to the shoreline in the vicinity of the Project
area be maintained for ongoing traditional cultural practices associated with the gathering of
aquatic resources such as fish, limu and salt. One consulted party recommended that the
Project make the ocean more easily accessible. Two others suggested “creating a formal
agreement between practitioners, the estate and the proposed kahu malama [caretaker] of
the area to allow our people to conduct our training and formal ceremonies there as our way
of reconnecting to our sources of strength and healing taught to us by our kumu and kupuna.”

Interviewees emphasized the importance of programming that is available for all ages to
experience and that authentically celebrates Hawaiian culture, honors a sense of place, and
upholds the legacy of the Cove Property. Suggestions provided include revitalizing the existing
daily lu‘au show to foster creativity while remaining rooted in Hawaiian values, integrating
traditional elements of mele and hula. Other recommendations involve the inclusion of
traditional Hawaiian games such as spear throwing or ‘ulu maika (ancient Hawaiian game
suggesting bowling), showcasing Hawai‘i-based products or goods by Hawaiian artisans,
enabling businesses to exhibit various traditional art practices beyond poi-pounding or tapa-
making), allowing use of the new structures for community events, and actively contributing to
the growth of the regional economy.

Ms. Tiffany stated that all work conducted for the Project should be done with pono and
workers need to be maka‘ala. She pointed out that it is the intentions and actions of people
that guide a reaction from the spirits. If any disturbance of iwi kipuna should occur, both
Native Hawaiian and legal protocols need to be followed.

Project construction workers and all other personnel involved in the construction and related
activities of the Project sheuld will be informed of the possibility of inadvertent cultural finds,
including human remains. In the event that any potential historic properties are identified
during construction activities, all activities will cease and the SHPD will be notified pursuant to
HAR §Ghapter 13-280-3. In the event that iwi kiipuna are identified, all earth-moving activities
in the area will stop, the area will be cordoned off, and the SHPD and Honolulu Police
Department (HPD) will be notified pursuant to HAR §Ghapter 13-300-40. In addition, in the
event of an inadvertent discovery of human remains, the completion of a burial treatment plan,
in compliance with HAR, §CGhapter 13-300 and HRS, §CGhapter 6E-43, is recommended.
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term-maintenanee it will be determined if the find is human and, if so determined, the Applicant
will comply with HAR §13-300-40 and HRS §6E-43, including completion of a BSCPP or Burial
Site Component of a Data Recovery Plan (BSCDRP) (as appropriate, depending on decision to
preserve in place or relocate) and filing of the BSCPP or BSCDRP with the DLNR Bureau of
Conveyances.

With the implementation of mitigation measures as noted, The Cove is not anticipated to adversely
impact cultural beliefs, practices, and resources in the Project area. Additionally, the Applicant remains
committed to honoring the history, culture and connection to place through the planned programming
at the new amphitheater/performing arts venue and cultural pavilion and the design of structures.
Design of The Cove will be inspired by Hawaiian architecture in a contemporary form, providing a
beautiful, authentic, and modern setting at the property.

4.2 Atmospheric and Meteorological Environment

4.2.1 Climate and Rainfall
Existing Conditions

Hawai‘i is comprised of several islands with diverse topography but is generally classified as
mountainous. These factors contribute to a mixture of climate regimes that exist within the island
chain. Diverse climates can exist within relatively short distances on the same island due to
topographical effects on wind direction and speed and rainfall patterns. O‘ahu is the third-largest of
the Hawaiian Islands and is characterized by two primary mountain ranges. The Ko‘olau Range, at an
average elevation of 2,000 feet, parallels the northeastern coast, while the Wai‘anae Mountains, at a
somewhat higher in elevation, parallels the west coast.

Typically, the climate on the island of O‘ahu is heavily influenced by the terrain and trade winds, which
generally flow from the northeast to the southwest, although its average frequency varies from 80 to
90 percent during the summer to only 50 percent in January. Lighter southeasterly winds prevail in
the cooler winter months, with occasional strong wind events from winter storms. Wind speeds typically
vary between about 5 and 15 miles per hour (mph) providing relatively good ventilation. The Project is
located on the southwest coast of O‘ahu. The climate in the Project area may be characterized as semi-
tropical and influenced by Hawai‘i’'s geographic location southwest of the Pacific High Region.

The Hawaiian Islands experience small diurnal and seasonal variations in ambient temperature.
Average temperatures in the Project area are generally moderate, averaging approximately 75 degrees
Fahrenheit (Giambelluca et. al, 2014). Rainfall is often variable, and the Project area averages
approximately 22 inches of rainfall annually (Giambelluca et. al, 2013). In comparison to other areas
on the island of O‘ahu, the west/southwest portions of the island where the Project is located typically
receive less rainfall. Thunderstorms are infrequent and usually mild.

Potential Impacts and Mitigation Measures

In Hawai'‘i, the annual and daily variation of temperature depends to a large degree on the elevation
above sea level, the distance inland, and exposure to the trade winds. The Project would not affect
climatic conditions; therefore, no mitigation measures are required. Activities related to the
redevelopment of The Cove may result in minimal greenhouse gas emissions (GHGs), which are known
to warm global climate. A predicted inevitable outcome of global warming that may impact Hawai‘i,
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including the Cove Property, is SLR. As such, the Applicant is committed to proactively planning and
designing The Cove to be resilient and consider the anticipated impacts of higher ocean levels.

To mitigate the potential impacts related to increased flooding, new structures will be elevated above
the 3.2-foot SLR-XA. Elevations will range from eight to 19.5 feet above msl (Table 3.1). The preliminary
site plan is designed to be flexible in order to allow the Applicant to apply potential mitigation measures
in the future.

Additional adaptation strategies will be integrated into the design to mitigate the effects of climate
change and SLR, including the addition of landscaping and installation of LID, where feasible. In
general, utility connections in new buildings are also vulnerable to the effects of SLR. As such, water
utility infrastructure or equipment that could be damaged from flooding at the Cove Property may be
located at higher elevations, as appropriate. These design elements will be finalized as the Project
progresses.

The existing rocky shoreline fronting the northwest of the Project site will continue to protect the Cove
Property from the predicted impacts of SLR. The shoreline setback area will be maintained as open
space, providing a gradual transition to the shoreline area and a natural buffer to mitigate potential
impacts related to flooding. In compliance with the UA, redevelopment of the Cove Property will limit
lot coverage to 30 percent and the majority of the site will be preserved for open space and permeable
surface areas which will mitigate potential flooding.

4.2.2 Air Quality
Existing Conditions

The ambient air quality in an area can be characterized in terms of whether it complies with National
Ambient Air Quality Standards (NAAQS) and State Ambient Air Quality Standards (SAAQS), where
applicable. The Clean Air Act requires the U.S. Environmental Protection Agency (EPA) to set national
standards for emissions that are considered harmful to public health and the environment (criteria
pollutants). The seven criteria pollutants are: carbon monoxide (CO), nitrogen dioxide (NO2), sulfur
dioxide (S02), lead (Pb), ozone (03) and particulate matter (PM1o and PM2s).

GHGs are compounds in the Earth’s atmosphere which play a critical role in determining temperature
near the Earth’s surface. GHGs include carbon dioxide (CO2), methane (CHa), nitrous oxide (N20), and
several chlorofluorocarbons. GHGs are commonly quantified in the equivalent mass of CO2, denoted
CO2e, which takes into account the global warming potential of each individual GHG compound.

The State Department of Health’s (HDOH), Clean Air Branch (CAB) has been monitoring ambient air
quality in the State of Hawai‘i since 1957. The network is comprised of 14 monitoring stations on the
islands of O‘ahu, Kaua‘i, Maui, and Hawai‘i. The purpose of the network is to measure ambient air
concentrations of the criteria pollutants previously described. The HDOH Air Monitoring Station nearest
to the Cove Property is located at the Kapolei Air Station. Based on air monitoring data, Hawai'i is
currently classified as attainment for all Federal and State standards.

Present air quality in the vicinity of the Project is primarily affected by air pollutants from motor
vehicles, typical of urbanized environments. Natural sources of air pollution emissions that could affect
the Project area at times but cannot be quantified very accurately include the ocean (sea spray), plants
(aero-allergens), wind-blown dust, or distant volcanoes on Hawai‘i Island.
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Potential Impacts and Mitigation Measures

Short-term, intermittent air quality impacts of the project are related to construction activities,
including demolition of existing structures, site preparation, grading, structure construction, paving,
and architectural coatings. Construction would generate emissions of the criteria pollutants as well as
GHGs. To mitigate emissions and GHGs generated with short-term construction for the redevelopment
of The Cove, contractors may minimize simultaneous operation of multiple construction units, instruct
drivers operating construction delivery vehicles to turn their engines off when loading/unloading,
employ electrical or natural-gas powered construction equipment where feasible, and provide
electrical hookups on-site for the use of hand tools.

Emissions from Project construction are anticipated to be minimal due to the relatively small scale and
low intensity of construction activities. Emissions from construction activities will be temporary.

Construction of the Project will comply with provisions of HAR, Title 11, Chapter 60.1-33, Fugitive Dust.
To mitigate potential impacts to air quality during construction, a dust control management plan will
be prepared and Best Management Practices (BMPs) will be implemented. Construction BMPs will
include, but not be limited to, replacing ground cover of the disturbed area, providing adequate water
sources at the site, and reducing speed on unpaved roads. BMPs recommended by HDOH CAB that
may be implemented during construction include, but may not be limited to, phasing of construction,
locating potential dust-generating equipment in areas of the least impact, minimizing airborne and
visible fugitive dust from shoulders and access roads, and controlling airborne and visible fugitive dust
from debris being hauled away from the project site (Appendix A-1).

The primary air quality considerations related to the redevelopment of The Cove include potential
generation of emissions from on-site area and stationary sources and mobile sources. The Project will
activate the site at various hours and operations may increase emissions. However, the quantity of
emissions is not anticipated to be large enough to result in significant adverse impacts to surrounding
air quality. Electric vehicle (EV) charging consistent with City requirements may be provided on-site. It
is anticipated that many visitors will be guests of the surrounding resort area or of the public beaches;
as such, most visitors may utilize different modes of transportation, such as walking, which will help
to reduce mobile sources of emissions at the site.

4.2.3 Urban Heat Island Effect
Existing Conditions

"Urban heat islands" occur when cities replace natural land cover with dense concentrations of
pavement, buildings, and other surfaces that absorb and retain heat, and therefore experience much
warmer temperatures than surrounding areas (EPA, n.d.). This effect may result in increased energy
demand and consumption, elevated levels of air pollutants and GHGs, compromised human health
and comfort, and impaired water quality. Climate change will likely lead to more frequent, severe, and
longer heat waves during summer months, exacerbating the urban heat island effect. Areas that are
more vulnerable to the urban heat island effect include those that are highly urbanized, have limited
vegetation and open space, including impervious surfaces, lack nearby water bodies, or include
activities that generate heat, such as vehicular traffic or industrial uses.

As O‘ahu’s Secondary Urban Center, the ‘Ewa region is a rapidly growing area. The increase in
urbanization coupled with dry climate conditions make the area susceptible to the urban heat island
effect. According to the O‘ahu Community Heat Map, the Project area experiences average afternoon
temperatures between 97.5 to 99.6 degrees Fahrenheit (Figure 4.23). In contrast, morning
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temperatures range between 80.4 to 81.2 degrees Fahrenheit and evening temperatures primarily
range between 88.5 to 91.0 degrees Fahrenheit.

Potential Impacts and Mitigation Measures

As stipulated in the UA, lot coverage of the Cove Property will remain at 30 percent, preserving the
majority of the site for landscaped open space which will mitigate the potential impacts of urban heat
island effect. As shown in Figure 3.2215, lush landscaping elements, permeable surfaces, and water
features may be integrated throughout the Cove Property, helping to reduce surface temperatures.
Landscaping at the site is expected to consist of native, Polynesian-introduced, or tropical trees,patms;
shrubs, and ground cover of varying sizes. Design of the structures may include features such as
shading devices to help lower temperatures in outdoor spaces.

4.3 Terrestrial Environment

4.3.1 Topography, Geology and Soil Conditions
Existing Conditions

The geological formation of the Hawaiian archipelago is the result of volcanism. Each island protrusion
from the ocean is the summit of a volcanic mountain rising from the ocean floor. The geologic creation
of O‘ahu is a result of the Earth’s crust, comprised of irregular rigid segments, known as plates, moving
over a hot spot of upwelling lava, which has remained relatively stationary for many millions of years.
The plate under which O‘ahu lies is known as the Pacific plate, which has slowly moved over this span
of time towards the northwest. O‘ahu was created through several stages of activity emanating from
two volcanic domes. Through various stages of eruptions, erosion and land movement, the volcanic
forms became what are known today as the Wai‘anae and Ko‘olau mountain ranges (Macdonald,
1983).

The Cove Property is situated on relatively flat land with topography ranging from approximately 19
feet above msl at the north end to approximately-five feetabove-msl at the seuthernend shoreline
(Figure 4.34). The average overall slope is approximately four percent. The northern portion of the site
slopes south at approximately two percent, while the southern portion of the property has a slope of
approximately one percent in the same direction. Along the west of the site, an exposed rocky coral
shelf and natural cove front the property. The Cove Property contains no unique physical
characteristics or topographic constraints.

According to the U.S Department of Agriculture (USDA), Natural Resources Conservation Service
(NRCS) (formerly the Soil Conservation Service) publication, Soil Survey of the Islands of Kauai, O‘ahu,
Maui, Molokai, and Lanai, State of Hawai‘i, 1972, the Project area consists of the following three soil
types: Keaau Clay, O to 2 percent slopes (KmA); Keaau Clay, saline, O to 2 percent slopes (KmbA); and,
coral outcrop (CR), which is along the beach/shoreline (Figure 4.54).
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The Keaau Series consists of poorly drained soils on the coastal plains on the island of O‘ahu. These
soils developed in alluvium deposited over reef limestone or consolidated coral sand. They are nearly
level and gently sloping. This soil series was historically used for sugarcane and pasture. Within the
Keaau Series, KmA soils typically occur on lowlands on the coastal plains. This soil is characterized by
slow permeability, slow runoff, and an erosion hazard is no more than slight. KmbA soils have a similar
profile to KmA soils except in that it is strongly affected by salts. KmbA soils typically occur in
depressions adjacent to the ocean or in pockets within the limestone areas where seepage water
evaporates.

Soils classified as CR consist of coral or cemented calcareous sand on the island of O‘ahu. Small areas
of coral outcrop are exposed on the ocean shore, on the coastal plains, and at the foot of the uplands.
This soil is characterized by an excessive drainage class, low runoff, and rare flooding. This soil was
historically used for military installations, quarries, and urban development.

Potential Impacts and Mitigation Measures

Construction of The Cove will involve land disturbing activities that may result in soil erosion, such as
clearing and grubbing, grading, excavation, and infilling of soil. During construction, soil erosion will be
minimized through compliance with the City’s grading ordinance, and the applicable provisions of the
HDOH Water Quality Standards (HAR, Section 11-54) and Water Pollution Control requirements (HAR,
Section 11-55). Standard BMPs will be employed to minimize impacts and will be detailed in
subsequent construction plans. BMPs may include, but not be limited to, phasing of construction
activities, replacing ground cover of the disturbed area, providing adequate water sources at the site,
the use of a stabilized construction ingress/egress, inlet protection, temporary filter sock perimeter
controls, and the use of temporary silt fencing and screens. A National Pollutant Discharge Elimination
System (NPDES) general permit coverage authorizing discharges of storm water associated with
construction activities will be obtained from the DOH, Environmental Management Division, Clean
Water Branch. Following construction, all areas of ground disturbance will be stabilized with
appropriate materials including the use of vegetative ground cover. As discussed in more detail in
Section 4.3.2, Yupon completion of construction, the topography of the site will be improved to retain
storm water runoff and reduce the total amount of runoff from the Project site.

4.3.2 Surface Waters and Groundwater
Existing Conditions
Surface Waters

There are no naturally occurring sources of surface water present near or within the Cove Property.
The Project site is developed with several structures and either landscaped or paved with asphalt or
concrete surfaces. Test excavations conducted for the AIS determined that coastal wetlands were once
present at the site and have been capped by fill deposits from previous usage and development. The
nearest surface water is the adjacent public beach/cove, which is classified as a Class A marine
embayment by HDOH. According to HAR, Section 11-54, Class A waters are to be protected for
recreational purposes and aesthetic enjoyment and these waters shall not act as receiving waters for
waste discharged-inte-these-watersshall which has not received a high degree of treatment or control.
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Groundwater

The DLNR Commission on Water Resource Management (CWRM) has defined seven major
groundwater areas on O‘ahu, primarily on the basis of geologic or hydrologic differences, which are
further subdivided by shallower internal barriers to ground water flow. The entire Project area overlies
the Makaiwa Aquifer System Area within the Pearl Harbor Aquifer Sector. The Pearl Harbor Aquifer
Sector Area has a total sustainable yield of 465 166 million gallons per day (gpd) and provides the
largest amount of potable water on O‘ahu. According to the ‘Ewa Watershed Management Plan (2017),
the Makaiwa Aquifer System Area has an undetermined sustainable yield.

Excavation during construction may require dewatering, which would be managed following the

conditions of approval for an Natienal-Pollutant Discharge Elimination-System{(NPDES) Construction
Dewatering permit from the HDOH, Clean Water Branch (CWB). The NPDES permit conditions will be

administered in association with City permits for excavation and grading.

Potential Impacts and Mitigation Measures

Potential short-term impacts to surface waters are related to construction activities, which are
temporary in nature. Stormwater runoff will be minimized through compliance with HDOH and City
regulations. Additionally, standard BMPs as discussed in Section 4.8.1 will be employed to minimize
impacts and will be detailed in subsequent construction plans. BMPs may include, but not be limited
to, phasing of construction activities, use-ef temporary silt fencing and screens, replacing ground cover
of the disturbed area, providing adequate water sources at the site, the use of a stabilized construction
ingress/egress, inlet protection, and temporary filter sock perimeter controls. With the implementation
of BMPs, potential short-term impacts will be mitigated.

Redevelopment of the Cove Property is anticipated to decrease the total stormwater runoff generated
on site, representing an improvement from existing conditions (Section 4.8.1). To further mitigate
potential stormwater runoff in the long-term, the use of LID measures, such as bioswales, rain gardens,
planter boxes, sand filters, or permeable pavement, may-be-irtegrated will be integrated and located
where appropriate into the Project design to treat the runoff generated from the Project site, reduce
direct outflow from the site and mitigate peak flows. -asfeasibleand Measures will comply with the
City’'s Rules Relating to Water Quality, which are in place to protect water quality. Final treatment
controls and BMPs will be assessed as the design phase continues. Additionally, source control BMPs,

such as covering trash areas reuting—stormwaterfrom-paved-areasto-landsecaped—areas; may be

included to prevent pollution of stormwater.

The redevelopment of The Cove will continue to utilize and operate the Project site similar to its existing
use. Accordingly, the redevelopment of The Cove is not expected to significantly impact groundwater
quantity or quality within, or down-gradient from the site. Construction BMPs will be implemented to
reduce significant impacts to the coastal environment. The landscaping plan for the redevelopment of
The Cove includes xeriscaping techniques, such as the use of drought tolerant plants, to support the
conservation of groundwater resources.
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It is also noted that DLNR-CWRM, the agency responsible for administering the State Water Code (HRS
Chapter 174C), whereby all waters in the State are held in trust for the benefit of the citizens of the
State, has recommended conservation and resource protection measures that are consistent with
Applicant’s proposed mitigation measures for managing stormwater runoff, reducing demand on
freshwater resources, and minimizing impacts to area hydrology such as the use of water-efficient
features and fixtures (which are also recommended by BWS) and the use of BMPs for stormwater
runoff management (see Section 4.8.1 for further discussion). CWRM also recommends the use of
reclaimed water for non-potable water needs. The Applicant is studying the use of a blackwater system
for The Cove, which would be intended to recycle water from all onsite plumbing fixtures to R1 level
per the requirements of HDOH (see Section 4.8.3). Similarly, as recommended by CWRM, the Project
is expected to integrate several landscape conservation BMPs noted in the Landscape Industry Council
of Hawai‘i's memo wherever practicable, including the use of LID measures. and the integration of
native, Polynesian-introduced, or tropical trees, shrubs, and ground cover, as well as the use of plant
materials selected based on drought tolerance.

4.3.3 Botanical Resources
Existing Conditions

Vegetation at the Cove Property is characterized by native or tropical landscaping that is maintained
throughout the year. Existing landscaping complements te current uses and provides effective
screening while creating a relaxing atmosphere. Coconut trees (cocos nucifera) provide the primary
landscaping through the Project site. A large monkeypod (Samanea sama) tree and a Chinese banyan
(Ficus macrocarpa) are centrally located near the stage. The trees are over 30 years old and
considered valuable to the character of the site. A smaller monkeypod tree is also located nearby.
Other trees identified on-site include kamani (Terminalia catappa), milo (Thespesia populnea), hau
(Hibiscus tiliaceus), plumeria hybrids, areca palm (Dypsis lutescens), kou (Cordia subcordata), mango
(Mangifera indica), Otaheite gooseberry (Phyllanthus acidus), octopus or rubber tree (Schefflera
actinophylla), and be-still-tree (Cascabela thevetia).

Common shrubs and smaller landscaping material planted around foundations and pathways
including laua‘e fern (Phymatosorus scolopendria), croton cultivars (Codiaeum variegatum), Tahitian
gardenia or tiare (Gardenia taitensis), dwarf date palm (Phoenix roebeilnii), hibiscus hybrids,
bougainvillea hybrids, etc.

The major grass cover throughout the Cove Property is Bermuda grass or manienie (Cynodon dactylon),
with smaller patches of swollen finger grass (Chloris barbata) and wire grass (Eleusine indica).
Common herbaceous species include false mallow (Malvastrum coromandelianum) and prostrate
spurge (Chamaesyce prostrata).

Areas not covered by vegetation consist of sand, bare soil, or weedy patches of vegetation. Among the
more common species are buffel grass (Cenchrus ciliaris), spiny amaranth or pakai kuku (Amaranthus
spinosus), swollen finger grass, wild bittermelon (Momordica charantia), Guinea grass (Panicum
maximum), koa-haole (Leucanea leucocephala), castor bean (Ricinus communis), and bristly foxtail
(Setaria verticillata).

The U.S. Fish and Wildlife Services (USFWS) has advised that the following federally-listed Endangered
plant species could occur in the Project vicinity: pu‘uka‘a (Cyperus trachysanthos), dwarf naupaka
(Scaevola coriacea), and ‘Ohai (Sesbania tomentosta) (Appendix A-1).
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Potential Impacts and Mitigation Measures

Landscaping will play a valuable role in expressing culturally resonant themes and experiences
throughout The Cove Redevelopment. Existing trees or other vegetation may be relocated or removed
or when needed for protection of public health, as appropriate. The existing monkeypod and banyan
trees in the center of the property will be carefully preserved in place, honoring the history of the site.
Other existing healthy trees may be relocated elsewhere on site, as appropriate.

Prior to construction, an invasive species management plan involving both observation and treatment
will be prepared to mitigate the spread of the Coconut Rhinoceros beetle. During construction, should
Federal- or State-listed threatened or endangered plant species be found at the Project site,
appropriate avoidance buffers around the plant species would be established during construction. The
movement of plant or soil material between worksites will be minimized to reduce the potential
impacts that invasive fungal pathogens (e.g., Rapid 'Ohi'a Death), vertebrate, and invertebrate pests
(e.g., Little Fire Ants, Coconut Rhinoceros Beetles), or invasive plant parts could have on native
species. Equipment, materials, and personnel will be cleaned of excess soil and debris to minimize
the risk of spreading invasive species. Gear that may contain soil, such as work boots and vehicles,
will be thoroughly cleaned to prevent the spread of harmful fungal pathogens. If further consultation
with the DLNR Department of Forestry and Wildlife (DOFAW) and O‘ahu Invasive Species Committee is
needed, the Applicant will coordinate as appropriate.

A preliminary landscape plan was prepared by PBR Hawai‘i and Associates (Figure 3.2215). A palette
of small, medium, and large native, Polynesian-introduced, and tropical canopy trees that provide
shade and screening is preliminarily selected and accented by understory foliage and groundcover
consistent with the surrounding environment. Lush landscaping will be incorporated throughout and
will accent pedestrian pathways, enhance open space areas, and complement the proposed
structures. Overall, vegetation at the completed Project Site is anticipated to be significantly greater
than currently exists.

As shown in Figure 3.2215, the existing monkeypod and banyan trees will be preserved, and the Cove
Property will be landscaped with plants that complement the surrounding coastal environment. As
appropriate, the selection and use of native plants will be encouraged to express an authenticity of
this Hawaiian place, and may include species shown in Figures 3.2316 and 3.2417. Selected native
plants include ‘akia (Wikstroemia uva-ursi), naupaka (Scaevola taccada), pohinahina (Vitex
rotundifolia), pohuehue (Ilpomoea pes-caprae subsp. Brasiliensis), ‘ilima (Sida fallax), a‘alii
(Dodonaea viscosa) and ma‘o (Gossypium tomentosum).

The current landscape plan also includes valuable Polynesian-introduced plant material, including ti
(Cordyline fruticosa), crown flower (Calotropis gigantea), bird of paradise (Strelitzia), manita—patm
Adenidia-Merrilhiy; Singapore plumeria (Plumeria obtusa), and bougainvillea (Bougainvillea glabra).
Polynesian-introduced plants help symbolize the significance of the initial Polynesian plant
introduction and are integral components of the landscape plan for The Cove.

As a water conservation measure, plant materials were selected based on drought tolerance and
ability to survive in the hot and dry coastal environment of the ‘Ewa region. Plants that may be used
include ‘ilima (Sida fallax), kupukupu (Nephrolepis cordifolia), autograph tree (Clusia rosea), and
laua‘e (Phymatosorus scolopendria).
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4.3.4 Terrestrial Fauna, Avifauna, and Marine Fauna
Existing Conditions

Mammalian Fauna

Existing terrestrial fauna at the Cove Property primarily consists of introduced, alien species common
to urbanized resort and residential environments, and may include the Small Indian Mongoose
(Herpestes auropunctatus), cats (Felis catus), dogs (Canis familaris), rats (Rattus spp.) and mice (Mus
domesticus).

The USFWS advised that the Federal- and State-listed Endangered ‘Ope’ape’a, or Hawaiian hoary bat,
(Lasiurus semotus) may occur in the Project vicinity (Appendix A-1). ‘Ope‘ape‘a typically roost in trees
and crevices in habitats such as forests, riparian zones, and open areas such as grasslands or
meadows at various altitudes. Given the developed character of the site, it is unlikely that the
‘Ope’ape’a occurs on the Cove Property.

Marine Fauna

Given the Cove Property’s adjacency to the coast, the Federal- and State-listed threatened honu, or
green sea turtle (Chelonia mydas) and the Federal- and State-listed endangered Hawaiian monk seal
(Monachus schauinsland) may also occur in the vicinity. Both species are recognized as indigenous to
Hawai‘i. Honu are most often found in shallow, protected or semi-protected, water around coral reefs
and coastal areas, and may nest on sandy beaches across the Hawaiian islands, typically from May
through September. The Hawaiian monk seal spends approximately one-third of its time resting on
land at sandy beaches, tidepools, or rocky intertidal areas.

Avifauna

In general, bird life in the Project area is modest in diversity and consists of introduced species such
as the common mynah (Acridotheres tristis), cardinal (Cardinalis cardinalis), chestnut mannikin
(Lonchura malacca), common pigeon (Columba livia), zebra dove (Geopelia striata), house finch
(Carpodacus mexicanus), red-vented bulbul (Pycnhonotus cafer), house sparrow (Passer demesticus),
and rice bird (Padda oryzivora). These common birds are abundance and found throughout the urban
resort and residential areas of O‘ahu.

The manu-o-ku or white tern (Gygis alba rothschildi) are also known to occur in the Project vicinity and
regularly fly above the Project area in small numbers. The manu-o-ku is a State-recognized indigenous
seabird that is found on many Pacific islands and atolls. Prior to 1959, white terns were not known to
breed in the main Hawaiian Islands and were found to be rare on O‘ahu. In the last two decades, they
have been increasing in numbers and spreading across O‘ahu. They can now be seen regularly in
greater Honolulu, and have successfully adapted to an urban environment. Manu-o-ku carry no special
Federal status; however, they are listed by the State as threatened. Additionally, the manu-o-ku is listed
as protected species under the 50 Code of Federal Regulations, 10.13, Migratory Bird Treaty Act.

A previous survey of the Cove Property conducted in the early 1990s identified two indigenous
migratory birds foraging at the exposed rocky shelf along the coastline adjacent to the west of the site.
The recorded observations revealed a limited population, with only four individuals of these bird
species positively identified in the Cove Property. The ‘akekeke, or ruddy turnstone (Arenaria
interpres), is a small shorebird that typically spends winters on the shorelines, rocky areas, and coastal
habitats of the Hawaiian islands. The ‘ulili, or wandering tattler (Heteroscelus incanus), also spends
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its winters in the Hawaiian Islands, and typically forage in intertidal habitats such as coral reefs. Both
birds are recognized by the State as indigenous; however, neither bird is Federally nor State-listed as
threatened or endangered.

The USFWS advised that the following Federal- and State-listed endangered seabirds could occur in
the vicinity of the Cove Property: ‘aké‘ake, or Band-rumped storm-petrel (Oceanodroma castro), ‘ua‘u,
or Hawaiian petrel (Pterodroma sandwicensis), and ‘a‘o, or Newell's shearwater (Puffinus auricularis
newelli) (Appendix A-1). It is unlikely that seabirds nest at the Cove Property due to potential
disturbance from regularly-occurring human activities.

Coastal wetlands which provide habitats for endangered Hawaiian waterbirds such as the ae‘o or
Hawaiian stilt (Himantopus mexicanus knudseni), ‘alae ke‘oke‘o or Hawaiian coot (Fulica alai), ‘alae
‘ula or common moorhen (Gallinula chloropus sandvicensis) or Hawaiian duck (Anas wyvlliana) are
not present at the Cove Property and no Hawaiian waterbirds are known to occur at or in the vicinity
of the site. Previous archaeological surveys conducted at the Cove Property have found that coastal
wetlands were historically present at the site; however, the wetlands have been capped by fill deposits
related to previous uses and development (Section 4.1.1).

Finally, DOFAW has advised that the State-listed endangered pueo or Hawaiian Short-eared owl (Asio
flammeus sandwichensis) may potentially occur in the Project vicinity. Pueo are most active during
dawn and dusk twilights and occupy a variety of habitats, including wet and dry forests, but are most
common in open habitats such as grasslands, shrublands, and montane parklands, including urban
areas and those actively managed for conservation. However, due to the lack of suitable habitat on
the Cove Property, it is unlikely that Pueo nest or forage at the site.

Critical Habitat
There is no Federally-designated Critical Habitat on the Cove Property.

The USFWS and the National Oceanic and Atmospheric Administration (NOAA) National Marine
Fisheries Service (NMFS) are proposing to designate critical habitat for the threatened green sea turtle
across the U.S., including portions of the Pacific Ocean and some beaches surrounding the islands of
Hawai‘i (Federal Docket Number FWS-R4-ES-2022-0164, July 19, 2023). The proposed critical
habitat designation is has undergoneirg public comment and is awaiting final approval. Proposed
critical habitat for the green sea turtle is identified within the beach/natural cove adjacent to the
Project site. The Project does not involve work within or on the beach, and will not result in adverse
modification of existing or proposed critical habitat.

Marine Ecosystems

The marine ecosystem of the adjacent beach/ natural cove provides habitat, food sources, and shelter
for a diverse array of marine species, including fish, invertebrates, and other organisms. Corals
common in Hawaiian waters, such as Pocillopora species, contribute to the reef's structural
complexity, which supports local biodiversity. The reef functions as a nursery and feeding ground,
supporting various life stages of marine species, from juvenile fish to invertebrates, which are critical
to local food webs. During the public comment period, Kuleana Coral Restoration has indicated that it
conducts active monitoring and coral restoration in this area.
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Potential Impacts and Mitigation Measures

Mammalian Fauna

Generally, impacts to the Hawaiian hoary bat may occur during the clearing and grubbing phase of
construction. In the unlikely event that the Hawaiian hoary bat is present, trimming or removal of
foliage and/or trees on the Project site may temporarily displace individual bats using trees for
roosting. During the pupping season, females carrying pups may be less able to rapidly vacate a roost
site while vegetation is being cleared. Additionally, adult female bats sometimes leave their pups in
the roost tree while they forage, and small pups may be unable to flee a tree that is being felled.
However, given the urbanized setting and existing uses at the Project site, it is unlikely the Cove
Property provides a suitable habitat for the Hawaiian hoary bat. Mitigation measures to minimize the
potential for short- and long-term impacts to the Hawaiian hoary bat include the following:

* Clearing and grubbing of woody vegetation taller than 15 feet would be planned to occur
outside of the bat pupping season between June 1 and September 15.

* Barbed wire will not be utilized for fencing.

Marine Fauna and Ecosystems

Broader pressures from climate change, including ocean warming and acidification, have contributed
to coral bleaching in some areas of Hawai‘i. While local monitoring and management efforts are in
place, the reef remains vulnerable to both natural and human-related impacts. During construction
and operation, there is potential for coastal runoff and sedimentation to sheet flow into the ocean,
potentially impacting water quality by introducing pollutants and increasing nutrient levels which could
impact marine ecosystems. This may include impacts to marine habitats for coral reef and green sea
turtles and nearshore waters where Hawaiian monk seals may forage. To minimize potential impacts
to water quality, the following mitigation measures will be implemented:

* Erosion control BMPs to mitigate potential contaminant and nutrient runoff will comply with
the State, County and Federal regulations during all phases of construction. An NPDES general
permit authorizing discharges of storm water associated with construction activities will be
required for the Project from the HDOH. Construction BMPS may include, but not be limited to,
phasing of construction activities, temporary silt fencing and screens, replacing ground cover
of the disturbed area, providing adequate water sources at the site, stabilized construction
ingress/egress, inlet protection, and temporary filter sock perimeter controls.

» The Project is designed to integrate long-term stormwater management strategies and
implementation of water quality treatment measures, providing a benefit to downstream
environments compared to the existing conditions. LID measures such as bioswales, rain
gardens, planter boxes, sand filters, and permeable pavement will be integrated and located
where appropriate to reduce direct stormwater outflow from the site and to mitigate peak
flows. Based on preliminary design, runoff will be directed to landscape planters throughout
the site, which promotes percolation into the ground and filters out contaminants prior to the
runoff entering the existing underground drainage systems. Additionally, storm water quality
treatment will be provided by an underground infiltration system and an above-ground
retention basin.

There is potential for the Hawaiian green sea turtle to nest along the beach and natural cove adjacent
to the Cove Property. Although not anticipated, Sconstruction activity on or in the vicinity of beaches
can result in sand and sediment compaction, nest destruction, beach erosion, contaminant and
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nutrient runoff, and an increase in direct and ambient light pollution which may disorient terrestrial
fauna. Mitigation measures to minimize the potential for short- and long-term impacts to the Hawaiian
green sea turtle may include the following, if applicable:

Consistent with DLNR-DOFAW recommendations, if a Hawaiian green sea turtle is detected
within 100 feet of the Project area during construction, nearby activities will cease, if required,
until the focal animal has departed the area on its own accord;

If applicable, Boperation of vehicles, including construction-related vehicles, on or near the
beach environment will not occur during nesting or hatching season (May through December)
(though no construction-related vehicles are expected to occur on the beach during

construction);

If nighttime work is required, associated lights shall be shielded downward (however, no
nighttime work is anticipated);

If applicable, Eexisting native dune vegetation will remain in its current place (note that no
existing native dune vegetation is known to occur on the Project site);

If applicable, Project-related debris, trash, or equipment will be removed from the beach if not
in active use (though, no construction on the adjacent beach is anticipated);

If applicable, Fthere will be no stockpiling of Project-related materials on or near the beach
environment and adjacent vegetated areas (note that no stockpiling of Project-related
materials in these areas is anticipated);

If applicable, Fthe contractor will ensure that no basking sea turtles are present at the beach
prior to or during construction on the portions of the Project site adjacent to the beach; and,

Consistent with U.S. Fish and Wildlife Service recommendations, Bdesign of lighting on
buildings on or near the beach will be “wildlife friendly” and fully shielded to minimize and
avoid disorientation to sea turtles.

As discussed, there is the potential for the Hawaiian monk seal to nest occur or haul on onshore along
the beachAageen adjacent to the Cove Property. Mitigation measures to minimize potential impacts
to the Hawaiian monk seal may include the following:

Consistent with DLNR-DOFAW recommendations, if a Hawaiian monk seal is detected within
100 feet of the Project area during construction, nearby activities will cease and will not
continue until the focal animal has departed the area on its own accord;

If applicable, Boperation of vehicles, including construction-related vehicles, will not occur on
or near the beach environment during weaning (end of spring) (though no construction-related
vehicles are expected to occur on the beach during construction);

If nighttime work is required, associated lights shall be shielded downward (however, no
nighttime work is anticipated);

If applicable Eexisting native dune vegetation will remain in its current place (note that no
existing native dune vegetation is known to occur on the Project site);

If applicable, Fthe contractor will ensure that no basking Hawaiian monk seals are present at
the beach prior to or during construction on the portions of the Project site adjacent to the
beach; and,

If applicable, Project-related debris, trash, or equipment will be removed from the beach if not
in active use (though, no construction on the adjacent beach is anticipated);
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If applicable, Fthere will be no stockpiling of Project-related materials on or near the beach
environment and adjacent vegetated areas on the portions of the Project site adjacent to the
beach;

Design of lighting on buildings on or near the beach will be “wildlife friendly” and fully shielded
to minimize and avoid disorientation to monk seals; and,

Similar to current practice, iff a monk seal is detected on the beach, the NOAA NMFS Marine
Wildlife hotline will be contacted immediately by Project employees and beachgoers will be
informed to respect the monk seal and keep a distance of at least 150 feet.

Avifauna

Though unlikely to nest at the Cove Property, migratory birds (manu-o-ku, ‘akekeke, and ‘ulili),
Hawaiian waterbirds (ae‘o, ‘alae ke‘oke‘o, and ‘alae ‘ula), ard Hawaiian seabirds (‘aké‘ake, ‘ua‘u, and

‘a‘o), and the Hawaiian short-eared owl (pueo) may forage or transit over the Project area at night

when flying during their breeding season. The greatest impact known to affect avifauna is the use of
outdoor lighting which causes disorientation, fallout, injury, or mortality. Mitigation measures to
minimize the potential for short- and long-term impacts to avifaunal resources include the following:

Construction will take place during the daylight hours to the extent possible;

Though not anticipated to be required, iff nighttime construction is necessary during seabird
fledging season, which occurs between September 15 through December 15, a biological
monitor may be hired to observe the presence of any avifaunal species during construction or
nighttime activity may be halted;

Though not anticipated to be required, itf night-time construction activity or equipment
maintenance is required, all associated lights shall be shielded downward. When large
flood/work lights are used, they shall be placed on poles that are high enough to allow the
lights to be pointed directly at the ground;

In the long-term, exterior facility lighting will be “wildlife friendly” and shall be shielded
downward to reduce the potential for interactions of nocturnally flying seabirds with external
lights and manmade structures;

If a nest of an avifaunal species described above is discovered during construction, work will
cease within a minimum radius of 100 feet of the nest for a minimum of 60 days, if applicable.
If a nest with chicks is discovered, work will cease for 30 days. These standard guidelines are
intended to protect chicks, and may be shortened if monitoring is conducted often enough to
note when chicks have fledged (usually five to nine weeks after hatching);

If a previously undiscovered nest is found after work begins or a downed seabird is found
during the duration of construction, work will cease within a minimum radius of 100 feet of the
nest, and USFWS will be contacted within 24 hours; are;

If downed or injured fledglings are observed in the construction area, they will be reported for
rescue to the Hawai‘i Wildlife Center and Hawai‘i Marine Animal Response, as recommended

by DAR;

If a nest of an avifaunal species described above is discovered at any point, the Project
operator will contact the O‘ahu Branch of DOFAW at (808) 973-9778 and establish a buffer
zone around the nest; and,

Information about seabird fallout and the hazards light pollution may pose to avian species
and other wildlife will be provided to staff working on the site prior to the initiation of work.
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« There are no coastal wetlands which may potentially provide a habitat for endangered
Hawaiian waterbirds on the Project site. To ensure short-term construction activity does not
attract waterbirds, contractors will avoid creating puddles or other standing bodies waters.
Additionally, trash and food scraps will be immediately discarded in order to avoid attracting
waterbirds to the site. If a waterbird is identified at the site, work within 100 feet of the
waterbird will cease until the waterbird has left. If a waterbird nest is found at the site, the
USFWS will be contacted and work within 100 feet of the nest will cease until further guidance
is provided.

* There are no wet or dry forests, grasslands, shrublands, or montane parklands which may
potentially provide a habitat for endangered pueo on the Project site. However, should pueo
nest or forage on the Project site during construction, non-native mammals such as mongoose,
cats, dogs, and ungulates would be removed from the nesting area. Habitat alterations and
disturbance would be minimized during pueo breeding season. Pueo nest on the ground and,
in general, year-round.

* As recommended by DOFAW, before potentially disturbing activity like clearing vegetation, a
qualified biologist may conduct surveys during crepuscular hours and walk line transects
through the area to detect any active pueo nests, if required. If a pueo nest is discovered,
DOFAW staff would be contacted and a minimum buffer distance of 100 meters (approximately
328 feet) from the nest would be established until chicks are capable of flight.

* To minimize potential impacts to vulnerable birds from nonnative predators such as cats,
rodents, and mongooses, the Applicant will plan to incorporate actions to limit predator
presence, including effective waste management to minimize attraction to trash.

4.4 Natural Hazards

4.4.1 Hurricane and Tropical Storm
Existing Conditions

In Hawai‘i, northeast tradewinds predominate throughout most of the year and generally range in
velocity between 10 and 20 mph with tradewinds of 40 to 60 mph periodically occurring. When wind
speeds exceed 74 mph, the storms are characterized as hurricanes. Hurricanes are also characterized
by widespread heavy rains in excess of six inches, which may result in destructive flooding,

Hurricanes are classified according to “Category” according to wind speeds as follows: Category 1
hurricanes have wind speeds between 74 to 95 mph; Category 2 hurricanes have winds between 96
to 110 mph; Category 3 (major) have wind speeds of 111 to 129 mph; Category 4 (major) have wind
speeds from 130 to 156 mph; and, Category 5 hurricanes have wind speeds exceeding 157 mph
(State of Hawai‘i Emergency Management Agency (HI-EMA), 2018). Category 1 and 2 storms are still
dangerous and require preventative measures.

The weather associated with hurricanes and tropical storms can lead to storm surge, which is a rise of
water generated by a storm, over and above the predicted astronomical tides. Storm surge occurs
when water is pushed toward the shoreline by the force of winds from the storm (HI-EMA, 2018).
Coastal areas are particularly vulnerable to storm surge due to extreme flooding caused by the rise in
water level.
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NOAA depicts storm surge flooding vulnerability for hurricane-prone coastal areas in the U.S., including
Hawai'‘i, through its National Storm Surge Hazard maps. Data shows that the site could be vulnerable
in Category 3 or 4 hurricane events (NOAA, 2018). The State of Hawai‘i is located in the Central Pacific
basin where hurricane season runs from June 1 to November 30 (HI-EMA, 2018).

Hurricanes occasionally approach the Hawaiian Islands, but rarely reach the islands with hurricane
force wind speeds. Records show that strong windstorms have struck all major Hawaiian Islands. The
first recognized hurricane in Hawaiian waters was Hurricane Hiki, a Category 4 storm that hit in August
1950. Since that time, five hurricanes have caused serious damage in Hawai‘i: Nina (1957), Dot
(1959), ‘lwa (1982), Estelle (1986), and ‘Iniki (1992). The island of O‘ahu has not experienced a
hurricane or tropical storm make direct landfall in modern history. However, the island has been
subject to indirect effects when storms pass close to the islands, such as heavy rain, strong winds,
and storm surge. On O‘ahu, several storms have resulted in activation of the Emergency Operations
Center between 2012 and 2017 (HI-EMA, 2018). Tropical Storm Iselle (2014) brought heavy rains and
strong winds which resulted in downed trees and wires, and widespread power outages. The most
recent storm to activate the EOC was Hurricane Douglas in 2020, which was the closest passing Pacific
hurricane to the island of O‘ahu on record.

Potential Impacts and Mitigation Measures

It is difficult to predict when hurricane events may arise, but it is reasonable to expect that future
events will occur and may be increasing in frequency due to global climate change. While the entire
State is susceptible to the adverse impacts of hurricanes, coastal areas experience increased
vulnerability due to the combined forces of high winds and tidal surge. Inland areas, especially those
in the 1 percent and 0.2 percent annual chance flood areas designated by Federal Emergency
Management Agency (FEMA), are at risk due to heavy rains and flooding caused by storms. The Project
site is, however, no more or less vulnerable than the rest of O‘ahu to the destructive winds and
torrential rains associated with hurricanes.

The National Weather Service provides guidance and issues a hurricane watch or warning when a
storm is expected to make landfall. In the event of a hurricane or tropical storm, The Cove will
implement standard operating procedures to help protect the safety of visitors and staff. New
structures will be designed in accordance with State and City building codes, which include specific
standards to ensure structures withstand the potential impacts of hurricanes and other natural
disasters.

4.4.2 Earthquake
Existing Conditions

The majority of earthquakes in Hawai‘i are related to volcanic activity, particularly to the movement of
magma beneath Kilauea and Mauna Loa on the island of Hawai‘i. Other earthquakes are the result of
exerted pressures released by magma that never reaches the surface. The U.S. Geological Survey
(USGS) conducted a probabilistic seismic hazards assessment for the State of Hawai‘i in 1997. From
this assessment, seismic zones were re-assigned for each county. The entire City and County of
Honolulu lies in a seismic zone designated as Zone 2A.

Under the International Building Code (IBC) seismic provisions, a Zone 2A area could experience
seismic activity between .075 and .10 of the earth’s gravitational acceleration (g-force). In comparison,
Hawai‘i Island is classified as the highest seismic rating of Zone 4 due to its ongoing volcanic activity.
This indicates that the island could experience severe seismic activity between .30 and .40 g-forces.
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The last significant earthquake to hit Hawai’i occurred in 2006, when a magnitude 6.7 earthquake
struck Hawai‘i Island in the morning. The earthquake was felt and affected by neighboring islands,
including O’ahu, leaving many regions of the island without running water and power for the day.

Potential Impacts and Mitigation Measures

Seismic hazards are usually associated with causing damage including landslides, ground cracks, rock
falls, and tsunamis. With a seismic zone rating of Zone 2A per the USGS, an earthquake is expected
to cause only minor damage in the project area. Redevelopment at the Cove Property will be in
compliance with the IBC and City standards, including earthquake design provisions. Long-term
operation of The Cove may incorporate standard operating procedures for employees and visitors.

4.4.3 Flood Hazards
Existing Conditions

Based on the 2011 FEMA Flood Insurance Rate Maps (FIRM), the majority of the Cove Property is
within Zone D, which indicates unstudied areas where flood hazards are undetermined, but flooding
is possible. A small portion of the Project site adjacent to the beach and natural cove is within Zone
VE (Figure 1.#8). Zone VE is defined as a coastal flood zone with velocity hazard (wave action). The
base flood elevation (BFE) for Flood Zone VE is 12 feet. Zone VE is considered a Coastal High Hazard
Area subject to high velocity wave action from storms or seismic sources, and is considered a Special
Flood Hazard Area (SFHA) in the City and County of Honolulu where flood insurance is mandatory.

Potential Impacts and Mitigation Measures

No structures will be constructed within the portion of the Project site that is located with Flood Zone
VE. To mitigate potential impacts related to flooding, planned structures will be set back at least 60
feet from the shoreline. The nearshore portion of the Project site will be maintained as open space to
provide a natural buffer, while the areas along the coastline will be landscaped and therefore function
as a vegetated buffer. The Cove’s structures are planned to be elevated eight to 19.5 feet above msl
to proactively consider the potential impacts of SLR that may occur in the future, including flooding,

Landscaped, permeable open space will be integrated throughout to mitigate potential flooding and
the urban heat island effect. The open spaces will reduce surface runoff, promote infiltration, manage
stormwater, improve water quality, and enhance overall resilience to extreme weather events. LID
measures may will be integrated where feasible appropriate to promote infiltration of surface
stormwater runoff and lengthen the time of concentration of surface and coastal water runoff. The site
will be graded to allow stormwater runoff and potential coastal flooding to flow through the site.

Long-term operation of The Cove may incorporate standard operating procedures for employees and
visitors. In the event that evacuation from the site is required, the nearest assigned emergency public
shelter is located at Barbers Point Elementary School.
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4.4.4 Tsunami Inundation
Existing Conditions

The sudden displacement of the ocean floor (earthquakes), landslides, or volcanism can generate
tsunamis, which are a series of waves that can reach speeds of up to 600 mph. Upon reaching a
coastline, a tsunami can become a wall of water reaching heights of 30 feet or more and capable of
moving inland several hundred feet. Known major tsunami events in Hawai‘i include the areas of East
Hawai‘i (1946, 1960, 1975) and North Shore O‘ahu (1952, 1957).

The City classifies tsunami evacuation zones into the following three designations: Tsunami
Evacuation Zone, where evacuation is required for any tsunami warning; Extreme Tsunami Evacuation
Zone (XTEZ), where additional areas must be evacuated only during an extreme tsunami event
generated from earthquakes of Magnitude 9 or higher on the Richter scale; and, safe areas that are
anticipated to be outside of the inundated areas. According to the City Department of Emergency
Management Tsunami Evacuation Zone maps, the Cove Property is located within Tsunami Evacuation
Zone (Figure 4.56). Therefore, there is potential for the Project site to become affected by a major
tsunami, if such an event were to occur.

Potential Impacts and Mitigation Measures

The actual impacts of tsunamis upon a particular area cannot be estimated beyond the possibility of
the area sustaining heavy damage. The capacity of a structure to withstand the effects of a tsunami is
dependent upon several factors including the size and speed of the wave as it is transformed while
approaching the shore, the type of structure, the site design and orientation of the structure and its
surroundings, and the amount of debris that is swept in the movement of the wave.

The City has an emergency operations plan for evacuating areas potentially affected by a tsunami.
Inland shelters have been identified, with the closest shelter to The Cove being located at Barbers
Point Elementary School. Tsunami Warning signals from the State Civil Defense sirens will be audible
during a tsunami event, which will serve to alert visitors to safety instructions. In the event of a Tsunami
Warning, standard procedures to evacuate visitors and personnel to higher ground will be employed.
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4.4.5 Wildfire
Existing Conditions

The Hawaiian Islands are vulnerable to wildland fires, especially during the summer months or during
periods of prolonged drought and/or high winds. Areas where wildland (trees and brush) border
urbanized areas, referred to as the wildland-urban interface (WUI), are known to be in greater risk for
wildfire. Overgrown vegetation in proximity to homes, pockets of open space within subdivisions, and
the presence of non-native, high fire-intensity plants around developed areas are known to potentially
increase the likelihood of a wildfire. The majority of wildfires are human-caused but may also occur
naturally.

In compliance with guidelines developed by the National Association of State Foresters, the DLNR
DOFAW identified at-risk WUl communities throughout Hawai‘i and rated each community’s risk from
wildland fires. The Project site is situated in the ‘Ewa region of O‘ahu, which is characterized by a
history of wildfire spread, rough terrain, warm temperatures, strong winds, persistent droughts, and a
large percentage of highly ignitable invasive grasses. According to DOFAW's risk rating of wildland fires,
the Cove Property is considered “High Risk” for wildfires (Figure 4.67) and falls within the Zone 5 area
(Honolulu Fire Department (HFD) or Federal Primary Response/DOFAW Co-op Response with
Administrative Approval Upon Hawai‘i Emergency Management Request).

In 2016, the Community Wildfire Protection Plan for Western O‘ahu was developed by the Hawai‘i
Wildfire Management Organization in partnership with agencies, entities, community members, and
individuals with interest or jurisdiction in West O‘ahu to protect, assess, and provide mitigation
priorities to reduce risks of wildfire spread in an area that has historically been impacted by wildfires.
The National Cohesive Wildland Fire Management Strategy encourages communities to develop a
dynamic approach to planning, responding, and recovering from wildfires, and provides a framework
to develop a focused area-specific plan. The Community Wildfire Protection Plan for Western O‘ahu is
broken down into three categories in conformance to the National Framework and includes resilient
landscapes, fire-adapted communities, and safe and effective wildfire response. The plan identifies
the importance of restoring, protecting, and maintaining landscapes in West O‘ahu; the need to build
fire awareness and readiness within the community; and, recommends next steps to improve the
area’s access to resources including personnel, water infrastructure and availability, and firefighting
access to the area.
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Proposed Impacts and Mitigation Measures

As the design for the redevelopment of The Cove progress, plans will be prepared in accordance with
the Fire Code regulations under the National Fire Protection Agency (NFPA) One to ensure HFD
emergency access to the site is adequately provided. A majority of the property will be maintained as
landscaped open space areas.

Landscaping on the Cove Property will be regularly maintained to ensure that combustible vegetation
is removed and to reduce the risk of potential wildfire hazard. The preliminary plant palette for the
Cove Property was selected based on drought tolerance and ability to survive in the hot and dry coastal
environment of the area, and is expected to consist of native, Polynesian-introduced, or tropical trees,
patms; and shrubs of varying sizes (Figures 3.2316 and 3.2417). Design of the planned structures
may include the use of fire-resistant building materials.

In the event of a wildfire during operation of The Cove, a standard operating procedures for employees
and visitors would be employed and HFD would be the primary responder. On-site fire protection is
further discussed in Section 4.6.2.

As recommended by DLNR DOFAW, the Applicant may coordinate with Hawai‘i Wildfire Management
Organization on wildfire prevention, if needed. When engaging in activities that have a high risk of
starting a wildfire (i.e., welding in grass), the work area would be wet down before starting the task and
throughout as needed, a fire extinguisher will be on hand, and a spotter may be present to watch for
fire starts in the event that vision is impaired.

4.4.6 Climate Change and Sea Level Rise
Existing Conditions

The ocean is the largest solar energy collector on Earth. Not only does water cover more than 70
percent of our planet’s surface, but it can also absorb large amounts of heat without large increases
in temperature. The ability to store and release heat over long periods of time gives the ocean a central
role in stabilizing the Earth’s climate system.

GHG emissions are a driving factor behind the increase in global temperature and SLR. Increased
amounts of GHG are preventing heat radiated from the Earth’s surface from escaping into space as
easily as it has in the past. Most of the excess atmospheric heat is passed back to the ocean, resulting
in significantly increasing upper ocean temperatures over the past two decades.

Presently, the warming of ocean water is raising global sea level due to the expansion of ocean water
as it warms. Land-based ice, such as glaciers and ice sheets, are also greatly affected by global
warming. These reserves of ice are located in places like Greenland and Antarctica. Typically, they
experience melt during the warmer months of the year and the ice is replenished in colder months.
However, with the average year-round global temperatures rising, ice caps and glaciers are
experiencing a disproportionate amount of melting at an accelerated rate.

SLR is an inevitable outcome of global warming that will continue through centuries even if human-
generated GHG emissions were eliminated today. Rising ocean levels will increasingly threaten natural
ecosystems and human structures near coastlines around the world.
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The Intergovernmental Panel on Climate Change (IPCC) Fifth Assessment Report (AR5) provides
projections of global mean SLR for four cases representing the climate response to GHG emission
levels from different socioeconomic scenarios, referred to as Representative Concentration Pathways
(RCPs). The RCPs describe possible climate futures based on how much GHGs are emitted. The
“business as usual” (RCP8.5) scenario predicts a rise of 0.5 feet in 2030, 1.1 feet in 2050, 2.0 feet
in 2075, and 3.2 feet in 2100. The RCP8.5 scenario is regarded as the most likely scenario and is
used as the basis for modeling coastal hazards in the 2017 Hawai‘i Sea Level Rise Vulnerability and
Adaptation Report. This report was published by the Hawai‘i Climate Commission and provides the
first state-wide assessment for documenting Hawai‘i’s vulnerability to SLR. The report recommends
planning for up to 3.2 feet of SLR by the year 2100 with potential increased adjustments based on
new data and improved modeling.

Following this guidance issued by the State, under the Mayor's Directive 18-2 (2018), it is
recommended that the City utilize the 3.2-foot Sea Level Rise Exposure Area (SLR-XA) model in the
planning and design of projects to minimize risks from climate change and SLR. The Mayor’s Directive
references the “Sea Level Rise Il - Guidance Document,” which was last updated by the City Climate
Change Commission on July 29, 2022. The updated document recommends that the City set as a
planning and policy benchmark the interagency “Intermediate” SLR scenario (1.16 m, 3.8 ft by 2100),
as modeled for the Honolulu Tide Station, as the minimum scenario for all planning and design, and
that the City continue to utilize the 3.2 ft SLR-XA until updated SLR-XA map data is available.

The Hawai‘i Sea Level Rise Viewer SLR-XA model developed by the Pacific Islands Ocean Observing
System (PaclOO0S) at the UH of Ocean and Earth Science and Technology (SOEST) models the potential
impacts of SLR on future passive flooding, annual high wave flooding, and coastal erosion. The model
indicates that the nearshore portion of the Cove Property is located within the 3.2-foot SLR-XA and
therefore potentially subject to the combined effects of SLR (Figure 4.£8).

Passive Flooding

As sea level rises, it exerts upward pressure on the lens of freshwater beneath the land surface, which
causes the groundwater table to rise. Passive flooding occurs when groundwater percolates out of the
ground in low-lying areas or ocean water overflows through storm drains. Passive flooding is
exacerbated by rainfall as it prevents drainage and, as such, runoff and marine waters combine to
produce larger impacts.

According to the PaclOOS SLR-XA model, the Project site is not anticipated to experience flooding due
to the projected 3.2-foot rise in sea level by 2100 and the associated rise in shallow groundwater
levels (Figure 4.89). However, a portion of the beach and natural cove adjacent to the Cove Property
is predicted to experience increased flooding with 3.2 feet of SLR.
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Annual High Wave Flooding and Coastal Erosion

In addition to passive flooding, SLR allows more wave energy to reach the shoreline. This results in
higher wave runup and overtopping of the beach berm that may cause flooding along the nearshore
portion of the project site.

According to the PaclOOS SLR-XA model, the south/southwestern portion of the Cove Property, which
is adjacent to the beach and natural cove, may experience flooding from annual high wave events
(Figure 4.910).

Coastal Erosion

Coastal erosion is the process by which local SLR, strong wave action, and coastal flooding wear down
or carry away rocks, soils, and sands along the coast. Erosion threatens the integrity of structures and
infrastructure located along the coast. Moreover, beach loss results in a variety of negative economic,
social, cultural, and environmental impacts.

The SLR-XA model does not anticipate that the Project site will experience coastal erosion as a result
of 3.2 feet of SLR by 2100 (Figure 4.£0611). As described the Atlas of Natural Hazards in the Hawaiian
Coastal Zone (Fletcher et. Al, 2002), the artificial coves of Ko Olina provide sandy beaches along an
otherwise rocky shoreline. Characteristic of the original shoreline of the west side of O‘ahu, the Cove
Property’s shoreline is characterized by a natural rocky shelf with a pocket of sand providing a natural
beach (Figure 3.1). Due to the presence of a natural rocky shelf, which stabilizes the shoreline and
protects the adjacent beach, erosion at the Cove Property is not anticipated.

Potential Impacts and Mitigation Measures

SLRis an inevitable part of the Hawai‘i’s future, and, as such, the Applicant is committed to proactively
implementing adaptive and resilient design features and minimizing environmental impacts at the
Cove Property. Located adjacent to a beach and natural cove, the Cove Property is anticipated to be
impacted by flooding, particularly annual high wave flooding, with an expected 3.2 feet of SLR. As such,
redevelopment of the site for The Cove will be designed to ensure ongoing successful, safe, and
sustainable operations at the site for the foreseeable future.

The planned redevelopment will result in an approximately 13.84 45:2-percent of lot coverage,
adhering to the 30 percent lot coverage limit articulated in the UA. Landscaped, permeable open space
will be integrated throughout to mitigate potential flooding and the urban heat island effect. The open
spaces will reduce surface runoff, promote infiltration, manage stormwater, improve water quality, and
enhance overall resilience to extreme weather events. LID measures may will be integrated where
feasible appropriate to promote infiltration of surface stormwater runoff and lengthen the time of
concentration of surface and coastal water runoff. The site will be graded to allow runoff and potential
coastal flooding to flow through the site.

Planned structures at The Cove will be set back at least 60 feet from the shoreline of the beach and
may be elevated eight to 19.5 feet above msl to proactively consider the potential impacts of SLR. The
60-foot setback area will be maintained as open space, providing a natural buffer to mitigate potential
flooding. Areas along the coastline will be vegetated, and therefore also function as a vegetated buffer.
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The Project also supports nhon-motorized transportation, such as walking or biking, which is expected
to mitigate additional GHG emissions. Visitors of The Cove will be able to take advantage of the
surrounding resort area’s high density of activities and attractions and pedestrian-friendly environment
as an alternative to utilizing private vehicles. Parking facilities will include electric vehicle (EV) charging
and bicycle storage in compliance with the LUO.

4.5 Hazardous Materials

Existing Conditions

The HDOH Solid and Hazardous Waste Branch regulates the generation, treatment, storage, and
disposal of hazardous waste. The HDOH Hazard Evaluation and Emergency Response (HEER) office
provides leadership, support, and partnership in preventing, planning for, responding to, and enforcing
environmental laws relating to the release or threats of releases of hazardous substances. Site-specific
facilities, sites or areas in which HEER has investigated or may investigate are tracked in HEER’s online
system for public records. According to the public record, no reported spills or releases have occurred
within the Cove Property.

The Comprehensive Environmental Response, Compensation, and Liability Act (CERCLA) information
systems database, commonly referred to as the “Superfund” program, tracks the location of identified
abandoned hazardous waste sites. No such sites exist within the Cove Property.

Recognized environmental conditions (RECs) refer to the presence or likely presence of any hazardous
substance or petroleum product in, on, or at a property due to any release to the environment; under
conditions indicative of a release to the environment; or, under conditions that pose a material threat
of a future release to the environment. The EPA has banned the use of lead-containing paint; however,
buildings constructed prior to 1978 may still include lead-containing paint. The EPA also issued a final
rule banning most asbestos-containing products in 1989. Although it is not anticipated that the
existing structures contain asbestos building products, this material was commonly used for
insulation, fireproofing, and sound absorption prior to the 1980s. Finally, due to the age of the existing
buildings, there is potential that pesticides may have been applied for termite control beneath the slab
foundations. This is not considered to be a REC, but should be considered at the time buildings are
demolished.

Potential Impacts and Mitigation Measures

The last major redevelopment of the Cove Property occurred in the 1990s; as such, the presence of
RECs is unlikely. If hazardous materials are identified during demolition and construction, materials
will be handled appropriately in accordance with Federal, State, and City regulations. The existing
structures will be inspected prior to demolition for asbestos, lead-based paint, fluorescent lights and
ballasts, and other indoor environmental quality concerns. Should asbestos be identified on site, the
Applicant will coordinate with the HDOH Asbestos Abatement Office of the Noise, Radiation and Indoor
Air Quality Branch prior to demolition, and work with contractors who are specifically trained in
abatement of asbestos containing materials to safely remove these hazardous materials and limit
potential exposure.

In the long-term, development of the Project will remove potential hazardous materials from the site,
resulting in a safer environment. No mitigation measures are proposed.

G/O a0



The Cove Redevelopment
Second-Draft Final Environmental Impact Statement

4.6 Public Services

4.6.1 Police Protection
Existing Conditions

The Project area is within HPD’s Wai‘anae District 8, which consists of 20 beats (Beats 850 through
879). The Cove Property is within District 8, Beat 865, and is served by the Kapolei District station
located on Kamokila Boulevard. In 2022, there were 3,950 reported offenses throughout District 8,
down from 4,580 reported offenses in 2021 (HPD, 2022). The majority of the offenses were related
to larceny (2,586 offenses).

Potential Impacts and Mitigation Measures

During construction, the Applicant will implement BMPs to mitigate potential impacts to the public
safety of the surrounding environment. BMPs may include, but not be limited to, the following, as
recommended by HPD:

* Necessary signs, lights, barricades, and other safety equipment must be installed and
maintained by the contractor during construction.

* Adequate notification be made to business and residents in the area prior to deliveries or
possible road closures, as any impacts to pedestrian and/or vehicular traffic may lead to
complaints.

* Coordination between existing security and HPD will be ongoing to ensure adequate police
coverage is provided during construction activities that require police-assisted traffic guidance.

The Project will include ancillary retail, restaurant, and gathering opportunities for residents and
visitors to the Cove Property, and may therefore increase the de facto on-site population during
operating hours. However, increased demand for police services in the area is not anticipated. During
operation of The Cove, additional private security on the property will be evaluated and considered, as
needed.

4.6.2 Fire Protection
Existing Conditions
The Project site is within the Fourth Battalion area designated by HFD. The region is served by eight

fire stations, including the following:

» Station 12: The Waipahu Fire Station is located along Leonui Street, approximately ten miles
east of the Project site.

» Station 24: The ‘Ewa Beach Fire Station is located at the corner of Keone‘ula Boulevard and
Kaileolea Drive, approximately nine miles east of the Project site.

» Station 26: The Wai‘anae Fire Station is located along Farrington Highway, approximately 12
miles north of the Project site.

» Station 26: The Wai‘anae Fire Station is located along Farrington Highway, approximately 12
miles north of the Project site.

40 G/O



The Cove Redevelopment
Second-Draft Final Environmental Impact Statement

» Station 28: The Nanakuli Fire Station is located along Nanakuli Avenue, approximately four
miles north of the Project site.

» Station 35: The Makakilo Fire Station is located along Makakilo Drive, approximately six miles
north of the Project site.

» Station 40: The Kapolei Fire Station is located at Lauwiliwili Street, approximately four miles
east of the Project site.

* Station 42: The Waikele Fire Station is located at the corner of Lumiana Street and Lumiana
Place, approximately 11 miles northeast of the Project site.

» Station 43: The East Kapolei Fire Station is located at the corner of Kapolei Parkway and Kinoki
Street, approximately six miles east of the Project site.

First response for medical and fire emergencies at the Cove Property and the surrounding area is
provided by HFD Kapolei Station 40. The other stations would respond in the event that additional
support is needed for first response or alarm fire. Additionally, HFD works with the City Emergency
Medical Services (EMS) to provide first response to emergencies.

The Project site is served by three off-site fire hydrants along Ali‘inui Drive and an 8-inch diameter pipe
near the north end of the site, which feeds building sprinkler systems and four on-site fire hydrants.

Potential Impacts and Mitigation Measures

The Cove may increase the de facto service population at the site, which may impact the need for fire
protection services. Coordination with BWS and HFD will be ongoing to ensure that the water supply
provided on-site is capable of meeting required fire flow for fire protection needs. The BWS confirmed
that the existing potable water system is adequate to provide off-site fire protection (Appendix A-1).
See Section 4.8.2 for further discussion regarding fire water service. To ensure the provision of
adequate fire apparatus access per the requirements of the NFPA One fire code, construction drawings
will be submitted to HFD for review. Additionally, new structures will be adequately equipped with fire
protection equipment to ensure safety.

4.6.3 Emergency Medical Services & Hospital Services
Existing Conditions

EMS provides pre-hospital emergency medical care and emergency ambulance service on O‘ahu. The
City has 21 ambulance units under three districts. The Project site is within EMS District 1 and is
covered by an EMS unit at the Nanakuli Fire Station No. 28. Each EMS ambulance unit is designated
as an advanced life support unit, guaranteeing staffing by at least one paramedic.

Paramedics work closely with other emergency first responders, including the U.S. Coast Guard, HFD,
and the City Ocean Safety and Lifeguard Services Division (0S). OS is the primary first responder to
emergencies arising on the beach and in nearshore waters, and is divided into five operational
districts. The Project site is within the OS’ Leeward Coast operational district; however, the
beach/natural cove adjacent to the Cove Property is not currently monitored by OS lifeguards.

The Queen’s Medical Center (QMC) West is the primary emergency healthcare facility servicing the
Project area. The QMC West is located approximately ten miles east of the site on Fort Weaver Road.
An Adventist Health Castle (AHC) Urgent Care clinic is located in Kapolei, approximately four miles east
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of the Project site. AHC Urgent Care clinics provide convenient, patient-focused care for children and
adults seeking an emergency room for minor injuries, non-acute illnesses, and medical services that
require immediate attention.

Potential Impacts and Mitigation Measures
Short-term impacts to emergency medical and hospital services are not anticipated and no mitigation
measures are required. Long-term operation of The Cove may increase the de facto service population

at the site, which may impact the need for emergency medical services. Operations at The Cove will
incorporate protocols to address emergencies on site while awaiting first responders.

4.6.4 Educational Facilities
Existing Conditions

The Project area is within the State Department of Education’s (DOE) Leeward O‘ahu School District.
The Leeward O‘ahu School District is comprised of the Pearl City-Waipahu, Campbell-Kapolei, and
Nanakuli-Wai‘anae Complex Area. The Project area is served by schools within the Campbell-Kapolei
Complex Area. The State DOE public schools closest to the Cove Property include Barbers Point
Elementary, Makakilo Elementary, Ho‘okele Elementary, Kapolei Middle, and Kapolei High School.

Potential Impacts and Mitigation Measures

The Project does not involve the construction of residential units at the Cove Property; therefore
adverse impacts to educational facilities near the site are not anticipated. No mitigation measures are
proposed.

4.6.5 Libraries

Existing Conditions

The State public libraries closest to The Cove include the Kapolei Public Library and the Nanakuli Public
Library.

Potential Impacts and Mitigation Measures

The Cove is not expected to affect existing library facilities near the Project site; therefore, no mitigation
measures are proposed.

4.6.6 Recreation
Existing Conditions

Public parks provide open space and a natural outdoor environment for both residents of Hawai‘i and
visitors to enjoy. The Cove Property is adjacent to a frequently used public beach/natural cove. The
beach is served by approximately 153 public parking stalls at the adjacent Lanikihonua property. A
10-foot-wide public beach access maintained by the landowner is currently provided along the south
end of the property (Figure 3.15).
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Additionally, the surrounding area is characterized by various recreational opportunities, including
Lanikuhonua Public Beach, four Ko Olina Lagoons, and Ko Olina Beach Park. A continuous public
walkway is provided along the Ko Olina Resort’'s shoreline to connect the resert’'s-beaches lagoons,
providing enhanced connectivity and a comfortable pedestrian experience that is characteristic of a
resort environment.

Other public parks in proximity to the Cove Property include Kamokila Community Park, Kalaeloa
Beach, Barbers Point Beach Park, Kahe Point Beach Park, Hawaiian Electric Beach Park, and Tracks
Beach Park.

In addition to public parks, the Cove Property is in close proximity to private recreational opportunities
offered throughout the surrounding privately-owned resort area, including the Ko Olina Marina and the
Ko Olina Golf Club course.

Potential Impacts and Mitigation Measures

The redevelopment of The Cove will not affect existing public park facilities; therefore, no mitigation is
recommended. To protect the adjacent beach and natural cove, the current level of access and parking
for beachgoers will be maintained throughout construction and long-term operation of The Cove. In
the long-term, safe lateral access to the shoreline will be maintained. Additionally, the fandewner
Project will continue to maintain the public beach access.

The Project will provide uses on site related to a Hawaiian Theme Park and commercial [G‘au, which
may not result in a proportional increase in beach usage. The redevelopment includes ancillary
amenities such as dining options, retail, and event space. These amenities are intended to attract
visitors to the Cove Property itself, potentially reducing the direct pressure on the beach.

Currently, access to the Cove Property is only provided to those attending the It‘au show. The Cove is
designed to allow access to the property to serve a diverse range of users, including local residents
and families, as well as visitors. The Cove will enhance existing recreational opportunities on the
property and the wider area by providing on-site programming opportunities and open space in a
contemporary and authentic Hawaiian setting. Lush landscaping will be integrated throughout the
Cove Property to create an immersive and relaxing experience. Landscaping will be intentionally
designed to complement new structures, open space areas, pedestrian pathways, and outdoor seating
throughout The Cove, enhancing the overall atmosphere and visual environment of the property.
Pedestrian pathways will be incorporated throughout the Cove Property to foster connectivity
throughout the site and to the adjacent beach-and—resertarea. Signage will be posted across the
property to direct visitors to various uses on the site. Educational sighage and guidelines may be
posted around the property to encourage thoughtful care for the site and the surrounding environment.

4.7 Roadways and Circulation

A Traffic Impact Report (TIR) was prepared in March 2024 by Wilson Okamoto Corporation to identify
and assess potential traffic impacts resulting from the construction and operation of The Cove
(Appendix D). Additionally, a Parking Management Plan (PMP) was prepared by Fehr & Peers to identify
and assess potential parking strategies that can be implemented with the redevelopment of The Cove
(Appendix E). A summary of the TIR and PMP are provided below.
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4.7.1 Traffic
Existing Conditions

The existing entertainment venue is located adjacent to the Ko Olina Resort area. Existing vehicular
access to the Ko Olina Resort is via Ali‘inui Drive. Ali‘inui Drive is a predominately four-lane, two-way
divided private roadway generally oriented in the north-south direction. Access to the Project site is
provided via the northern one-way driveway along Ali‘inui Drive. Southeast of the Project site, Ali‘inui
Drive intersects Olani Street. Olani Street is a four-lane, two-way private roadway generally oriented in
the east-west direction that provides access to the adjacent commercial and residential uses to the
east and the Four Seasons Resort O‘ahu at Ko Olina to the west. The intersection of Ali‘inui Drive and
Olani Street is a signalized intersection. The northbound and southbound approaches of Ali‘inui Drive
include an exclusive left-turn lane, a through lane, and a shared through and right-turn lane. The
eastbound and westbound approaches of Olani Street include a shared left-turn and through lane and
a shared through and right turn lane.

Further south of the intersection with Olani Street, Ali‘inui Drive intersects Kamoana Place. The
intersection of Ali‘inui Drive and Kamoana Drive is an unsignalized T-intersection. Kamoana Place is a
four-lane, two-way private roadway generally oriented in the east-west direction, providing access to
the Aulani Resort and a public beach parking lot. The northbound approach of Ali‘inui Drive includes
an exclusive left-turn lane and two through lanes while the southbound approach has a through lane
and a shared through and right-lane. The westbound approach to Kamoana Place from Ali‘inui Drive
includes a stop-controlled exclusive left-turn and right-turn lanes.

The TIR studied the following two intersections, and based its analysis on the Project site’s general
morning (AM) and afternoon (PM) peak traffic hours of 6:00 to 9:00 AM and 3:00 to 6:00 PM:

1. Ali‘inui Drive and Olani Street

2. Ali‘inui Drive and Kamoana Place
Figure 4.1211-shows baseline lane configurations at the three study intersections.

Traffic data used for the purpose of analysis is based on manual turning movement counts collected
at the two intersections in September 2018. In addition, screen line traffic volumes were also collected
along Ali‘inui_Drive just north of the resort’'s main entrance. These counts were subsequently
supplemented by manual turning movement counts collected in November 2023 at the intersection
of Ali‘inui Drive and Olani Street to verify counts from 2018 and assess traffic volumes in the vicinity
after the COVID pandemic, which resulted in decreased traffic volumes and changes to travel patterns.
However, a comparison of the traffic data taken from Years 2018 and 2023 shows that traffic volumes
collected in 2023 were generally less than those collected in 2018. In addition, given the Project’s
proximity to the Ko Olina Resort and the target marketing audience for the proposed uses, hotel
occupancy data collected by the State Department of Business, Economic Development and Tourism
was also assessed to compare hotel occupancy between Years 2018 and 2023, the years when the
traffic data was collected. The data from DBEDT are aggregated based on location (i.e. Waikiki, other
Oahu) and type (i.e. midscale, upscale, luxury). For the purpose of this assessment, occupancy rates
for Waikiki, Other O‘ahu, and Upscale hotel categories were considered. The assessment indicates
that in general, occupancy rates for all the categories considered are also less in 2023 than in 2018.
As such, for the purpose of the TIR, the Year 2018 traffic data was used to represent baseline Year
2023 conditions for a conservative assessment.
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Level of Service (LOS) is a qualitative measure describing the condition of traffic flow, ranging from
ideal or free-flow traffic operating conditions at LOS A to unacceptable or potentially congested traffic
operating conditions at LOS F. The City recognizes LOS D as the minimum acceptable LOS for its
intersections in most urban areas. In the vicinity of the Project area, study intersections operate at LOS
C or above.

Table 4.3 summarizes existing LOS and vehicle counts for each study intersection during the AM and
PM peak hours. At the intersection with Olani Street, Ali‘inui Drive carries 408 vehicles northbound
and 653 vehicles southbound during the AM peak period. During the PM peak period, traffic volumes
are higher with 548 vehicles traveling northbound and 668 vehicles travelling southbound. The
northbound and southbound approaches operate at LOS B during both peak periods. Olani Street
carries 68 vehicles eastbound and 108 vehicles westbound during the AM peak period. During the PM
peak period, traffic volumes are higher with 132 vehicles traveling eastbound and 120 vehicles
traveling westbound. The eastbound and westbound approaches operate at LOS A during the AM peak
period and LOS B during the PM peak period.

Table 4.3: Baseline/Existing Levels of Service and Vehicle Count During AM and PM Peak Hours?

Study Intersection Existing LOS Peak Period Traffic Volume
AM PM AM PM
Ali‘inui Drive & Olani Street NB: B NB:B NB: 408 NB: 548
1. Ali‘inui Drive and | 'Mtersection SB: B SB: B SB: 653 SB: 668
lani
Olani Street , EB: A EB:B EB: 68 EB: 132
Olani Street Approach
WB: A WB: B WB: 108 WB: 120
2. Aliinui Drive and | Ali‘inui Drive & Kamoana Place NB:A NB:A NB: 348 NB: 502
Kamoana Place Intersection SB: A SB: A SB: 509 SB: 458
Intersection Kamoana Place Approach EB: C EB: C EB: 83 EB: 78
Abbreviations:

NB: Northbound SB: Southbound  EB: Eastbound  WB: Westhound

1Year 2018 were assumed to represent Year 2023 baseline conditions for a conservative assessment. Refer to the TIR for more details on
the study methodology.

At the intersection of Kamoana Place, Ali‘inui Drive carries 348 northbound vehicles and 509
southbound vehicles during the AM peak period. During the PM peak period, the overall traffic volume
is greater with 502 vehicles travelling northbound and 458 vehicles travelling southbound. The
northbound left-turn lane operates at LOS A during both peak periods. The Kamoana Place approach
of the intersection carries 83 vehicles during the AM peak period and 78 vehicles during the PM peak
period. The eastbound approach operates at LOS C during both peak periods.

Further north of the Project site near the Ko Olina Resort entrance, Ali‘inui Drive carries 480 vehicles
northbound and 687 vehicles southbound during the AM peak period. During the PM peak period,
traffic volumes are higher with 715 vehicles travelling northbound and 729 vehicles traveling
southbound.
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Potential Impacts and Mitigation Measures
Construction

Redevelopment of the Cove Property is expected to commence upon receipt of necessary permits and
approvals. Itis anticipated that 24 months will be required for construction. Improvements are planned
to start as early as 2025 and may be completed by 2027, subject to market conditions. Short-term
traffic impacts from construction activities are anticipated during this duration as the result of the
following: increases in truck traffic associated with removal and redistribution of excavation spoil or
with imported fill materials and delivery of construction materials and increases in automobile traffic
associated with construction workers travelling to and from the site. Standard BMPs to minimize
conflicts with traffic during construction include, but are not limited to, the following:

* Designate parking areas for construction-related vehicles and construction workers, and
ensure no parking, queueing, or staging of construction-related vehicles occur outside of the
designated construction area.

* Monitor ingress and egress of Project areas to allow safe passage of pedestrians and ensure
effectiveness of management strategies along construction areas.

* Construction materials and equipment should be transferred to/from the Project site during
off-peak traffic hours to minimize any potential disruption to traffic on adjacent streets.

* Maintain existing pedestrian, bicycle, and vehicle access/crossings with the highest safety
measures during construction.

* Implement BMP controls at the construction site to prevent dirt and debris from being carried
off-site onto the surrounding roadways.

* Document existing roadway conditions prior to the start of construction and repair any
damages as result of the construction of the proposed Project. Ensure repairs meet American
with Disabilities Act (ADA) requirements.

* Obtain a street usage permit from the appropriate agency for any construction-related work
that may require the temporary lane closures along the adjacent roadways.

Operation

The methodology used to generate anticipated trips from Project operation is based upon generally
accepted techniques developed by the Institute of Transportation Engineers (ITE) and published in
“Trip Generation, 10th Edition,” 2017. ITE trip generation rates are developed empirically by
correlating vehicle trip generation data with various land use characteristics such as the number of
vehicle trips generated per 1,000 square feet of development. Notably, the average nightly attendance
for the lU‘au at the existing entertainment venue during field investigations were approximately the
same as the anticipated reduced capacity as the new venue. As such, trips associated with the lu‘au
show are assumed to be captured within the collected traffic data and additional trips associated are
not anticipated with the planned modifications to the venue.

The trip generation methodology also accounts for multi-modal trips made utilizing non-motorized
modes such as walking and biking, as well as trips made using transit. Field observations indicate that
a significant portion of the patrons of the existing restaurant and commercial uses near the Project
site elect to walk to/from their destinations due to the close proximity to adjacent hotels, limited
parking in the vicinity, and pedestrian friendly infrastructure along Ali‘inui Drive to facilitate these trips.
Given the close proximity and compatible uses planned for the proposed Project, a significant portion

G/O o3



The Cove Redevelopment
Second-Draft Final Environmental Impact Statement

of the additional site-generated trips are similarly expected to be made via non-motorized modes (i.e.,
walking) to/from adjacent uses. As such, the additional trips generated by the proposed Project were
adjusted to account for visitors who are expected to access the Project site via non-motorized modes.

Cumulative AM and PM peak hour traffic conditions in Year 2027 (the Project’s estimated completion
year) both with and without the Project is summarized in Table 4.4. Under Year 2027 Without Project
conditions, traffic operations are expected to remain similar to baseline conditions. Along Ali‘inui Drive,
the approaches at the intersection with Olani Street are expected to continue operating at LOS B during
the AM peak period and LOS B during the PM peak period. At the intersection with Kamoana Place,
traffic operations on the eastbound approach are expected to continue operating at LOC C or better
during both peak periods, while the northbound left-turn lane along Ali‘inui Drive is expected to
continue operating at LOS A or better during both peak periods. North of the Project site along Ali‘inui
Drive, minimal ambient growth in traffic is anticipated and as such, traffic operations are also expected
to remain similar to baseline conditions.

Under Year 2027 With Project conditions, traffic operations are generally expected to remain similar
to baseline and Without Project conditions. Along Ali‘inui Drive the approaches at the intersection with
Olani Street are expected to continue operating at LOS B or better during both peak periods, whereas
those at the intersection with Kamoana Place are expected to continue operating at LOS C or better
during both periods. As previously discussed, a portion of trips are assumed to travel to/from areas
external to the resort via Ali‘inui Drive north of the Project site. With the addition of site-generated trips
as a result of the proposed redevelopment, traffic volumes along Ali‘inui Drive north of the Project site
are expected to increase by approximately one percent or less during the AM peak period and three
percent or less during the PM peak period. These increases in the total traffic volumes are generally
within the range of daily fluctuations along the surrounding roadways and represent a minimal
increase in the overall traffic volumes. As such, traffic operations along Ali‘inui Drive near the Project
driveways are also expected to remain similar to Without Project conditions. See Table 4.4.

Table 4.4: Baseline and Projected Year 2027 (Without and With Project)

LOS Traffic Operating Conditions

AM PM
Approach/
Study Intersection Critical Baseline Year 2027 Baseline Year 2027
Movement
W/o Project | W/ Project W/o Project | W/ Project
Eastbound A A B B B B
1. Ali‘inui Westbound A A B B B B
Drive/Olani Street Northbound B B B B B B
Southbound B B B B B B
2. Ali‘inui Eastbound c (5 (5 c c c
Drive/Kamoana
Place Northbound (LT*) A A A A A A

*LT = Left Turn
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Based on the analysis of the traffic data, the TIR recommends the following traffic-related BMPs be
incorporated into the final Project design. A determination on the appropriate measures will be made
as the Project progresses.

Maintain sufficient sight distance for motorists to safely enter and exit all Project driveways.

Provide adequate on-site loading and off-loading service areas and prohibit off-site loading
operations.

Provide adequate turn-around area for service, delivery, and refuse collection vehicles to
maneuver on the Project site to avoid vehicle-reversing maneuvers onto public roadways.

Maintain sufficient turning radii at all Project driveways to avoid vehicle encroachments to
oncoming traffic lanes.

Provide sufficient turning radii along the internal connections to accommodate the anticipated
vehicle types for the planned uses.

If access at the entrances to the parking areas are controlled, provide sufficient storage for
entering vehicles at the parking area access controls (i.e., automatic gate, use of personnel,
etc.) to ensure that queues do not extend onto the adjacent roadways. The layout and
dimensions shall be determined during the design phase.

Maintain the existing one-way (southbound) traffic flow along the connection between the
northern and southern driveways.

Provide sufficient passing areas within the main drop-off/arrival area to accommodate the
anticipated vehicle types and minimize potential conflicts with vehicles accessing the adjacent
parking stalls, facilitate through traffic flow and ensure queues do not extend onto the adjacent
roadway.

Provide adequate wayfinding signs to direct visitors to their intended destinations.

Provide adequate space within the bus parking stalls to allow for loading and unloading
activities to occur while parking in this area. The exact configurations and dimensions shall be
determined during the design phase.

If valet operations are expected to be implemented, consider the location of the parking area
designated for valet to minimize potential conflicts with other modes.

In accordance with direction given by DPP, traffic operations during events at the Cove Property
will be managed in accordance with a Traffic Management Plan (TMP), which is being prepared

for the Project.
In _accordance with direction given by DPP, the TMP will also include Traffic Demand

Management (TDM) strategies, which may include, but not be limited to, carpooling and ride
sharing programs, transit, bicycle and pedestrian incentives and other similar measures.

In the event of inclement weather, such as rain, the lu‘au is expected to be canceled in
accordance with standard procedures followed by similar lu‘au venues.

Upon completion of construction in 2027, the redevelopment of The Cove is not anticipated to
adversely affect traffic operations in the vicinity of the Project area. Traffic operations in the vicinity of
the Project area are generally expected to remain similar to baseline and Without Project conditions.
The new amphitheater/performing arts venue is expected to house lu‘au events similar to existing
uses with a maximum capacity similar to the average nightly attendance of the current lu‘au show. As
such the new amphitheater/performing arts venue is not anticipated to generate additional new trips
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to the Project site. In addition, synergy between the existing and proposed uses within the surrounding
area is anticipated, with a significant portion of trips associated with the ancillary restaurant and retail
uses expected to be made via non-motorized modes given the availability of improved pedestrian
facilities in the vicinity of the Project area. Although traffic operations are generally expected to remain
similar to Without Project conditions, the TIR recommends preparation of a parking and loading
management plan to identify management strategies to address potential issues with parking and
loading operations. Accordingly, a PMP has been prepared and is discussed in Section 4.7.3. In
addition, since a high-portion of trips to the Project site is expected to be made via non-motorized
modes, consideration should also be given to incorporating pedestrian and bicycle improvements to
increase pedestrian visibility while traversing the Project site. With the implementation of the
aforementioned recommendations, the proposed Project is not expected to have a significant impact
on the surrounding roadway network.

4.7.2 Multi-Modal Facilities
Existing Conditions

Pedestrian Facilities

The Cove Property is located adjacent to a master-planned resort and residential community that
includes a network of improved pedestrian facilities that facilitate access between the various
destinations within the resort. These pedestrian facilities are generally comprised of sidewalks,
shared-use paths, crosswalks, and curb ramps with overhead lighting, canopy trees, and other
landscaping treatments that enhance the overall pedestrian environment.

Pedestrian facilities along Ali‘inui Drive are predominantly located on the west side of the roadway
except in the vicinity of Olani Street where commercial and restaurant uses are located. In the vicinity
of the Project site along Ali‘inui Drive, continuous improved (paved) sidewalks are provided along the
west side of the roadway with wide, landscaped strips that serve as a buffer between the pedestrian
zone of the walkway and vehicle travel way, and trees that provide intermittent shade. In addition,
overhead street lighting is provided along both sides of the roadway to increase pedestrian comfort
during the evening hours. The nearest pedestrian crossing from the Cove Property is located at the
intersection of Ali‘inui Drive and Olani Street. At this location, pedestrian crossings are facilitated by
marked crosswalk, curb ramps, and a traffic signal system.

Along Olani Street and Kamoana Place, similar continuous improved sidewalks buffered by
landscaping strips that are provided to facilitate access to the adjacent hotel and commercial uses.
Trees and other landscaping treatments increase the attractiveness of these facilities and enhance
the overall pedestrian experience. Figure 4.1213 shows the pedestrian network throughout the
surrounding area.

Bicycle Facilities

Within the surrounding area, existing bicycle facilities include bike lanes along both sides of Ali‘inui
Drive between the Ko Olina Resort entrance and the southern terminus of Ali‘inui Drive (Figure
4.1314). Pavement markings along this roadway indicate that gold carts are also permitted to use this
lane. Outside of the resort area, there are currently limited bicycle facilities along Farrington Highway
with bicyclists observed utilizing the shoulder areas of the highway.
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Bicycle Level of Traffic Stress (LTS) is a metric used to classify a roadway segment or intersection
based on the amount of traffic stress imposed on cyclists using variables such as street width,
prevailing vehicle speed, and average daily traffic volumes. LTS ranges from 1 to 4, with LTS 1
characterized by the lowest speed and volume traffic to LTS 4 characterized by higher speed traffic or
close proximity to high-speed traffic.

In the vicinity of the Project area near the on-and off-ramps to Ali‘inui Drive, Farrington Highway is rated
LTS 4 due to the lack of dedicated bicycle facilities resulting in bicyclists being in close proximity with
high-speed traffic. Along Ali‘inui Drive, the roadway segment between Farrington Highway and the
resort entrance is rated LTS 3 due to the lack of dedicated bike facilities and multilane configuration
of this roadway segment. South of the Ko Olina Resort entrance, Ali‘inui Drive improves to LTS 2 due
to the provision of bike lanes along both sides of the roadway.

Public Transit Facilities

Transit service in the vicinity of the Cove Property is currently limited to routes along Farrington
Highway. The nearest bus stop is located along the eastbound direction of the roadway approximately
2,000 feet or approximately less than half a mile from the Cove Property. That bus stop is served by
TheBus, which is operated by the O‘ahu Transit Service (OTS) for the City. To verify the existing quality
of service for the transit facility in the Project vicinity, an assessment of these facilities was conducted.

The transit facility along this segment of Farrington Highway is rated at LOS A since it is served by
several local and express bus routes with headways of 30 minutes or less. However, it should be noted
that there are limited improved pedestrian facilities to and from this bus stop with minimal transit
amenities provided. Figure 4.1415 depicts the existing transit facility and LOS in the vicinity of the
Cove Property.

Potential Impacts and Mitigation Measures

Pedestrian Facilities

Construction of the Project is not anticipated to affect existing pedestrian facilities. However, if it is
determined construction will require the temporary closure or blockage of a pedestrian facility serving
the Cove Property, a contractor may monitor ingress and egress of Project area to allow safe passage
of pedestrians. Construction is anticipated to be completed on-site and contractors will employ the
highest safety measures to maintain existing pedestrian facilities.

A signifieant portion of trips associated with the ancillary restaurant and retail uses are expected to be
made via non-motorized modes. To support the use of non-motorized modes of transportation to and
from the Project site, the existing pedestrian facilities_on the Project site will be improved to create an
open, safe, and cohesive venue at The Cove. Additionally, the existing pedestrian facility along Ali‘inui
Drive will continue to serve as a pedestrian accessway to and from the Cove Property.
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Bicycle Facilities

Existing pedestrian, bicycle, and vehicle access/crossings will be maintained with the highest safety
measures during construction to the extent practicable. In the long-term, guests staying i the
surrounding area will be able to take advantage of the high density of attractions in close proximity,
which encourages active transportation modes such as cycling. Additionally, as part of the
improvements at The Cove, bicycle parking may be designated on the northern, eastern, and
southeastern portions of the site, in proximity to The Cove’s entry points (Figure 3.3). According to
Section 21-6.40 of the LUO, commercial uses on the property may require 36 short-term bike parking
spaces and seven long-term bike parking spaces (based on an on-site estimated off-street parking
stall count of 203 stalls and a maximum building area of 71,860 sf). The Cove will provide bicycle
parking storage adequate to serve the site, and final counts will be determined during the land use
entitlements phase of the Project. Elements such as lighting and wayfinding may be provided to
enhance the attractiveness and safety of the bike parking facilities. Final design of the facilities will be
determined as design progresses.

There are plans by the City to improve bike facilities in the vicinity of the Project area (Figure 4.4314).
These improvements are included in the O‘ahu Bike Plan published by the City DTS, most recently
updated in 2019. These include the provision of bike lanes along Ali‘inui Drive between the Ko Olina
Resort entrance and Farrington Highway and conversion of the existing bike lanes along Ali‘inui Drive
south of the main entrance to buffered bike lanes. Additionally, north of the Project site, a new shared-
use pathway is planned to run alongside the heritage railway route with shoulder bikeways proposed
along Farrington Highway from Piliokahi Avenue to Kalaeloa Boulevard. Although the addition of these
facilities is expected to increase the availability of bicycle facilities and may reduce the level of traffic
stress for bicyclists within the Project vicinity, the timeline for these improvements is not known at this
time.

Public Transit Facilities

Project plans will be coordinated with and submitted to the DTS to minimize impacts to public transit
services. During construction, the Applicant will keep the surrounding community and industry groups
informed of potential impacts to surrounding multi-modal facilities as needed. No long-term impact to
public transit facilities is anticipated.

Additional Best Management Practices

In addition to the above, the TIR recommends the following BMPs related to alternative modes of
transportation. A determination on the appropriate measures will be made as the Project progresses.

* Provide adequate wayfinding signs to direct visitors to their intended destinations. Provide
adequate pedestrian connections to facilitate access between on-and off-site facilities.
Pedestrian facilities should be made accessible in conformance with the ADA.

* Incorporate on-site pedestrian improvements in the design of the Project. In particular,
consideration should be given to ensure adequate access is provided between the designated
ADA parking stalls within the staff lot and the uses on-site. These improvements may include
marked or raised crosswalks at the internal intersections, bulb outs to reduce pedestrian
crossing, and street lighting.
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* Provide improved bicycle facilities within the Project boundaries. Appropriate access and
lighting should be taken into consideration in the design of these facilities. It should be noted
that the Project site plan includes bicycle facilities within the north and southeast ends of the
site.

* Provide adequate connections to and from the bike parking areas to ensure convenient and
safe pedestrian and bicyclist access, as well as connections to the bike lanes along Ali‘inui
Drive adjacent to the project site.

* Prepare a Parking and Loading Management Plan that includes parking and loading strategies
to address potential issues associated with conflicts between modes on site, parking for
guests and employees, and loading operations.

4.7.3 Access and Parking

A Parking Management Plan (PMP) memorandum was prepared by Fehr & Peers in October 2023 to
assess the current parking conditions at the site, estimate the Project’s parking demand, and propose
strategies to manage parking on-site (Appendix E). Following the publication of the Second Draft EIS,
the PMP was updated to reflect the Project’s reduced building area (Section 3.3.1) and further study
of the potential implementation of valet parking.

Existing Conditions
Access

The Project site's access is facilitated through two driveways along Ali‘inui Drive. A one-way driveway
at the north end is designated for incoming traffic to the Cove Property. Vehicles may exit the site via
a driveway situated at the south end of the property. Additionally, a one-way driveway connection within
the Cove Property facilitates direct circulation to the adjoining Lanikuhonua site.

Parking

Parking for the Cove Property is currently accommodated within two on-site parking lots and
supplemented by one adjacent off-site parking area located on the Lanikuhonua property (referred to
in the PMP as Lots 1, 2, and 3) (Figure 4.4516). Parking on the north end of the property (Lot 1) is
designated for employees and chapel guests only, while parking on the east portion of the site (Lot 2)
consists of parking for guests and passenger buses. Land use entitlements for the Cove Property
dating back to the early 1990s document 151 vehicle stalls and 30 bus stalls on the north and east
parking lots. Additionally, 203 vehicle stalls are provided-documented on the neighboring Lanikuhonua
property (Lot 3) pursuant to a Conditional Use Permit - Minor for joint use of parking and loading
facilities (DPP File Nos. 94/VAR-70 and 97/CUP1-69). Therefore, a total of 354 vehicle stalls and 30
bus stalls are documented as serving the Cove Property.
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However, dDuring a survey conducted for
the PMP, it was observed that the existing
number of parking stalls in use has
changed over time due to typical
resurfacing and restriping maintenance.
See Table 4.5 for a summary of existing
parking serving the Cove Property. Overall,
279-281 private vehicle stalls and 19 bus
stalls are currently used by the Cove
Property. These figures do not include the
15 beach access stalls located on the
Lanikuhonua property (see “Beach
Parking” designated on Figure 4.16).

Given its location within the ‘Ewa DP area
and its zoning, the Cove Property is no longer
subject to minimum parking requirements
articulated in Section 21-6 of the LUO.
However, it can be helpful context to
understand the parking supply that would
typically be required for a project such as
what is proposed at the Cove Property. If
typical LUO parking standards were
applicable to the Project, a total of 244
parking stalls would be required.

While not included in the Project site, the
PMP noted that 15 vehicle stalls are
provided on the Lanikuhonua property for
public beachgoers tet-4y-and 199 guest
vehicle stalls are provided on the
Lanikuhonua lot for its guests (Figure
4.16)tet5).

- Legend
Lot
Lot 2

e Il Lot 3

v [l Beach Parking

B LCI Parking

Figure 4.1615: Parking Management Plan -

Study Lots

Table 4.5: Existing Cove Property Parking

Parking Lot Area s;: ';?::Ld ADA Spaces Reserved Spaces | Private Vehicle Spaces Bus Spaces
Existing Cove Property
Lot1 60 6 66
Chapel 10 0 0 0 0
Lot 2 0 2 18 20 19
Lot 3 193 2 0 193 195 0
Lots1,2,&3 2531 10 18 279281 19
Total:
Source: Fehr & Peers.
Notes: Existing property parking supply was counted in June 2023 and reflects the available number of parking spaces in use.
1 Excludes 10 chapel spaces.
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Lanikal p :
Lot4-(Beach 13 2 0 15 0
parking)

Leth 199 199

Lots 4-& 5Totak 212 2 0 214

TOTAL: 465 12 18 493
Parking Demand

To provide a baseline for the PMP, counts were conducted on the site during Iu‘au operations on the
typically busy days of Friday and Saturday. The results of parking counts show the total demand for
vehicle parking in Lots 1 through 3 on a Friday ranged from a low of 34 percent occupancy at 3:00 PM
to a maximum of 97 percent occupancy at 6:00 PM. The demand reduced to 10 percent of full capacity
at 10:00 PM when the Iu‘au show finished. The results during the Saturday show were similar, with
slightly lower values of 22 percent occupancy at 3:00 PM, 94 percent occupancy at 6:00 PM, and 4
percent occupancy at 10:00 PM. The vehicles remaining in the lot at 10:00 PM were assumed to be
employees in Lots 1 and 2.

Lot 1 includes 10 vehicle stalls designated for the Crystal Chapel, and the demand and supply for
these spaces are excluded from the PMP’s overall demand calculation. The demand in these spaces
was up to three vehicles on Friday and up to seven vehicles on Saturday. Peak bus parking demand
within Lot 2 was five and six coaches on Friday and Saturday, respectively, within the 19 bus stalls
provided in this lot.

Designated beachgoer parking in Lot 4 was full (100 percent capacity) from 3:00 PM through 5:00 PM
or 6:00 PM on both days, but dropped to less than 50 percent occupancy by 8:00 PM. Occupancy of
the lot reached O percent by 10:00 PM on both Friday and Saturday.

During field observations, the average vehicle occupancy (AVO) of private vehicles parking within Lots
1, 2, and 3 was determined to be approximately 3.2 persons per vehicle. The AVO of buses was
determined to be 45.5 persons per bus.

Given that vehicular parking for the IU‘au is free and cars are not required to stop as they enter the
site, traffic congestion was very limited. Most vehicles experienced little or no delay as they entered
the site, and the dispersed arrival pattern also contributed to the minimal congestion.

Potential Impacts and Mitigation Measures

Access and Parking

The existing driveways along Ali‘inui Drive will continue to provide access to the Project site.
Additionally, the existing parking lots (Lots 1, 2, and 3) will be reconfigured to provide approximately
406 396 vehicle stalls and eight bus stalls (Table 3.2). Vehicle stalls will be available for both employee
and guest use. The existing beach parking on Lot 4 will remain in place. As noted, there are no
minimum parking requirements in the ‘Ewa DP area.
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Anticipated Parking Demand

A shared parking analysis was conducted to assess the Project’s anticipated parking demand based
on the planned program; determine if the demand can be accommodated by the proposed supply of
406 396 vehicle stalls; and, propose parking management strategies if needed. See Appendix E for
the full report. The analysis is based on methodologies and assumptions provided in Shared Parking,
3rd Edition (Urban Land Institute, 2020) and existing data obtained at the site. The shared parking
methodology establishes the base parking rate, parking demand reductions, and hourly/monthly
demand patterns for each land use. The overall parking demand is calculated by considering the
parking demand patterns and parking demand reductions (potential for non-automobile modes and
internal capture) for each component of the Project being analyzed. The estimated parking demand
reduction accounts for factors such as trip internalization (i.e., the number of trips moving between
land uses on the mixed use site) and modal split (i.e., guests arriving to the property using non-
vehicular modes of transportation such as walking, biking, getting dropped off, or taking transit).

After calculating the initial parking demand estimates, reductions in demand or increases in parking
supply were considered to determine the final parking supply that would be needed to adequately
serve the Project. These adjustments include the following parking management strategies:

* Increasing the parking supply by requiring valet operations on the entire Project site all day for
an introductory period of at least two months and then review parking operations to determine
if valet usage can be reduced to peak times if needed.

* Reducing parking demand by charging for parking or implementing maximum time limits

* Reduce parking demand by incentivizing the use of transportation network companies (TNCs)
such as Uber and Lyft.

Without parking management strategies, peak parking demand at the Project during the assumed
peak month of attendance (December, due to uptick in visitor travel) is estimated to be 440 475
spaces and is projected to occur on a Friday at 6:00 PM and 7:00 PM. Demand would not be expected
to drop below the proposed parking supply level (4866-396 vehicle stalls) until sometime between 9:00
PM and 10:00 PM. See Figure 4.16-17. For the parking demand to not exceed the parking supply, a
combination of parking supply increases and parking demand decreases would need to lower the
existing parking difference by approximately 19 percent.

In connection with the preparation of the PMP update (September 2024), a valet operator reviewed
the Project site plan and determined that an additional 50 parking spaces could be added with valet
operations within the driveway aisles across the entire site. The use of valet parking is considered a
parking management tool to increase the overall parking supply. The addition of 50 parking spaces
with valet usage would increase total parking supply to 446 parking spaces.

For the Project to accommodate parking demand within the available area on Lots 1, 2, and 3, a
combination of strategies will be needed to increase the parking supply and reduce the demand. This
reduction will need to equate to 43 7 percent of 440 475 such that the demand at the peak time of
7:00 PM on a Friday will not exceed the proposed 466 446 vehicle stall parking supply. Figure 4.1+
18 illustrates the commensurate reduction in demand by hour that will be required to accommodate
the demand on site within the available supply. The strategies to accomplish this reduction are
described in the following subsection.
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Recommended Parking Management Strategies and Mitigation

The PMP recommends the following parking management strategies in order to accommodate the
Project’s estimated peak parking demand:

Mandatory Valet Parking: Operating valet parking will require visitors to drop off their vehicle
with an attendant and allow for more efficient parking within Lots 1 through 3. Visitors will be
given a ticket associated with their vehicle that the attendant will use to identify the
appropriate vehicle when the visitor is ready to depart the site. As previously noted, a valet
operator has determined that an additional 50 parking spaces could be added with valet
operations within the driveway aisles, resulting in a total parking supply of 446 parking spaces.

Due to the unique nature of the Project location, operations, and parking layout, the ability to
increase parking supply can be a significant parking management strategy. To that end, the
PMP recommends that valet parking be implemented for the site during all hours of operation
for an introductory period of at least two months. After the two-month period has ended, the
parking operations of the entire Project site should be reviewed to determine appropriate
reductions in valet usage that will still ensure that parking demand is satisfied.

In _coordination with charging for self-parking (discussed below), valet parking should be
charged to users as a measure to potentially reduce the overall parking demand. While the
cost for valet usage will need to be determined based on market factors, a tiered pricing model
with variation in price dependent on time of day or length of stay could be considered.

While the operations of the valet program will be at the discretion of the valet operator,
employee vehicles should be parked in spaces located furthest from the valet stand given their
low turnover rate and desire to have customer parking more accessible. Parking charges for
employee spaces are at the discretion of the site operator but will likely be a reduced price
given the lack of parking alternatives.

Charging for Parking: A critical strategy to manage parking demand is to charge users an hourly
fee. This strategy is currently in use at The Ko Olina Center on Olani Street east of the Project
site. The current fee at that shopping area is $2.50 per hour. The amount of the hourly fee can
be adjusted to manage demand, such that an initial fee of $2.50, for example, can be
increased to $3.50 or $5.00 if demand exceeds available capacity. Charging for parking allows
for cost recovery of a valet service and can also serve as an additional revenue source for the
Project.

In addition, the rate per hour can be also adjusted to ensure that vehicles are not parked for
an excessive amount of time. For example, the cost for each of the first two hours to park may
be fixed at $2.50 per hour, but the price for the third hour could be increased to $7.50 or a
level that will incentivize visitors to leave the site within a two-hour period. This benefits the
site by increasing space availability for other visitors and helps to manage the number of
people that may park at the site and solely visit the adjacent beach.

Li‘au Parking Management: While the current IG‘au parking is free, to better manage future
parking it is expected that show attendees arriving via private passenger vehicle will also be
charged for parking. To better prepare for potential lu‘au parking demand, parking could be
sold at the time of ticket purchase. This early parking purchase could provide a parking
operator with an understanding of how much [d‘au parking could be expected on a given day
and allow them to determine if or how much valet parking or other parking management
strategies may be necessary.
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While the lU‘au attendance will be reduced with development of the Project, bus operations
will continue. The current bus operations provide one-way to various hotels on O‘ahu at a price
of $35 per person. To increase li‘au bus usage, and potentially reduce overall Project parking
demand, the PMP recommends reviewing the bus pricing to see if a reduction in the price per
person is possible. The decrease in bus pricing along with charging for parking on-site could
result in a reduction in parking demand for the lu‘au, which reduces overall parking demand.

Incentivizing Transportation Network Company (TNC) Use: Some visitors from nearby resorts
and other origins including Kapolei and Makakilo are expected to use Transportation Network
Companies (TNCs) such as Uber and Lyft to access and depart the Project site. While this
activity does increase the amount of vehicle traffic, it also has the benefit of reducing parking
demand at the site. If other strategies are not effective in managing the demand, the PMP
recommends creating incentives to encourage the use TNCs by visitors. This could take the
form of a visitor showing a digital receipt for a TNC ride and receiving a coupon for use at one
of the restaurants or retail establishments. In addition, the PMP FNG recommends a dedicated
curb space for TNC loading and unloading to avoid conflicting with valet parking activities.

Promoting Other Modes of Transportation: Incentivizing the use of other modes of
transportation such as transit/shuttle vehicles, bicycles, and walking would reduce parking
demand. While the estimated parking demand calculations already consider some parking
demand reductions due to non-automobile modes of transportation, encouragement of these
types of transportation options through providing secure bicycle parking and sidewalk
enhancements_on the Project site could result in visitors choosing not to utilize a vehicle. The
planned program will include secure short- and long-term bicycle consistent with LUO
requirements. The pedestrian environment along Ali‘inui Drive is considered comfortable with
wide sidewalks, overhead street lighting, and shade trees.

Beach Parking Management: H—is—expected—that+f Free beach parking will remain with
development of the Project. Management of the beach parking will need to be considered with
the anticipated increase in parking activity occurring at the site. Should beach parking continue
to be operated as-is (e.g., with no restrictions on time limits or cost), there is potential for the
misuse of those stalls to visit the commercial components of the Project.

To mitigate the concern of beach parking misuse, time limits may be considered to limit the
amount of time vehicles can be parked. The limiting of parking time could dissuade beach
visitors from visiting the Project commercial components before or after their beach visits. In
addition, the beach parking supply could be incorporated within the total parking supply of the
Project and managed under a ticketed system by the valet program. Beach visitors would be
required to see the valet attendant to get a beach parking permit to utilize one of the existing
15 parking spaces. When beach visitors leave then those parking spaces become available
for another visitor who has contacted the Project valet.

Chapel Parking Management: Wedding events at the existing chapel are typically 50 attendees
or less and occur in set blocks of time that end by 4:30 PM. Weddings hosted after this time
are limited to Monday through Thursday operations. Therefore, wedding events at the chapel
do not typically coincide with the peak demand lG‘au shows. The parking supply is therefore
anticipated to accommodate wedding events during hon-peak demand lu‘au shows. However,
if needed, parking management strategies such as valet usage would be considered.

4-68

G/O



The Cove Redevelopment
Second-Draft Final Environmental Impact Statement

The anticipated parking demand was estimated by using industry best practices and available
information. A determination on the parking management strategies to be implemented will be made
as the Project progresses. As the PMP notes, parking demand at the Project site will depend on the
attractiveness popularity of the establishments and visitor experiences. As such, demand may change
based on a variety of factors. The benefit of applying the recommended strategies is that they provide
a series of levers that can manage demand through parking charge modifications and supply
management. It is anticipated that the Applicant will need to adjust the parking program after the
introductory valet period and throughout the Project operations to achieve a balance between demand
and visitor satisfaction. As operation of the Project progresses, the Applicant reserves the flexibility to
make adjustments to this strategy as needed. Additionally, because of the lack of on-street parking
and access restrictions in the adjacent resort area, spillover into adjacent neighborhoods is not
feasible given the security of gated communities and surrounding properties. With the implementation
of parking management strategies, Project parking demand is expected to be accommodated within
the proposed parking supply.

4.7.4 Loading and Delivery
Existing Conditions

As discussed in Section 3.3.10.3, ROH, Section 21-6 establishes off-street loading requirements and
standards based on proposed uses. Existing loading at the site is provided at the north and southeast
of the Property.

Potential Impacts and Mitigation Measures

To support the planned activities, loading areas have been designated at the north and southeast of
the Cove (Figure 3.3). The loading areas will meet requirements articulated in the LUO, and will include
four loading stalls designated for large commercial vehicles (12 feet by 35 feet) and-stals-designated

Delivery management strategies, including enforcement of parking restrictions and management of

loading/unloading times, use of additional attendants or security, and the development of a delivery
schedule program may be employed to alleviate congestion in specific loading areas.

4.7.5 Airports

Existing Conditions

The Cove Property is located approximately 3.42 miles northwest of the Kalaeloa Airport (JRF). The
airport has been owned and operated by the O‘ahu District of the State Airports System since July 1,
1999 as a general aviation reliever airport for Daniel K. Inouye International Airport. Users of the
airport are the U.S. Coast Guard, Hawai‘i Community College Flight Program, Hawai‘i National Guard
and the general aviation community.

Potential Impacts and Mitigation Measures

As recommended by the State of Hawai‘i Department of Transportation (HDOT) - Airports, the
Applicant will review the Technical Assistance Memorandum (TAM) for Federal Aviation Administration
Order 5190.6B (2016) for guidance as part the detailed design of the Project.
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The Project does not include activities that may cause a glint/glare hazard or an aerial obstruction to
existing flight paths. However, the Project will include landscaping, which the TAM identifies as a
potential wildlife attractant. In order to reduce potential wildlife attractants on site, landscaping at the
site will be regularly maintained and stormwater drainage would be designed to minimize standing
water, which could attract waterfowl. The Applicant will also plan to incorporate actions to limit
predator presence, including effective waste management and recycling, to minimize attraction to
trash. According to HDOT - Airports, the Project is approximately 18,190 feet from the end of Runway
29 at JRF. FAA regulation requires the submittal of FAA Form 7460-1 Notice of Proposed Construction
or Alteration pursuant to the Code of Federal Regulations, Title 14, Part 77.9 if the construction or
alteration is within 20,000 feet of a public use of military airport which exceeds a 100:1 surface from
any point on the runway of each airport with its longest runway more than 3,200 feet. The Applicant
will review the criteria for submittal and will submit the Notice of Proposed Construction or Alteration
if required.

4.8 Infrastructure and Utilities

A Preliminary Engineering Report (PER) was prepared by G70 for the Project (Appendix F). The report
verifies existing utilities, including drainage, water supply, wastewater treatment and disposal, solid
waste, electricity and telecommunications, and gas. The PER discusses potential impacts of the
Project and proposes mitigation measures. A summary of the report is provided below.

4.8.1 Drainage
Existing Conditions

Generally, stormwater runoff from the existing parking lot along the north of the site and the parking
lot along Ali‘inui Drive is collected by two existing catch basins, and routed into the Ali‘inui Drive storm
drainage system. Stormwater runoff from the remainder of the Cove Property generally sheet flows
overland into the ocean. Existing runoff flows (Q) were calculated using the Rational Method as
described in the City’s “Storm Drainage Standards” (August 2017) and are tabulated in Table 4.6.

Table 4.6: Existing Hydrology Conditions

Tributary Area Discharge Point C Value 110 (in/houn) Area (acres) :(:Z&Sr(:::;z d)
1 Catch Basin 0.80 5.35 1.82 7.75
2 Drain Inlet 0.60 4.90 1.82 5.36
3 Catch Basin 0.81 5.14 1.58 6.59
4 Ocean 0.60 4.25 4.36 11.12
5 Adjacent property 0.60 4.83 0.90 2.61
Total Existing Condition Runoff 33.43

Source: City and County of Honolulu, Storm Drainage Standards, 2017
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Potential Impacts and Mitigation Measures

The existing topography will be altered for construction of the planned improvements, and a grading
permit will be required. Construction of The Cove will comply with the City’s drainage and stormwater
quality standards. BMPs will be incorporated where-practical-and-feasible; and may include, but not
be limited to, phasing of construction activities, replacing ground cover of the disturbed area, providing
adequate water sources at the site, the use of a stabilized construction ingress/egress, inlet
protection, temporary filter sock perimeter controls, and the use of temporary silt fencing and screens.

An_ National-PoHutant Discharge-Elimination-System{(NPDES} general permit authorizing discharges

of stormwater associated with construction activities will be obtained from the HDOH CWB.

As shown in Table 4.7, redevelopment of the Cove Property will require improvements to existing
drainage conditions and is therefore anticipated to decrease the total stormwater runoff generated on
site from 33.43 cubic feet per second (cfs) to 26.26 cfs, representing an improvement from existing
conditions. Stormwater runoff will be properly treated on site in accordance with applicable State and
City rules and standards, including the City’s Rules Relating to Water Quality.

Table 4.7 Proposed Hydrology Conditions

Tributary Area Discharge Point CValue 110(inch/hour) Area (acres) (cubic f:egv;e?secon d)
1 Catch Basin 0.76 5.19 1.15 4.64
2 Catch Basin 0.59 5.14 1.58 6.59
3 Ocean 0.48 4.06 7.76 22.05
Total Future Condition Runoff 26.26

Source: City and County of Honolulu, Storm Drainage Standards, 2017

The conceptual drainage plan defines three approximately sized drainage areas. Runoff from the two
impervious parking lots on the Cove Property will continue to be collected by the existing catch basins
and discharged into the storm drainage system in Ali‘inui Drive. Stormwater runoff from the remainder
of the site will sheet flow to the ocean. See Figure 4.4819 for the grading and drainage plan.

Figure 4.2920Q illustrates potential LID measures that may be incorporated throughout the Project site
to-mitigate-a-potentiakincrease-in-stormwaterrunoff. The Project will maximize the use of pervious and
landscaped areas within the Cove Property. LID measures such as bioswales, rain gardens, planter
boxes, sand filters, and permeable pavement will be censidered integrated and located where
appropriate to reduce d|rect stormwater outflow from the S|te and to m|t|gate peak rows Based on
preliminary A
design, the eX|st|ng parkm,q Iots will be reconflgured and an area of asphalt pavement WI|| be reolaced
by landscape planters. Stormwater runoff will be directed to landscape planters throughout the site,
which promotes percolation into the ground and filters out contaminants prior to the runoff entering
the existing underground drainage systems. Additionally, stormwater quality treatment will be provided
by an underground infiltration system and an above-ground retention basin.

Final treatment controls and BMPs will be assessed as the design phase continues. Overall, the
Project’'s stormwater management strategies and implementation of water quality treatment
measures will provide a benefit to downstream environments compared to the existing conditions.
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4.8.2 Water Supply
Existing Conditions

The Cove Property receives potable water service from a 12-inch diameter water main owned by the
BWS and situated along Ali‘inui Drive. The two primary distribution channels include a two-inch
diameter lateral, which services the northern portion of the Cove Property. The second lateral has a
diameter of 2-1/2 inches and conveys water to the southern portion of the Project site.

According to BWS, there are five water meters that currently serve the Cove Property. ¥ According to
BWS records the existing average daily water demand at the site is 13,500 gpd. (Table 4.8).

Table 4.8: Existing Meter Information

Meter Number Meter Size; Type P/1D number Ag;ﬁg:::;? d':;;”
1.98060120 1.5-inch; Domestic 3330060983 4,500
2.94070086 2-inch; Domestic 7204026459 9,000
3.02600954 1.5-inch; Irrigation 1626490277 -
4.13060163 1.5-inch; Irrigation 3793213808 -
5.3746624 8-inch; Fire 7627677333 -
Total Water Demand 13,500

Fire protection for the Cove Property is currently provided via three off-site fire hydrants along Ali‘inui
Drive and an eight-inch diameter pipe near the north end of the site that feeds building sprinkler
systems and four on-site fire hydrants.

Potential Impacts and Mitigation Measures

Water Availability

Following the publication of the EISPN, the Applicant coordinated with BWS to further clarify water
system requirements for the Project.t BWS verified water availability in a letter dated July 28,2024 3,
2024 commenting on the Draft EIS, confirming their system could accommodate the Project’s
ant|0|pated water needs (Appendlx A- _) A{—the—eme—ef—tms—te%tef—%medeﬁ%eed—that—wa%epweele

%eeﬂy—#em—t—he—ageney— The flnal approval of water avallablllty will be elete#mmed conﬂrmed when
the building permit application is submitted for approvals.

11n its comments on the EISPN, BWS verified water availability in a letter dated July 28, 2021. At the time of this letter, BWS
initially understood that non-potable water would need to be coordinated with the Ko Olina Community Association. However,
further coordination with BWS following the EISPN publication clarified that the Project may seek review and approval directly
from the agency. This understanding is reflected in BWS’ most recent comments on the Draft EIS.
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Since the projected non-potable water demand for the Project is expected to remain consistent with

that of the existing development, the need for an additional non-potable water resource is not
anticipated at this time. However, BWS has indicated that water conservation measures are still
required for non-potable irrigation systems. The Applicant is also studying the use of a blackwater
system for The Cove intended to recycle water from all onsite plumbing fixtures to R1 level per the
requirements of HDOH. This water would be used for various approved purposes, including irrigation.
Further discussion is provided in Section 4.8.3.

Water Demand

The Project’s projected water demand is described in Table 4.9. As illustrated below, the total domestic
water demand is 79,567 gpd with the maximum daily flow being 1119,350 gpd. Water usage at the
Cove Property is ant|C|pated to mcrease by approxmately 66 067 gpd W|th the planned
redevelopment. -
from-the-existing-conditions: There are no S|,C.{n|f|cant chanfzes antlcmated in regard to the Droposed
non-potable water use from the existing use.

The existing 1-1/2-inch and two-inch meters have rated maximum flows of 100 and 160 gallons per
minute (gpm), respectively. As the design of the Project continues to progress, water meter capacity
will be verified and the Applicant will continue to consult with BWS. Water meters may will likely be
upsized to adequately service The Cove.

Fire Protection

The Water System Standards requires a fire flow of 2,000 gpm for two hours for commercial
developments, with hydrants spaced not less than 250 feet apart. Due to the general similarity
between the character and use of the existing development to the planned Project, it is anticipated
that off-site and on-site fire protection is adequate to accommodate The Cove and on-site fire
protection improvements are not needed. In its comments on the Draft EIS, BWS confirmed that their
potable system could accommodate the Project’s anticipated water needs, including those for fire
protection. The final approval of water availability will be confirmed when the building permit
application is submitted for approval. Additionally, adequate emergency vehicle access will be
provided on site. HFD will verify the location of on-site fire hydrants as the Project continues to
progress. Final construction drawings will be reviewed and approved by both BWS and HFD.
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Table 4.9: Proposed Water Demand

Use Description Demand Rate Area, sf Qty Units De:()at::,IZp d
Qty Units
PERFORMING ARTS VENUE/RETAIL/ASSOCIATED ACTIVITIES

Makai Amphitheater 3,000 gpd/acre 17,000 0.39 acre 1,171

Pre-show area 3,000 gpd/acre 30,000 0.69 acre 2,066

Pre-show bars 3,000 gpd/acre 600 0.01 acre 41

Event Kitchen/Back of House 3,000 gpd/acre 9,120 0.21 acre 628

RETAIL & ASSOCIATED ACTIVITIES
Buildings 2, 3, 4, and 7 3,000 gpd/acre 26,200 0.60 acre 1,806
RESTAURANTS

Building 5 60 gpd/seat 6,240 213 seat 12,780

Building 6 60 gpd/seat 9,000 363 seat 21,780

Building 1 60 gpd/seat 15,000 610 seat 36,600

COMMON AREAS

(B);‘fii'f;"sguﬁ‘;o“rfa"ageme"t 3,000 gpd/acre 2,800 007 | acre 198

Entry Portal 3,000 gpd/acre 1,400 0.03 acre 96

E:gg:ﬂgmms a 6 gpd/capita 300 400 | capita 2,400
Total Water Flow, Gallons per Day (gpd) = 79,567

Max Daily Flow, Gallons per Day (gpd) = 119,350
Notes:

o The water demand for restaurant and food and beverage (F&B) retail was estimated based on HAR, 11-62 Wastewater Systems,
Appendix D, Table I: 50 gpd/seat plus 20 percent = 60 gpd/seat.

o Dryretail water consumption is based on BWS standards of 3,000 gpd/acre = 69 gpd/1000 sf.

4.8.3 Wastewater Treatment and Disposal
Existing Conditions

The Cove Property is served by two eight-inch diameter sewer laterals connected to an eight-inch
diameter municipal wastewater collection system main within Ali‘inui Drive. An additional eight-inch
diameter sewer main exits the site through the southeast boundary and to the adjacent Lanikuhonua
property. The sewer mains convey wastewater to the West Beach Resort No. 1 Pump Station. This
pump station is within the Ko ‘Olina Resort and is owned by the City. The current capacities of the West
Beach Resort No. 1 Pump Station are unknown. This pump station conveys wastewater to the City
Honouliuli Wastewater Treatment Plant.
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According to the Engineering Report for the Kapolei Interceptor Sewer completed by Community
Planning, Inc. in 2003 (2003 Report), parcels within the Kapolei region, including the Cove Property,
were assigned wastewater flow capacities based on each parcel’s size and land use. Flows already
established from existing Cove Property sewer master plans at the time were also considered and
tabulated in this report. Per the 2003 Report, the Cove Property parcel was assigned a wastewater
flow limitation of 25,000 gpd based on a 1,000 total capita at 25 gallons per day flow rate.

the City to increase the aIIocat|on of sewer capamtv for the Cove Property within the master planned

tributary area. In accordance with the Kapolei Interceptor Sewer Assessment Agreement, Kapolei
Properties LLC, an affiliate of the James Campbell Company LLC, exercised its assignment right under
the agreement to reassign 52,000 gpd of unused and unneeded sewer allocation from Kapolei
Harborside (TMK (1) 9-1-014: 085) to the Cove Property. Combined with the existing allocation of
25,000 gpd, the updated sewer allocation for The Cove now totals 77,000 gpd. Subsequently, a Sewer
Connection Application for the Project was submitted to the City and approved on November 14, 2024
(File No. 2024/SCA-1132). Existing wastewater flow at the Project site has been estimated based on
the total water demand reported by BWS (13,500 gpd). It is assumed that the wastewater flow is 80
percent of that water demand, and is therefore 10,800 gpd (Table 4.10).

Table 4.10: Existing Wastewater Flow

L. . Unit of Average Water Average Wastewater
Description Unit
Measurement (gpd) (gpd)
EXISTING USE
Meter 98060120 (1-1/2” domestic) 1.00 LS 4,500 3,600
Meter 94070086 (2” domestic) 1.00 LS 9,000 7,200
Total Wastewater Flow 10,800 gpd

Potential Impacts and Mitigation Measures

Wastewater projections for anticipated building uses, floor areas, seat count, number of employees
and patron counts are summarized in Table 4.11. The future wastewater flow is estimated to be
64,715 +2;#65-gpd, an increase of approximately 53,915 64;965-gpd from existing conditions
(10,800 gpd). Wastewater from the Project will continue to be disposed of via the two existing sewer
laterals.
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Table 4.11: Proposed Wastewater Flow

Building Name Area,sf | Employees | Customers Wastewater Generation Rate Wastewater Flow

Per Empl. Per Cust. Empl. Cust.
PERFORMING ARTS VENUE/RETAIL/ASSOCIATED ACTIVITIES

Makai Amphitheater 17,000 43 480 20 5 860 3,250

Pre-show area 30,000 75 0 20 10 1,50 0

Pre-show bars 600 2 0 20 10 40 0

fl‘(’)eu';teK""he"/ Backof | ¢ 199 23 0 20 10 460 0

RETAIL & ASSOCIATED ACTIVITIES
Buildings 2, 3, 4, and 7 26,220 66 213 20 5 1,320 1,065
RESTAURANTS

Building 5 6,240 16 208 20 50 320 10,400

Building 6 9,000 23 300 20 50 460 15,000

Building 1 15,000 38 610 20 50 760 25,000

COMMON AREAS

Building 8 -

Management Office 2,880 7 6 20 10 140 60

Support

Entry Portal 1,400 4 0 20 10 80 0

Public Restroom Use 300 0 400 20 10 0 4,000

Total wastewater flow (gpd) = | 64,715

Load factors for estimating flow rates taken from Table | of HAR 11-62, Appendix D. Flow rates used to calculate wastewater flow:
e 20 gpd/employee,
e 50 gpd /seatin restaurants (a single seating is assumed),
e 5gpd /person for retail customers,
e 5gpd /person for theater space,
e 1employee per 400 square feet (slightly higher than the minimum numbers listed for the Building Code occupancy) and
o 30 sf/seat restaurant seat density, equal to the customer load.

Based on the tabulated values above, the future wastewater flow is estimated at 64,715 gpd. This is

an increase of approximately 53,915 gpd from existing flow rates;—and—exceeds—the25,000-gpd
wastewaterflow-cap-established-inthe 2003 Repert:, within the 77,000 gpd of sewer capacity allotted
for the Cove Property. A Sewer Connection Application for the Project was approved on November 14,
2024 (File No. 2024/SCA-1132).
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Additionally, the following design features are options may-be-considered-to reduce the projected

wastewater demand flowsiretuding-but-retlimited-to:

50%of the-total-wastewatergeneration The Applicant is studying the use of a blackwater
system for The Cove, which would be intended to recycle water from all onsite plumbing fixtures
to R1 level per the requirements of HDOH (Appendix G). The R1 water would be reused on site
to flush toilets, urinals and irrigation per 2021 United Plumbing Code, Chapter 16. A proposed
blackwater system for The Cove would collect wastewater from toilets, sinks, urinals, and
kitchen waste (post-grease interceptor) and process it through a multi-step treatment system.
The treated R1 water would be reused through a distinct piping system. The system would be
designed to process and recycle an estimated 60,000 gallons of blackwater daily. The
determination of use and final design of a blackwater system will be determined as the Project
progresses.

* Consider restaurant occupancy rate factor (current assumption is a conservative 100 percent
restaurant occupancy rate)

» Establish restaurant dining times (breakfast, lunch, & dinner versus lunch & dinner only)

* Reduce restaurant seat density factor (increase square footage per seat)

* Reduce restaurant size

* Consider low flow fixtures to reduce wastewater generation rates (reduction rates as low as 40
percent)

It is also noted that DLNR-CWRM, the agency responsible for administering the State Water Code (HRS
Chapter 174C), whereby all waters in the State are held in trust for the benefit of the citizens of the
State, has recommended conservation and resource protection measures that are consistent with
Applicant’s proposed options for reducing wastewater demand flows, such as:

* The use of reclaimed water or non-potable water needs, including, but not limited to, recycled
water. As discussed above, the Applicant is studying the use of a blackwater system for The
Cove, which would be intended to recycle water for reuse on site to flush toilets, urinals and
irrigation. The determination of use and final design of a blackwater system will be determined
as the Project progresses.

Additionally, the Uniform Plumbing Code (UPC) and the City Interim Plumbing Code require grease
interceptors at establishments where grease may be introduced into the drainage or sewage system.
The introduction of Fats, Oils and Greases (FOQG) into a sewer system can lead to detrimental effects
arising from higher Biochemical Oxygen Demand (BOD) levels in wastewater effluent; increased odor
complaints due to decomposition of accumulated grease; and, sewage spills caused by clogged pipes,
pumps or disposal fields. These potential impacts can be mitigated by installing grease interceptors
that utilize settling chambers and baffled pipe connections to separate FOG from wastewater before
it enters the sewer system. Grease interceptors will be operated and maintained where FOG is
anticipated to be generated, such as where kitchens are planned. The grease inceptors are anticipated
to effectively separate FOG from wastewater before it enters the sewer system; no additional mitigation
measures are proposed.
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4.8.4 Solid Waste
Existing Conditions

Solid waste is currently handled by a private contractor and taken to either the City’s H-POWER waste-
to-energy facility, which processes up to 3,000 tons of the island’s refuse; the City’'s Waimanalo Gulch
landfill; or, various recycling services around O‘ahu.

Potential Impacts and Mitigation Measures

In the short-term, solid waste will be generated from demolition and construction activities. The
construction contractor will be responsible for the disposal of construction debris and solid waste
generated, including hazardous materials, to an acceptable waste disposal facility in accordance with
Federal, State, and City regulations.

The Project will not have a significant impact on the City’s waste stream and disposal to the H-POWER
Plant. The Applicant will coordinate with waste management providers to ensure that solid waste
disposal aligns with City requirements. Similar to current practice, regular responsible maintenance of
the Project site and the public beach access easement will be conducted daily to avoid potential solid
waste spillover onto the beach. The Cove may will implement recycling efforts to minimize solid waste.
Measures include, but may not be limited to, the recycling of glass, plastic bottles, cardboard,
aluminum, and paper; the use of compostable or alternative disposable cutlery, like cups and
silverware made from cornstarch or bamboo; and, recycling of food waste. Educational sighage and
guidelines may be posted around the Cove Property to encourage thoughtful care for the site and the
surrounding environment. Recycling may will also be encouraged through the use of trash cans with
recycling containers.

4.8.5 Power and Telecommunications
Existing Conditions

The existing entertainment venue is provided power and telephone service from lines located along
Ali‘inui Drive. Within the Cove Property, there are two Hawaiian Electric Company (HECO) transformers
located at the north and south portions of the site. Electrical services are provided throughout the
Cove Property.

On-site telecommunication services are provided from the vault located at the south end of the site.
Existing structures located near the parking lot along Ali‘inui Drive are equipped with telephone
service.

Potential Impacts and Mitigation Measures

Based on the existing service, electrical service is anticipated to be provided from Ali‘inui Drive and
may utilize the existing on-site electrical system. As the design of the project continues to progress,
HECO will be consulted to ensure The Cove is provided with adequate electrical services.

It is anticipated that planned structures be equipped with telecommunication services. As design of
the Project progresses, improvements to the telecommunication services at the Cove Property will be
coordinated with the relevant service provider.
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4.9 Noise

An Acoustic Study was conducted ferthe-projeet in August 2022 by Y. Ebisu & Associates (Appendix
GH) and subsequently updated in September 2024 to reflect the relocation of the new amphitheater.
The study te-assesses the existing and future (Construction Year 2026) traffic noise environment in
the vicinity of tfhe Cove Property following the redevelopment of the site, as well as the existing and
potential noise impacts from entertainment events. Sound measurements across eight sites were
conducted on June 29, 2022 and July 6, 2022 (see Figure Ill-3 of Appendix H) as part of the study.
Additionally, the study provides recommendations for minimizing identified potential noise impacts. A
summary of the report’s findings is provided below.

Existing Conditions

Noise Descriptors, Relationship to Land Use Compatibility, and Study Methodology

The noise descriptor typically used to assess environmental noise is the Day-Night Average Sound
Level (DNL). As a general rule, in urbanized areas which are shielded from high volume streets, DNL
levels range from 55 to 65 DNL and are usually controlled by motor vehicle traffic noise. Residences
which front major roadways are generally exposed to levels of 65 DNL and as high as 75 DNL when
the roadway is a high-speed freeway. Noise acceptability standards are generally set by the U.S.
Department of Housing and Urban Development (HUD), Federal Housing Administration (FHA) and are
applied nationally. According to these standards, a DNL of 65 or less is considered acceptable for
residences and is used a standard for planning purposes. For commercial, industrial, and other non-
noise sensitive land uses, exterior noise levels as high as 75 DNL are generally acceptable. Exceptions
to this occur when naturally ventilated office and other commercial establishments are exposed to
exterior levels which exceed 65 DNL.

On the island of O‘ahu, HDOH regulates noise in accordance HAR, Title 11, Chapter 46, Community
Noise Control. In contrast with FHA standards, HDOH noise regulations are expressed in maximum
allowable noise limits rather than DNL. Although they are not directly comparable to noise criteria
expressed in DNL, HDOH noise limits for preservation/residential, apartment/commercials, and
agricultural/industrial lands equate to approximately 55, 60, and 76 DNL, respectively. However, the
HDOH noise regulations apply primarily to fixed machinery sources and not to crowd noise or public
address systems.

The sound levels associated with events at establishments that require liquor licenses, such as the
planned It‘au show, are regulated by the Honolulu Liquor Commission. The applicable noise limits are
identical to those of the HDOH, and are 60 dBA during the daytime period of 7:00 AM to 10:00 PM
and 50 dBA during the nighttime period of 10:00 PM to 7:00 AM. The Honolulu Liqguor Commission
noise regulations are not limited to fixed machinery, and may be applied to crowd noise or public
address systems.

Traffic Noise

Existing traffic noise levels were measured at two locations in the Project vicinity to describe the
existing traffic noise environment at noise sensitive locations which are removed from roadway traffic
and to provide a basis for developing the Project's potential future (Year 2026) traffic noise
contributions along Farrington Highway and Ali‘inui Drive. Traffic noise measurements were performed
during the AM and PM peak traffic hours in June 2021 on Farrington Highway and in August 2022
along Ali‘inui Drive. The results of the traffic noise measurements were also compared to calculations
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of existing traffic noise levels to validate the traffic noise computer model used (see Table lll-1 of
Appendix H). Traffic noise calculations for existing conditions and for noise predictions for the Year
2026 were performed using the Federal Highway Administration Noise Prediction Model. Traffic data
entered into the noise prediction model derived from the TIR (Appendix D) and HDOT traffic counts at
the Ko Olina Interchange along Farrington Highway, and included hourly traffic volumes, average
vehicle speeds, and estimates of traffic mix.

The existing background ambient noise levels in the Project vicinity are controlled by traffic on
Farrington Highway, local traffic on Ali‘inui Drive, Ko Olina Golf Course waterfalls, wind, and surf. The
sounds of automobiles, heavy trucks, and buses, as well as the sounds of music and amplified voice
announcements from various activities at the existing entertainment venue control the background
ambient noise levels on the project site between 4:30 PM and 9:45 PM. At locations in the immediate
vicinity of the Project site and which are removed from Farrington Highway, existing average
background ambient noise levels range from 50 to 55 Leq, which are considered to be “Minimal
Exposure, Unconditionally Acceptable” noise exposure levels. On the Cove Property, average
background noise levels rise to levels between 75 to 85 Leq in the immediate vicinity of the various
existing entertainment events which occur in a programmed sequence during a typical day. The higher
sound levels are audible at developed lands near the north, east, and south property boundaries of
the property.

Existing traffic noise levels along Farrington Highway at approximately 150 feet set back from the
roadway’s centerline are approximately 72 DNL and are in the “Significant Exposure, Normally
Unacceptable” noise exposure category. High traffic noise levels here are controlled by non-Project
traffic. Along the section of Ali‘inui Drive northeast of the Cove Property, existing traffic noise levels
associated with traffic on Farrington Highway tend to mask the noise from local traffic on Ali‘inui Drive.
Traffic noise levels from Ali‘inui Drive could currently exceed the 65 DNL HUD FHA standard at Kai Lani
at Ko Olina. Along the section of Ali‘inui Drive south of the Cove Property, existing traffic noise levels
are relatively low and less than 65 DNL and within the “Moderate Exposure, Acceptable” noise
exposure category.

Sound Levels During Entertainment Events

During the period from late afternoon until about 8:30 to 9:00 PM, the existing Paradise Cove hosts
live commercial entertainment events, including the imu amphitheater and Iu‘au dinner shows. Based
on sound level measurements conducted during the existing lu‘au show in 2022 for this assessment,
sound levels during this period are audible throughout the Cove Property and immediately beyond its
boundaries, primarily to the south and east. At these points, exceedances of the Honolulu Liquor
Commission’s 60 dBA limit may occur. The existing sound levels associated with live commercial
entertainment events do not exceed the Honolulu Liquor Commission’s 60 dBA limit at the closest
residences to the Cove Property, including The Coconut Plantation - Ko Olina and Kai Lani at Ko Olina
where existing sound levels range from 48 dBA to 52 dBA. This is attributed to the design of the existing
sound system, which provides sound shielding effects, and the distance of the current show from these
residences acting as a natural buffer.

Potential Impacts and Mitigation Measures

Construction Noise

Unavoidable, but temporary, noise impacts may occur during construction of the Project, particularly
during the site preparation and earth-moving activities. Specifically, occupants in the existing buildings
at Lanikuhonua and residents at the Kai Lani at Ko Olina and Coconut Plantation — Ko Olina are
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predicted to experience the highest average noise levels (between 65 and 64 dBA) during construction
activities. Because construction activities are predicted to be audible at neighboring and properties
beyond, the quality of the acoustic environment may be degraded to levels exceeding 65 dBA during
periods of construction. However, these anticipated construction noise levels are not extreme and are
similar to existing background noise levels measured along Ali‘inui Drive (refer to Sites 7 and 8 of
Figure 11l-3 of Appendix H).

Adverse noise impacts are not expected to occur inside air-conditioned structures which are beyond
450 feet of the Project construction site. Inside naturally ventilated structures, interior noise levels
(with windows or doors opened) are estimated to range between 56 to 55 dBA at a 450-foot distance
from the Cove Property. Closure of doors and windows facing the construction site would generally
reduce interior noise levels by an additional five to ten dBA. With windows and doors closed, the
highest construction noise levels of 65 dBA at 450 feet outdoors would potentially decrease to
approximately 50 to 45 dBA indoors.

Adverse impacts from construction noise are not expected to be in the “public health and welfare”
category due to the temporary nature of the work, and the regulation of construction noise by the
HDOH. Potential impacts are anticipated to be limited to the temporary degradation of the quality of
the acoustic environment in the vicinity of the Project site. Because of the relatively high noise levels
associated with construction activities (75 to 85+ dBA at 100-foot distance) and due to the exterior
nature of the work, Mmitigation measures to reduce construction noise to inaudible levels will not be
practical in all cases, but the use of quiet equipment is recommended.

Permissible noise levels during construction are regulated by the HDOH in accordance with permit
requirements under HAR, Title 11, Chapter 46. The use of drilling and cast-in-place piles for foundation
may also minimize risks of potential noise and vibration impacts on the surrounding area during the
construction phase. Prior to the start of construction, a noise permit will be obtained from HDOH.
Contractors will comply with HDOH construction noise limits and curfew times in accordance HAR, Title
11, Chapter 46. Under current permit procedures, noisy construction activities are restricted to hours
between 7:00 AM and 6:00 PM, from Monday through Friday, and exclude certain holidays.
Construction activities are typically restricted to the hours of 9:00 AM to 6:00 PM on Saturdays, with
construction not permitted on Sundays. The use of heavy equipment would be scheduled as much as
possible during daylight hours to avoid disturbing area residents during the evening.

Traffic Noise

Along Ali‘inui Drive, predicted increases in traffic noise levels associated with the Project traffic are
anticipated to approximately equal to or less than 0.4 DNL. An increase in traffic noise of 0.4 DNL will
be difficult to perceive and is not considered significant. For this reason, special traffic noise impacts
associated with the Project are not considered to be significant.

Forecasted noise levels along Ali‘inui Drive are not expected to exceed the 65 DNL FHA standard at a
59-foot setback distance from the roadway’s centerline. Existing and future dwelling units along Ali‘inui
Drive that are not shielded from traffic noise by walls, buildings, or natural terrain features but are at
setback distances greater than 59 feet from the roadway’s centerline can be expected to be exposed
to “Moderate, Acceptable” traffic noise levels through Construction Year 2026. Along Olani Street and
Kamoana Place, future traffic noise level increases are not expected to occur.

Along Farrington Highway, Project-related traffic noise impacts are not anticipated because of the
dominating influence of non-Project traffic noise.
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Sound Levels During Entertainment Events

The most significant acoustical change from existing conditions will be the replacement of the existing
amphitheater and lu‘au show stage with a new amphitheater at the northwest corner of the site. The
anticipated buffer distances between the new amphitheater and Kai Lani at Ko Olina and The Coconut
Plantation - Ko Olina are 719 feet and 913 feet, respectively. Due to changes in buffer distances,
sound levels in the future during the lu‘au show may increase by 3.6 dBA at Kai Lani at Ko Olina and
decrease by 1.9 dBA at The Coconut Plantation - Ko Olina.

Amplified sound from the planned lu‘au show at the new amphitheater/ performing arts venue may
continue to spill over to adjacent areas, potentially impacting noise sensitive receptors (i.e., residential
areas) in the surrounding neighborhood. Preservation-zoned land to the north and east of the Cove
Property will continue to mitigate the potential increase in noise levels by acting as a buffer between
the site and the residential areas of Kai Lani at Ko Olina and The Coconut Plantation - Ko Olina.

Measures to minimize noise impacts include limiting sound spillover to 60 DNL or less and restricting
such occurrences to the hours between 7:00 AM to 10:00 PM. The amount of sound spillover will
depend on the design of the new sound system of the planned amphitheater and the noise-shielding
effects of intervening building structures within the Cove Property. It is anticipated that amplified
sound from entertainment shows at the new amphitheater/performing arts venue will remain
comparable to existing conditions.

Given the reduced buffer distances between the planned amphitheater and Kai Lani at Ko Olina, a
three to four dBa reduction of spillover sound levels will be required to mitigate the potential noise
impacts and ensure that amplified sound remains comparable to existing conditions. The new
amphitheater’s sound amplification system is being designed to achieve the three to four dBA
reduction while maintaining current maximum program sound levels within the audience seating area.
This mitigation measure will ensure that the new amphitheater will maintain the existing sound levels
of the current lu‘au show. The final design of the sound system will be determined as the Project

progresses.

Presently, scheduling conflicts between commercial entertainment shows at Paradise Cove and
activities at Lanikuhonua are infrequent, and spillover sound from the entertainment show does not
result in significant adverse impacts. Given the relocation of the amphitheater, it is estimated that the
planned commercial entertainment shows will be approximately 11 dBA quieter along the south
property line. Sound abatement may be integrated into the venue to mitigate potential noise impacts
on the surrounding area.

4.10 Socio-Economic Conditions

Existing Conditions

An Economic Impact Report (EIR) was conducted by Environment and Economics LLC in February 2024
to assess the potential economic impacts the Project may have on the economy, including jobs, labor
income, and economic output, as well as the fiscal revenue of the State of Hawai‘i and City and County
of Honolulu governments (Appendix Hl). The potential economic and fiscal impacts are assessed for
both the construction and operation phases of the Project, and are summarized below.

For purposes of the analysis, the construction phase is assumed to take place over an approximate
24-month period, while operations would be expected to begin just after construction is complete and
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continue for the foreseeable future. Given these timeframes, economic and fiscal impacts for
construction are presented on a total basis (to include all impacts over the 24-month period), and
impacts for operations are presented on an annual basis and are assumed to be consistent on an
ongoing basis for the life of the Project.

Population and Demographics

Administratively, the Cove Property is located in the ‘Ewa Census County Division (CCD) of the City and
County of Honolulu (U.S. Census Bureau). Table 4.12 provides population data for 2010, 2015, and
2021 for the State, City, and ‘Ewa CCD, in addition to average annual growth rates from 2010 to 2015
and 2015 to 2021. As of 2021, the State population was approximately 1.44 million, about 1 million
of which reside in the City and County of Honolulu (approximately 70 percent of the State population).
The ‘Ewa CCD had a 2021 population of approximately 360,000, encompassing about 35 percent of
the City population.

Population growth rates statewide, countywide, and through most CCDs were lower from 2015 to 2021
than they were from 2010 to 2015. The ‘Ewa CCD grew at an average annual rate of 1.1 percent from
2010-2015 matching the State rate, and maintained that growth rate from 2015-2020 while the State
rate slowed (1.1 percent in ‘Ewa compared to 0.4 percent statewide).

Table 4.12: Population and Annual Growth Rates by Area

Average Annual | Average Annual

2010 2015 2021 Growth Rate Growth Rate

2010-2015 2015-2020
State of Hawai‘i 1,333,591 1,406,299 1,441,553 1.1% 0.4%
City & County of Honolulu 936,984 984,178 1,015,167 1.0% 0.5%
‘Ewa CCD 320,373 338,521 360,178 1.1% 1.1%
Honolulu CCD 382,622 400,823 406,004 1.0% 0.2%
Ko‘olaupoko CCD 118,083 115,873 119,225 -0.4% 0.5%
Waianae CCD 46,482 48,350 52,829 0.8% 1.5%
Wahiawa CCD 36,724 46,707 42,608 5.4% -1.5%
Ko‘olauloa CCD 19,634 20,837 21,079 1.2% 0.2%
Waialua CCD 13,066 13,067 13,244 0.0% 0.2%

Source: U.S. Census, 2010, 2015, and 2021

The Project area is within U.S. Census Bureau Tract 86.10. In 2020, the residential population of the
U.S. Census Bureau-defined “Ko Olina Resort Census Tract” was estimated at approximately 1,020
persons (U.S. Census Bureau, 2020). Recognized as a second resort area on the island of O‘ahu, the
average daily population of the region fluctuates based on a transient visitor population.
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Labor Statistics

Table 4.13 summarizes labor statistics for the State and City from 2017 to 2023, including the size of
the labor force, the total number of employed individuals, the total number of unemployed individuals,
and the unemployment rate. Unemployment rates for both the State and City were generally low from
2017 through 2019, but surged in 2020 due to business closures and travel restrictions associated
with the COVID-19 pandemic. From 2019 to 2020, the unemployment rate for the both the State and
City more than quadrupled, with the State unemployment rate in 2020 being 4.64 times the rate in
2019, and the 2020 rate being 4.43 times the 2019 rate for the City. Data for the years 2021 through
2023 indicates that unemployment rates are in decline, falling statewide from 11.7 percent in 2020
to 3.0 percent in 2023 and from 10.3 percent to 2.7 percent for the City. The size of the labor forces
and the number employed in the State and City have not yet returned to 2019 levels.

Table 4.13: State of Hawai‘i and City & County of Honolulu Labor Statistics, 2016-2022
2016 2017 2018 2019 2020 2021 2022*

State of Hawai'i

Labor force 679,121 | 695,303 | 691,982 | 684,690 | 662,491 | 668,413 | 671,833
Employment 659,557 | 679,865 | 675,681 | 667,914 | 582,979 | 630,187 | 646,684
Unemployment 19,564 15,438 16,301 16,776 | 79,512 | 38,226 | 22,292
Unemployment rate 2.9% 2.2% 2.4% 2.5% 12.0% 5.7% 3.7%
City & County of Honolulu

Labor force 463,370 | 472,592 | 469,477 | 463,895 | 449,402 | 451,661 | 454,854
Employment 450,745 | 462,531 | 458,834 | 453,077 | 402,027 | 427,780 | 438,802
Unemployment 12,625 | 10,061 | 10,643 | 10,818 | 47,275 | 23,881 | 16,052

Unemployment rate 2.7% 2.1% 2.3% 2.3% 10.5% 5.3% 3.5%
Source: U.S. Bureau of Labor Statistics, 2024

Approximately 210 jobs are supported by the existing commercial lu‘au operations, which contributes
to the local economy through wages, consumer spending, and local business patronage. While precise
data on current fiscal impacts, such as tax revenue, is not provided, the current operation generates
income and general excise taxes that supports the State and City economy.

Visitor Arrivals

Table 4.14 summarizes recent data on visitor arrivals to the State of Hawai‘i from 2010 to 2021, in
addition to year-over-year rates of change. The State saw increases in visitor arrivals every year from
2010 to 2019, with the highest year-over-year growth occurring from 2011 to 2012 (a 9.7 percent
increase in a single year). From 2017 to 2019, the State experienced steady growth in visitor arrivals
at approximately 5.0 percent per year. Travel restrictions in 2020 led to a massive decline in visitor
arrivals, down 74 percent from 2019 numbers, with close to 100 percent declines during both the
second and third quarters of that year. Visitor arrivals surged from 2020 to 2021, increasing by 153
percent. Through July of 2022, visitor arrivals were 46.5 percent greater than the same period in 2021.
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Table 4.14: Statewide & O‘ahu Visitor Arrivals, 2010-2023

Year Stat_ewide Visi_tor Statewide Year O_ahu Visitor_ Oahu Year over Oahl_J % of
Arrivals (by Air) over Year Change Arrivals (by Air) Year Change Statewide Total
2010 6,916,894 4,273,658 61.8%
2011 7,174,397 4,401,624 3.0% 61.4%
2012 7,867,143 4,904,046 11.4% 62.3%
2013 8,003,474 5,044,276 2.9% 63.0%
2014 8,196,342 5,192,621 2.9% 63.4%
2015 8,563,018 5,339,912 2.8% 62.4%
2016 8,821,802 5,447,229 2.0% 61.7%
2017 9,277,613 5,683,344 4.3% 61.3%
2018 9,761,448 5,862,358 3.1% 60.1%
2019 10,243,165 6,154,248 5.0% 60.1%
2020 2,686,403 1,506,316 -715.5% 56.1%
2021 6,777,761 3,326,622 120.8% 49.1%
2022 9,138,674 4,858,170 46.0% 53.2%
2023 9,488,477 5,614,956 15.6% 59.2%

Source: State Department of Business, Economic Development, and Tourism, 2024.

Potential Impacts and Mitigation Measures

Population and Demographics

The redevelopment of the Cove Property will not add permanent residents to the surrounding area. As
a direct result of the project, new jobs will be created in the ‘Ewa region. Employees are expected to
be comprised of local residents already living in the State or on the island. Therefore, adverse impacts
to the current population and demographics of Project area and O‘ahu are not anticipated.

Economic Impacts

To estimate the economic impacts of the Project, the EIR evaluates three variables (jobs, labor income,
and economic output) utilizing the Impact Analysis for Planning (IMPLAN) economic model. Each of the
three variables will have a direct, indirect, and induced impact.

Direct impacts are associated with the Project itself, such as jobs directly linked to initial Project-
related expenditures, the corresponding incomes derived from these positions, and the overall
economic output generated by these initial expenditures.

Indirect impacts refer to the secondary effects generated within the wider local economy as a result of
the Project, such as employment opportunities at businesses that will supply goods and services to
The Cove, manufacturing activities, and the associated labor income.
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Induced impacts result from the spending behaviors of both direct and indirect workers. As they utilize
their wages and salaries for various goods and services like food, housing, transportation, and medical
services, this expenditure triggers additional economic activity across diverse sectors of the wider
economy, most notably within service sectors. The estimated economic impacts of the Project during
the construction and operation phases are summarized in the following section.

Construction

Table 4.15 summarizes the Project’s estimated economic impact during the short-term construction
phase. Over an estimated 24-month construction period, the Project is anticipated to generate or
sustain an estimated total of 1,429 jobs (1,386 FTE), of which 900 (873 FTE) would be direct, 152
(148 FTE) indirect, and 377 (366 FTE) induced. During the same period, an estimated total of $114.4
million in labor income is estimated to be generated or sustained from Project construction, of which
$79.8 million would be direct, $11.3 million indirect, and $23.4 million induced. An estimated total of
$247.0 million in economic output may be generated or sustained from Project construction, of which
$135.6 million would be direct, $35.4 million indirect, and $75.9 million induced.

Table 4.15: Economic Impacts - Short-term (Construction), 2024 Dollars

Impact Type Total Jobs FTE Jobs1 Labor Income Economic Output
Direct 900 873 $79,789,032 $135,637,819
Indirect 152 148 $11,254,773 $35,417,259
Induced 377 366 $23,392,655 $75,900,214
Totals? 1,429 1,386 $114,436,459 $246,955,292

LFTE calculated at a rate of 0.97 using IMPLAN employment to FTE ratios.
2 Some totals may not appear to sum from their parts due to rounding.

Operations

Table 4.16 summarizes the Project’s estimated annual economic impact during the long-term
operation phase. Once in operation, the Project is anticipated to generate and er sustain an estimated
total of 817 jobs (678 FTE) annually, of which 583 (484 FTE) would be direct, 121 (100 FTE) indirect,
and 113 (94 FTE) induced. Annually, the Project is estimated to generate and er&a sustain a total
increase of $34.5 million in labor income, of which $20.4 million would be direct, $7.1 million indirect,
and $7.0 million induced. An estimated annual increase of $100.0 million in economic output may be
generated or sustained from Project operation, of which $53.8 million would be direct, $23.4 million
indirect, and $22.8 million induced.
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apble 4.16 DNC D3 DNE-1€ Dperatio D24 Dollad

Impact Type Total Jobs FTE Jobs? Labor Income Economic Output
Direct 583 484 $20,379,543 $53,779,740
Indirect 121 100 $7,081,787 $23,350,764
Induced 113 94 $7,033,846 $22,822,409
Totals? 817 678 $34,495,176 $99,952,914

1 FTE calculated at a rate of 0.83 using IMPLAN employment to FTE ratios.
2 Some totals may not appear to sum from their parts due to rounding.

Fiscal Impacts

The EIR analyzes two variables to estimate overall fiscal impacts: State of Hawai‘i government revenue
and City and County of Honolulu government revenue.

Revenue that would be accrued by the State government because of construction and operations are
presented in the following four categories: (1) General Excise Tax (GET) and Use Tax, (2) Corporate
Profits Tax, (3) Personal Income Tax, and (4) Other. Estimates were calculated by the IMPLAN model
based on incomes, spending of incomes, and industry expenditures, and results were calculated in
2024 dollars.

Revenue that would be accrued by the City government because of construction and operations of the
Project are presented in two categories: (1) Property Tax and (2) Other. Estimated property tax was
calculated by the IMPLAN model based on additional property tax revenue associated with income
from Project-related jobs. Other revenue to the City calculated by the IMPLAN model include, but are
not limited to, sales tax revenue and revenue from licenses and fees. Property tax revenue associated
with the Cove Property itself were estimated based on a commercial property tax rate of 1.24 percent,
historical land values, and, for future payments that include new construction, the value of new
construction. Results were calculated in 2024 dollars.

Construction

As shown in Table 4.17, approximately $10.2 million in State of Hawai‘i government revenue is
estimated to be generated or sustained from Project construction. The majority of this revenue would
be generated through GET & Use taxes and personal income taxes.

Over the 24-month construction period, a total of approximately $3.3 million in City government
revenue is estimated to be generated or sustained from Project construction. The majority of this
revenue (approximately $2.4 million) would be generated through property taxes, including two annual
on-site property tax payments estimated at $115,000 (a total of $230,000).
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Table 4.17: Fiscal Impacts - Short-term (Construction), 2024 Dollars

Tax Category Total
State of Hawai'i

GET & Use Tax $5,205,067
Corporate Profit $292,067
Personal Income $4,177,300
Other $496,101
Totall $10,170,535
City and County of Honolulu

Property? $2,426,065
Other $883,472
Totalt $3,309,537

1 Some totals may not appear to sum from their parts due to rounding.
2 Includes two annual on-site property tax payments of $115,000.

Operation

As shown in Table 4.18, approximately $4.6 million in State of Hawai‘i government revenue is
estimated to be generated or sustained from Project operations, annually. The majority of this revenue
(approximately $3.1 million) would be generated through GET & Use taxes.

During Project operation, a total of approximately $2.1 million in City government revenue is estimated to
be generated or sustained. The majority of this revenue (approximately $1.6 million) would be generated
through property taxes, including annual payments of approximately $1.2 million for the site itself.

Table 4.18: Fiscal Impacts - Long-term (Operation), 2024 Dollars

Tax Category Total
State of Hawai'i
GET & Use Tax $3,073,521
Corporate Profit $202,166
Personal Income $1,272,425
Other $43,266
Total! $4,591,378
City and County of Honolulu
Property? $1,620,748
Other $441,480
Totalt $2,062,228

1Some totals may not appear to sum from their parts due to rounding.

2Includes estimated annual on-site property tax payments of $1.2 million.
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4.11 Visual Resources

Existing Conditions

As part of the vision for the region, the ‘Ewa DP calls for the protection of important views of landforms
along the Wai‘anae Coast, the ridgeline of the Wai‘anae Range, and the ocean. Prominent views
specifically identified in the ‘Ewa DP include the following:

* Makai view from Farrington Highway at the entrance to Ko Olina Resort
* Makai view from coastal roadways makai of Farrington Highway
* Views of the Wai‘anae Coast from the shoreline

* Mauka and lateral views of the property from the Small Boat Harbor and the Deep Draft Harbor

The visual environment within the Cove Property is typical of the surrounding resort environment.
Existing structures on the site are either enclosed or open-air and desigred—in—-a includes design
elements that are Polynesian-inspired or Hawai‘i-themed arehitectural-sbde. These structures are
complemented by open landscaped or sandy areas throughout that enhance various view corridors,
including the ocean.

Immediately surrounding the Cove Property, the environment is characterized by a mix of resort,
recreational, and residential uses. The Ko Olina Resort is accessed via Ali‘inui Drive, which is
approximately 680 feet from the nearest shoreline. In the Project vicinity, pedestrian-level views
toward the ocean and mountains along Ali‘inui Drive are intermittent due to the presence of existing
structures at the Cove Property, landscaping/screening consisting of tall tree canopies and hedges,
and surrounding resorts. At the Cove Property’s street frontage, this landscaping, as well as the
presence of existing structures, currently obstructs views of the shoreline. Within Ko Olina Resort,
Ppublic beach access is provided at various points along the street, and a constructed—A-pedestrian
walkway stretches along the coast fronting the Resort, where visitors can enjoy unobstructed views of
the Pacific Ocean. Pedestrian-level mauka views of the Wai‘anae Mountains from Ali‘inui Drive are
intermittent; however, these views are still obstructed by existing residential developments east of the
Project site.

Potential Impacts and Mitigation Measures

During construction, the presence of construction equipment may impact the surrounding
environment. The use of construction fencing will mitigate potential impacts to the extent possible,
and equipment will be confined to work areas. Following completion of the Project, all construction-
related equipment will be removed from the site.

The Project vicinity is typical of the surrounding resort environment. Existing aging structures on the
Cove Property will be demolished and replaced with several new structures. Redevelopment of the
Cove Property will enhance the visual environment on the site and fit with the character of the
surrounding area. Design of The Cove will reflect contemporary and Hawaiian architecture, and
landscaping is expected to consist of native, Polynesian-introduced, or tropical trees, shrubs, and
ground cover of varying sizes. The Cove will consist of a low building profile. Structures will range from
13.0 to 36.5 feet height, adheringe to the 40-foot height limit of the B-1, Neighborhood Business
District, and will be set back at least 60 feet from the shoreline. Finished floor elevations of the planned
structures may range from 9 to 12 feet above msil.
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Redevelopment of The Cove is not anticipated to adversely impact significant views identified in the
‘Ewa DP, as summarized in Table 4.19 below (see Figure 4.20621 for a photo key and Figures 4.2122
through 4.2829 for viewpoints).

Table 4.19: Assessment of Impacts to Public Views

Public View Corridor

Figure No.

Discussion

‘Ewa DP Viewpoints (2013, amended 20

20)*

Drive

1. Makai view from View 1, From Farrington Highway, visitors enter the resort area via Ali‘inui Drive and

Farrington Highway at Figure 4.221 immediately encounter the Cove Property. As shown in Figure 4.224, pedestrian-

the entrance to Ko level views of the ocean at the entrance are currently obstructed by the existing

Olina Resort development and landscaping along Ali‘inui Drive. This condition will remain with
redevelopment of the property for The Cove. As such, makai (seaward) views from
Farrington Highway are not anticipated to be adversely impacted by the Project.
The Project will replace existing aging structures with a more contemporary,
authentic Hawaiian gathering place. Existing trees along Ali‘inui Drive will remain in
place, and landscaping will be incorporated throughout the site to enhance the
property. The Project is therefore anticipated to enhance the aesthetic environment
of the surrounding area.

2. Makai view from View 2, The only roadway makai (seaward) of Farrington Highway in the Project vicinity is

coastal roadways Figure 4.232 Ali‘inui Drive (Figure 4.232). The alignment of Ali‘inui Drive runs parallel to the

makai of Farrington coastline; however, the road is set far back from the shoreline. Pedestrian-level

Highway views of the ocean are currently intermittent and are primarily blocked by existing
resorts, recreational uses, or other undeveloped land. This condition will continue
with the redevelopment of the Cove Property (Figure 4.232) As such, makai views
are not anticipated to be adversely impacted.

3. Views of the View 3, The Cove Property is adjacent to the beach. As shown in Figure 4.243, the Wai‘anae

Wai‘anae Coast from Figure 4.243 | Coastis notvisible from shoreline fronting the property. As such, these views will

the shoreline not be adversely impacted.
The Project will integrate landscaping throughout the site to screen views of The
Cove from the shoreline (Figure 4.243). Landscaping is expected to consist of
native, Polynesian-introduced, or tropical trees and shrubs of varying sizes. See
Section 3.3.9, Figure 3.15, Figure 3.16, and Figure 3.17 for further details.

4. Mauka and lateral View 4, As shown in Figure 4.254, the Project vicinity can be seen from a distance from the

views of the property | Fjg;re 4.254 | Wai'anae Small Boat Harbor. However, the harbor is over 8.5 miles northwest of the

from the Small Boat Cove Property. From the harbor, the Cove Property appears behind Pu‘u ‘Ohulu.

Harbor and the Deep The Cove will include structures ranging from 13.0 to 36.5 feet high and follow a

Draft Harbor relatively low profile. As such, the Project will not be clearly visible from the harbor,
and adverse impacts to mauka and lateral views of the surrounding area are not
anticipated.

Additional Views Studied

5. View of the Cove View 5, Currently, landscaping consisting of trees and hedges along Ali‘inui Drive help to

Property across Ali‘inui | Figyre 4.265 | Screen the Cove Property; however, existing structures are still clearly visible (Figure

4.25).

Redevelopment of the site and replacement of the existing aging structures with a
contemporary, authentic Hawaiian gathering place will enhance the aesthetic
environment along Ali‘inui Drive. Additional landscaping will be added to screen
structures from the roadway.
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Table 4.19: Assessment of Impacts to Public Views

Public View Corridor Figure No. | Discussion

6. View along Ali‘inui View 6, Currently, landscaping consisting of trees and hedges along Ali‘inui Drive help to
Drive (looking north, at Figure 4.276 | Screen the Cove Property; however, existing structures are still clearly visible (Figure
the Lanikiihonua | 4.26).

driveway entrance) Redevelopment of the site and replacement of the existing aging structures with a
contemporary, authentic Hawaiian gathering place will enhance the aesthetic
environment along Ali‘inui Drive.

7. View from View 7, Beyond the vacant parcel north of the Project site, the existing chapel is slightly
Farrington Highway, Figure 4.287 visible from Farrington Highway (going in the eastbound direction toward Honolulu)
Eastbound ~ | (Figure 4.287. Other structures on the Cove Property are not visible due to the

presence of existing trees.

The existing chapel will remain in place as part of the Cove Property’s
redevelopment; as such, it will continue to be slightly visible from the highway. The
new planned structures are not anticipated to be visible from this point.

8. View from View 8, Traveling westbound along Farrington Highway, the taller resort towers in the
Farrington Highway, Figure 4.298 | Project vicinity are visible from the road. However, the Cove Property is not visible
Westbound © | (Figure 4.298).

New buildings planned for The Cove will range in height from 13.0 to 36.5 feet,
below net-exceed the 40-foot height limit allowed in the B-1, Neighborhood
Business District. As such, The Cove is not anticipated to be visible from this
viewpoint.

* Note: The Cove Property is not within a view corridor identified on the ‘Ewa DP Open Space Map (2013, amended 2020).
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Figure 4.2221 View 1: Makai view from Farrington Highway at the entrance to Ko Olina Resort
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Figure 4.2322 View 2: Makai view from coastal roadways makai of Farrington Highway (Ali‘inui Drive)
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Figure 4.2423 View 3: Views of the Wai‘anae Coast from the shoreline
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Figure 4.2524 View 4: Mauka and lateral views of the property from the Small Boat Harbor and the Deep Draft Harbor
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Figure 4.2625 View 5: View of the Cove Property across Ali‘inui Drive
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Figure 4.2726 View 6: View along Ali‘inui Drive (looking north, at the Lanikuhonua driveway entrance)
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Figure 4.2827 View 7: View from Farrington Highway, Eastbound
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Figure 4.2928 View 8: View from Farrington Highway, Westbound
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As part of the UA, redevelopment of the Cove Property will encompass approximately 13.84 percent
(approximately 65,413 sf) of the parcel, well under aghere-to-the 30 percent lot coverage limit, which
allows for up to 141,827 sf of building area on 472,757-sf lot. As such,-ard open space will continue
to be preserved and maintained at the Project site. Planned structures will be set back at least 60 feet
from the shoreline and Ppublic access to the beach/natural cove adjacent to the west of the Cove
Property will also continue to be provided. Preserving open space along the shoreline will help retain
lateral coastal views along the Wai‘anae coast and views of significant features, such as Pu‘u o Hulu
Kai.

Existing landscaping along Ali‘inui Drive used for screening, including tall canopy trees and hedges,
will remain in place during construction and operation of the Project. New landscaping will be installed
to enhance the aesthetic environment of the Cove Property, and is expected to consist of native,
Polynesian-introduced, or tropical trees, shrubs, and ground cover of varying sizes.

Views of the Cove Property from the beach side will be renewed with the construction of a more
contemporary and authentic Hawaiian gathering place. The Project will demolish existing outdated
structures on the Cove Property and will include open-air structures and pavilions consisting of clean,
natural, and textured materials that complement the surrounding environment. These elements are
intended to blend with the landscape and enhance, rather than obstruct, the views from the beach to
the mountains. Planned structures on the Cove property will not exceed a height of 40 feet and will be
thoughtfully positioned to minimize visual impacts on the beach experience.

The planned redevelopment is not expected to adversely impact views of the ocean from Farrington
Highway. The Cove occupies a small portion of the overall viewshed, and the existing landscaping and
surrounding resort structures will continue to effectively screen The Cove.

4.12 Sustainability Features

The Cove is being proactively planned and designed to be sustainable and resilient and to help reduce
carbon emissions and address the predicted impacts of climate change and SLR. Sustainability efforts
are in alignment with goals articulated for the State and City, as described throughout Section 5.0. The
Cove plans to incorporate sustainability practices into its overall design and operations. Planned
design and operational measures include, but are not limited to, the following:

» Structures throughout the Cove Property will be designed with a finished floor elevation of at
least eight feet above msl.

» Structures will be set back at least 60 feet from the certified shoreline.
* Various structures may be elevated on concrete piers to allow for flexibility.

* Covered open air structures will be integrated throughout to reduce reliance on air conditioning
and conserve energy.

* LID measures, such as bioswales, rain gardens, planter boxes, sand filters, or permeable
pavement, may-will be integrated into the Project design,—as—feasible and located where

appropriate.

BAPc m ha ineo

The Applicant is studying the use of a blackwater system for The
Cove which would be intended to recycle water from all onsite plumbing fixtures to R1 level
per the requirements of HDOH. The R1 water would be reused on site to flush toilets, urinals
and irrigation per 2021 United Plumbing Code, Chapter 16. The system is designed to process
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and recycle an estimated 60,000 gallons of blackwater daily. The determination of use and
final design of a blackwater system will be determined as the Project progresses.

* Non-motorized transportation modes, such as walking and biking, will be encouraged by
providing bicycle storage, enhancing connectivity within the Cove Property and the surrounding
area, and incorporating pathways and landscaping throughout.

* Design of off-street parking stalls will adhere to the City’s EV charging standards.

* The Project will maintain over 30 percent of open space at the property, which is anticipated
to mitigate the overall heat island effect.

* During construction, materials resulting from demolition activity may be re-used or recycled, to
the extent possible.

* During operation, the following solid waste management practices may be implemented:
recycling of glass, plastic bottles, cardboard, aluminum, and paper; the use of compostable or
alternative disposable cutlery, like cups and silverware made from cornstarch or bamboo; and,
recycling of food waste.

* Recycling may also be encouraged through the use of trash cans with recycling containers.

* Educational signage and guidelines may be posted around the Cove Property to encourage
thoughtful care for the site and the surrounding environment.

* The Project will incorporate water conservation measures, such as low flow plumbing fixtures,
to encourage water efficiency.

* Structures may be designed to be solar-ready.

« As recommended by DLNR CWRM, the Applicant will review the Hawai‘i Green Business
Program and its applicability to the Project as design and programming progress.

« Whenever feasible, construction materials and products may be sourced locally, reducing
emissions associated with transportation.

4.13 Summary of Probable Impacts

4.13.1 Interrelationships and Cumulative Environmental Impacts

According to HAR, Chapter 11-200.1-2, cumulative impacts refer to the incremental effect of an action
when added to other past, present, and reasonably foreseeable future actions regardless of what
agency or person undertakes the other actions. Cumulative impacts can result from individually minor
but collectively significant actions taking place over a period of time. Located within the ‘Ewa DP area,
the Cove Property is designated for Resort/Recreation Area uses. The following analysis considers the
‘Ewa region's development trends, including potential effects on land use, population density,
economic growth, infrastructure, air quality, water resources, and transportation systems.

The Project vicinity is envisioned by the City as an integral part of developing the region as the island’s
“Secondary Urban Center,” and therefore serves a unique social and economic function. The area is
envisioned as an employment center and waterfront destination for the public. Redevelopment of the
property is intended to support and contribute to the region’s growing visitor population and local
population by providing construction jobs in the short-term, and long-term operational jobs in closer
proximity to residents’ homes. As discussed in Section 4.10, operation of the Project is estimated to
create 817 total jobs (678 FTE jobs), and generate approximately $34,495,176 annually in labor
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income and approximately $99,952,914 in economic output. The growing local population will also be
supported with a new gathering place with various dining, retail, and recreational opportunities,
enhancing the attractiveness and quality of life in the region.

Redevelopment of the Cove Property will also continue to enhance and promote the Project vicinity as
a secondary resort destination on O‘ahu to relieve growth pressure in Waikiki. The Project represents
a continuous trend of investment into the resort and wider area of the ‘Ewa district. The ‘Ewa DP
estimates that the resort area will add approximately 5,500 hotel units by 2035, which will collectively
impact the region’s land use and environmental conditions.

Currently, there are several ongoing public and private development efforts in the vicinity of the Project
that are considered in the cumulative analysis, including the following;:

Limited-service hotels, including the Embassy Suites, Residents Inn, and Hampton Inn & Suites
have been developed and operating in West O‘ahu. These hotels have been attracting local
residents, business travelers, sports teams, and other customers often seeking more
affordable accommodations. In addition to the three existing hotels, two additional limited-
service hotels, the Element Hotel and a Hyatt Hotel, are planned to be developed in the West
O‘ahu region. The Cove will complement these developments, collectively supporting a
secondary resort destination and helping to relieve pressure on high-volume recreational areas
such as Waikikl.

The Ho‘opili Master Plan is a mixed-use community development plan in ‘Ewa. The Ho‘opili
Master Plan calls for a community that is complete with employment centers; quality schools’
shopping, gathering and recreational places; and parks and open space for residents; and
approximately 12,000 homes offering a variety of affordable housing options. As of August
2022, housing projects completed as part of the Ho‘opili Master Plan include Kohina at
Ho‘opili, Kaikoi at Ho‘opili, Kaikea at Ho‘opili, Mamaka at Ho‘opili, Ikena at Ho‘opili, and
Ho‘oulu at Ho‘opili. The Cove contributes to this cumulative growth by serving as a recreational
and cultural hub for new residents in the Ho‘opili community and the wider region, enhancing
the area's appeal. This interrelationship promotes balanced regional growth and underscores
the Project's role in fulfilling the region's vision as a vibrant urban center.

The Hawai‘i Housing Finance and Development Corporation has proposed to increase the
existing 94-unit Hale Uhiwai Nalu U.S. veterans’ residential housing and service facility located
in Kapolei to 326 units in an effort to address the need for affordable rental housing. The
proposed housing complex will be composed of energy-efficient apartments, and will provide
clinically supported housing and employment assistance, as well as other life skills services
for veterans. The Cove aligns with these efforts by offering a variety of cultural and recreational
activities for residents in alignment with the UA, cumulatively supporting community’s social
fabric.

The City Department of Design and Construction has proposed improvements to Farrington
Highway to enhance sub-regional roadway connectivity and mobility, increase capacity for
future transportation demands, and accommodate multimodal transportation along an
approximately three-mile section of Farrington Highway in the ‘Ewa region. With the continued
growth of the ‘Ewa region, the improvements to Farrington Highway will help to provide the
infrastructure necessary to support the transportation demands of the area. While
improvements to Farrington Highway begin approximately 4 miles east of the Cove Property,
the Project benefits overall from planned infrastructure improvements in the ‘Ewa district,
emphasizing the interconnected nature of regional growth.
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* Hunt Communities Hawai‘i has proposed to improve roadways, intersections, and utility
systems within the former Barbers Point Naval Air Station property in ‘Ewa. When completed,
the improvements will support future development of public, residential, and commercial uses
within the Kalaeloa Community Development District. While the Cove Project will not directly
utilize or impact this infrastructure, both developments reflect the continuing efforts to
manage regional growth. The Cove project, in its own capacity, complements the area's
broader strategy for enhancing cultural and recreational facilities in the ‘Ewa district.

* The Department of Hawaiian Home Lands has proposed to develop approximately 40 acres of
State-owned land as a homestead community in Ma‘ili. This community is envisioned to
accommodate approximately 280 single-family and multifamily residences which will be
offered to beneficiaries of the Hawaiian Homes Commission Act. The nature of the proposed
uses at The Cove, which will include a cultural pavilion and other spaces intended to host
Hawaiian cultural educational experiences, as well as other recreational uses associated with
a Hawaiian Theme Park and luau operation, could result in positive cumulative impacts
particularly for current and future resident of the region with special interests in Hawaiian
culture.

The cumulative impacts of developments in the ‘Ewa region, including The Cove Redevelopment, will
potentially affect natural resources and environmental quality in the greater region. Increased activity
from housing and resort/commercial development may contribute to increased long-term impacts on
air_quality, climate (urban heat island effect), water quality, and natural habitats, including coastal
ecosystems. To mitigate these impacts, the Cove will implement BMPs during construction, as well as
long-term measures including, but not limited to, LID features, landscaping with native plants,
recycling, water conservation measures, studying the use of a blackwater system, and species-specific
mitigation measures as detailed in Section 4.3.4. By incorporating such measures, the Project aligns
with wider regional efforts to balance development with the protection of natural resources as stated
in the ‘Ewa DP’s “Vision for ‘Ewa’s Future”.

While the Cove Project does not directly impact infrastructure improvements in Kalaeloa or along
Farrington Highway, the combined growth from regional developments will affect public services and
infrastructure, such as water supply, waste management, and emergency services. Infrastructure for
The Cove will be within the City’s current capacity (Section 4.8) and will be finalized as the Project
progresses. Cumulative impacts to public services will be coordinated with the relevant City agencies
to ensure that both current and future demands are met efficiently.

Coastal developments in ‘Ewa, including the Cove Project, must consider potential impacts related to
climate change, such as SLR and flooding. The Cove Project incorporates climate-resilient design
features, such as elevating structures between eight to 19.5 feet above msl and providing a 60-foot
shoreline setback that will be free of structures (Section 4.4.6). The Project will also remove structures
in the shoreline setback area. These measures align with broader State and City policies and strategies
(e.g., the Hawai‘i 2050 Sustainability Plan, Coastal Zone Management Program (HRS, Chapter 205A),
and the ‘Ewa DP) to adapt to and mitigate the effects of climate change. The cumulative impacts of
the Cove Project, in combination with other regional developments, are not expected to be adverse.
While redevelopment of the Cove Property will expand uses on the site to include ancillary dining and
retail associated with the commercial lu‘au operation and Hawaiian Theme Park, these activities,
which are allowed under the UA (Ordinance No. 89-27), support the ‘Ewa region’s growth as the
Secondary Urban Center and are estimated to provide significant economic and fiscal benefits (Section

4.10).
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Additionally, The Cove will serve as an authentic community gathering space for the region, offering
programming and spaces that honor the property’s legacy and Hawaiian culture and arts. Through
carefully programmed spaces that enhance cultural exchange, dynamic ancillary dining and retail
components, landscaping and site improvements that enhance the property’s natural beauty, and the
preservation of access to recreational resources, both residents and visitors will have the opportunity
to experience this special property beyond the lu‘au itself. This approach aligns with the ‘Ewa DP vision
for the property and stakeholders’ expressed desire to celebrate Hawaiian culture in a contemporary
setting. This comprehensive vision balances economic development, cultural legacy, and recreational
access, thereby outweighing potential negative impacts.

4.13.2 Potential Secondary Effects

Secondary impacts are-indirectly means an effect that is caused by the action and may-eeceur is later
in time or farther removed in distance, but-are is still reasonably foreseeable in—thefuture (HAR,
Chapter 11.200.1-2). Such effects may include a growth-inducing effect and other effects related to
induced changes in the pattern of land use, population density or growth rate, and related effects on
air, water, and other natural systems, including ecosystems. The Cove will create an authentic
Hawaiian gathering place for residents and visitors. The Project will provide contemporary retail,
entertainment, and dining services at the Cove Property, supporting the growth of the secondary resort
destination area on O‘ahu.

Pedestrian safety and connectivity in the Project vicinity will be improved with the Project creating a
welcoming environment for guests staying in the surrounding area. Enhanced pedestrian safety and
connectivity throughout the Cove Property may encourage more foot traffic, potentially supporting
surrounding businesses and influencing demand for increased connectivity in the region. This indirect
effect aligns with regional development goals but could lead to increased demand for local services
and amenities.

Landscaping features will enhance open space at the Project site and complement the site’s
immersive coastal setting. The enhanced open spaces may indirectly attract recreational and cultural
activities, such as community events, markets, or outdoor educational programs, fostering a more
vibrant community space that supports both locals and visitors. This attraction can lead to an increase
in visitation. The Project's attractiveness as a cultural and recreational facility may influence visitor
patterns, potentially encouraging longer stays or more frequent visits to the region, indirectly benefiting
the local economy.

The Project’s unique mix of offerings with a focus on Hawaiian culture could lead to more educational
initiatives, such as cultural workshops, classes, and events focused on Hawaiian traditions and
practices, indirectly strengthening regional cultural identity.

Increased foot traffic and recreational activities might result in increased activity on the adjacent
beach. This may necessitate management practices, such as education signage, to preserve its
integrity. Howev