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CHAPTER 1: INTRODUCTION 

1.1 PLANNING AND THE LACK OF PLANNING 

"Developers build cities. not planners. • 
Anonymous 

The above saying reflects a cynIcaJ popular conception that American urban 

distrlds sulfer from a lack of overaU design and have evolved through the culmination of 

individual decisions directed by the profit motive. 

What Is actually constructed upon the urban landscape, however, Is determined 

by a two-fo!d process. In the United States the first arena Is that of govemment, which Is 

charged with promoting the welfare and safety of the generaJ public-very broad and 

subjective terms. In this political arena capital investors, landowners, developers, labor, 

public interest groups, and private citizens compete for policies favorabls to their 

agendas. Based upon the policies developed, govemment may unHateraUy undertake 

some project. work together with private or community Interests, or aUow private citizens 

their own initiatives. The sacond decision arena, known as the market, then operates as 

a competition for use of specific properties. 

Another important element in the erection of the built landscape is the fact that. 

although both govemment and private interests periodically engage In planning 

investments to reach specific goals, land use choices may also, in effect, be made 

without any conscious decision making process-de facto, by default. 

Thus. In order to understand the why of the existing city It Is useful to study both 

the context of public, public-prlvate, and private urban land use decisions In the 

govemment and market arenas as well as the interaction of deliberate plannlng efforts 

compared to the lack of planning. 

1 



In order to construct such a study, it is necessary to define certain basic p/annlng 

lenns. 

"Planning" "is defined by the American Planning Association as "the deliberate 

effort to further the weIfanI of people and their communities by creating convenient, 

equitable, healthful, efficient. and attractive environments for present and future 

generationS".1 Planning operates on levels of both time (short and long lenn) and 

magnitude (small to comprehensive). 

"Planning Theory" refers to the conceptual framework within which planning 

occurs. Planning theory impacts how problems ere observed, options defined, potential 

solutions chosen, action undertaken, and success or failure evaluated. 

"Planning Environment" refers to the prevailing urban planning theories and 

regulatory context existent at the time a particular project Is undertaken. 

"Investment" involves furnishing resources In order to achieve goals. In planning, 

investments may Include studies to detennlne needs, physlcallnfrastructure to provide 

for such needs, and further studies to ascertain the level of success achieved by the 

Investment In meeting those needs. 

" .. tfJ astruclure" refers to physical Investments and can take several different 

forms: 

1. drainage 

2. stJeets 

3. water service 

4. sewers 

5. parks and open space 

6. other systems such as electrical, communications, etc. 
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"Infrastructure Investment" is undertaken with the desire to improve physical 

conditions and encourage addItlonaIlnvestment. FInancIng such infrastructure can be 

by the government through general tax revenues or a dedicated tax; shared cost 

partnership between government and private enterprise; met by developers es part of 

regulatory approval requirements in order to proceed with their private projects; through 

dedication by developers marketing "high end" projects with greater amenities than 

required by existing regulations; or as outright gifts from citizens. 

"lack of Planning" (often referred to as "Non-PIannlng" or "Unplanned 

Development") refers to circumstances where development Is aHowed to occur without 

adequate building standards and/or coordination through any overaH master plan, 

resulting In Issues of structural Integrity, access or density that impede provision of 

pubHc services and threaten pubHc health. Such negative impacts may occur in the 

present and/or future, 

"Built Environment" refers to those elements of the environment that are 

generaUy constructed by humans as contrasted to natural processes. (please note that 

the "Built Environment" can include "man-made" landscaped vegetated areas such as 

public parks,) 

1.1.1 PROBLEM STATEMENT 

Communities face difficult choices in planning their futures. Population, 

economiC, and technological changes may already be altering the nature of their 

neighborhoods. Decisions must often be made using incomplate Information within 

limited time frames in order to prevent decisions "by defauIf. DecIsIons can often be 

cumulative, wherein one decision leads down a path of increasingly limited options, 

DecIsions can also have unintended consequences. Funding may be limited. "Special 
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interest groups' may exert influence. The success of local planning initiatives may be 

unknown to most of the public, thus weakening pubUc confidence in the planning 

process. 

While the future is never clear, the examination of past plaMing effoI1s can help 

explain the existing layout of cities and offers lessons in both successful and 

unsuccessful plaMlng practices - an important resource oftan underutIIIzed. This 

requires that practitioners understand the planning context, participants, goals, options 

available, decision making process, decisions, and have a method to evaluate goals with 

results. 

1.1.2 STATEMENT OF PURPOSE 

This dissertation seeks to examine the Impact of planning or lack of planning on 

a rapidly growing urban environment Using WaikIkT as an example, the emphasis will 

be on government action, both unilaterally and with private interests, in creating and 

maintaining a desired envlronment This Is done by providing cIocumentation and 

analysis of major Initiatives of the County of O'ahu, City and County of Honolulu, 

Kingdom of HawaI'i, Territory of HawaI'l, State of Hawal'l, and federal government and 

than evaluating the legacies of those Initiatives in WaIk1kT through the year 1959. The 

evaluation employs a multklisclpllnary approach, including planning theory, planning 

history, government programs, economics, and stakeholder participation. 

1.1.3 GOALS OF THE DISSERTATION 

This dissertation has several goals: 

1. document the planning and investment undertaken in Waik1l<T; 

2. examine public-private interaction In the planning process; 
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3. analyze how successful local government efforts were in each of several case 

studies; 

4. analyze the planning and physical legacies designed to aid in the understanding 

of today's WaIkikT; and 

5. idantify successful project elements that can be replicated in the future. 

1.1A WHY sruOYWAlKIKI TO 19691 

Most studies of O'shu planning have tended to focus on the future urbanization 

of agricultural land. Studies that have included O'shu's existing urban district, such as 

Robert Schmitt's City Planning Chronology for Honolulu, David Callies' Regulating 

Paradise, Donald Johnson's The City and County of Honolulu: A Government Chronicle, 

and Gail Atwater's Masters Area of Concentration paper Best Laid Plans: A Historical 

Analysis of Land Use Planning on O'shu, 1900-1964 have centered on the city Itself or 

downtown Honolulu. Fortunately, WaIk1kfs rapid development has been documented 

more than many other areas, providing the opportunity to analyze the evolution of this 

non-administratlve, recreational, and economic dynamo. 

The study focuses on the years from 1890-1959. ThIs time frame was chosen for 

several reasons. 

• This era laid the physical and planning foundation for WaIkikT. Documentation for 

this foundation is scattered and little understood by many planners and the 

general publk:, thus inviting rasearch. 

• The prime govemment egencies Impacting WaIkikT planning changed over time. 

The period from 1900 until the mid 19208 was fundamentally fashioned by the 

Territory of Hawal'i, while the period from the 1920s on was increasingly molded 

by the Honolulu City Planning Commission. The City Charter revision of 1959 

5 



reduced the Commission from an administrative to an advisory capacity and thus 

changed the dynamics of WaII<iki planning. 

• After statehood in 1959, new technology, and globalization produced new 

sources of funding and mass tourist markets that profoundly altered the nature of 

tourism. This period is better documented and more familiar to planners and the 

public. 

1.2 APPROACH AND METHODOLOGY 

The dissertation takes a case study approach to examine the real life contexts 

and causal links of the decision making process that have contributed to the present 

WalklkY. The primary questions are "How did the area evolve, why, what historic 

resources still exist; and how can public and private organizations use this information to 

plan a more desired future?" This assumes that change is viewed as a never ending 

process, that both public and private resources are Involved, that decisions must be 

understood In terms of the context of geography and the times, and that Walki'kT has 

characteristics unique to itself. 

1.2.1 INFORMATION GATHERING METHODS 

Three types of Information gathering were undertaken during the production of 

this dissertation. These were background research, examination of original source 

materials, and interviews. 

Background Information was gathered to understand national and local contexts 

of resort developments. Topics Included trensportation, development of natural and 

man-mede amenities, government Investment, and the "life cycle' of resorts. Materials 

were gathered from the Kawaiaha'o Church Archives, HamBton Ubrary at the University 

of Hawal'l, HawaI'I State Ubrary, and Municipal Reference and Records Center. 
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Original source materials came from all levels of govemment Honolulu 

municipal records were obtained for the City Planning Commission, Board of 

Supervisors, Public Works, Board of Parks and Recreation, and other City departments 

and agencies. Similar records were used from the Territorial Legislature, Board of 

Harbor Commissioners, Public Works, Office of the Governor, and other Territorial and 

State departments and agencies. Federal agencies Included the Army Corps of 

Engineers. Records were located at the Bishop Museum, Hawai'l State Archives, 

Honolulu Municipal Reference and Records Center, Kawaiaha'o Church Archives, 

Hawai'i State Ubrary, University of Hawai'l Hamilton Ubrary, and University of HawaI'i 

Urban and Regional Planning Ubrary. 

Personal and telephone interviews were limHed in scope in this study because, 

after nearly fifty years or more, most decision makers from this period are deceased. 

Valuable research direction and information was obtained, however, by interviewing long 

time employees of both City and State agancles with knowledge of older records and 

procedures. These include the Honolulu Municipal Reference and Records Center, 

Honolulu Department of Planning and Permitting, and Honolulu Department of DesIgn 

and Construction. 

1.2.2 CONTEXT DISCUSSION 

Utilizing the research materials gathered, a tlmefme was developed for planning 

activities within Waik'i1<T and the greater WalklkT area through 1959, organized by 

subject. A context discussion was undertaken covering the evolution of urban resorts 

within the United Stetes, prevailing planning theory Inf\uances, and development factors 

specific to Honolulu. 
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1.2.3 EVALUATION OF GOVERNMENT INVESTMENT, PLANNING, AND 
LACK OF PLANNING IN WAlKfKf 

Specific government Initiatives within the dissertatlon were organized in 

chrono\ogical order to explain prevalHng urban theory; district, economic, and 

government conditions; and Introduce participants involved. 

Detailed evaluation of each government planning initiative was undertaken using 

Ideas and methodologlas from the following authors. 

John Friedmann and Peter Hall both Btl eased the Importance of examining the 

time and planning context in which the planning occurs: such contexts frame both 

planning process and diredlon.2. 3 

Harvey Molotch fOCUSed on the city as a growth machine. To Molotch, the 

essence of American urban polltlcs Is growth. The local land based elite, which would 

profit from Increasing intensification of land use, is disproportionately active in local 

politics compared to other groups. This elite group vlews the locality in competition with 

other urban areas and wishas to use government to attract capital invesblienl Such 

desired government actions can include favorable wage and tax rates, educational and 

physicallnfrastructure, and political stabDlty. A package of pro-lnvestment proposals is 

promoted to the general public as erecting illfiasbucture for the common good, creating 

jobs, and expanding the tax base. Molotch questions thase arguments by noting the 

following: 

1. The capital pool is finite, so that investment in a particular city is at the expense 

ofan0th9r. 

2. The national labor pool must make geographic adjustments to accommodate 

employment, often bringing in more labor than necessary into the new area and 

not necessarily favoring jobs for IocaJ citizens. 
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3. Increased density frequently increases the costs of providing government 

services. 

4. The growth Imperative places constraints on available options for local social and 

economic reform. "PrcHluslness" Ii Iii astructure spending and investment policies 

favor the accumulation of capital rather than provision of services to the general 

publlc.4 

Sherry Arnstein and Susan and Norman Fainsteln examined public participation 

in the planning procass. 

Arnstein studied the development of differing degJees of citizen Involvement in 

community planning. She created a representative model based on increeslng citizen 

participation, organized upon three general categories and eight sublevels. "Non

Participation" referred to methods of manipulation and therapy, where a "top down" 

approach was used to achieve public support for a preconceived plan to cure a 

perceived problem and educate participants. "Degrees of Tokenism" referred to levels of 

increesed meaningful interection, beginning with simple consultation and leading to 

Inclusion of "worthy" citizens onto committees without reel power. The highest levels of 

participation, entitled "Citizen Power", Included partnerships of citizens on committees 

sharing reel decision making responsibilities; delegated power wherein citizens hold the 

majority of seats on decision making bodies and thus could ensure accountebllity of 

officials; and finally full scale citizen control, as the "have-nots" engage in planning, 

policy making, and managing an facets of operation from funding to project completlon.5 

The Falnstelns viewed urban development as shaped along two dimensions

distribution of local political power and marll:et forces acting upon the city. In the 

competition for representation in government, the working and lower classes had two 

avenues to reach decision makers-"electoral enfranchisement" (the ability to elect 
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office holders) and "bureaucratlc enfranchisement" (using citizen participation 

organizations in concert with local government authorities). The Fainstelns viewed the 

effectiveness of both methods was dependent upon the level of investment entering the 

community-hlgh In .. _lment levels ensured a change in the UJban environment and 

increased the resources available to local government Thus high levels of electoral and 

bureaucratlc enfranchisement, coupled with high levels of invesbl lent, offer the greatest 

opportunity for lower income neighborhoods to benefit from redevelopment. Conversely, 

low levels of investment, coupled with low levels of enfranchisement, provide the least 

Opportunity.B 

Falnateln, at al also made a number of observations on the Interaction of 

government, capitalists, landowners, and the general public during UJban restructuring: 

1. Local government (state and city) often had few offices capable of directing 

development Consequently there was a dlrth of pubHc entrepreneurship. 

2. The disproportionate representation of capital and landowners In gcwerl'lillent 

allowed such elites lo dominate any government effort at urban restructuring. 

Government was used to maintain the position of local firms and the local UJban 

area within the competitive system of cities, eliminate economic blight, and 

encourage new complementary Industries. The Falnsteins IdentIIiecI potential 

"faullllnes" threatening elite control of government, such as divisions between 

business and the middle class, aUocatIon of public ITNeslment between core and 

periphery areas, allocation of government investment favoring accumulation of 

capital rather than social consumption, and resource aUocation Issues within low 

income neighborhoods. Based upon the the elite's confidence in Its control of 

development versus existing levels of social activism, government could use 

directive, concessionary, or conserving methods in achieving Its redevelopment 
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objectives. Thus government expenditures were often directed at market rate 

rather than pubUc or assisted housing; tax policies favored new constJuctlon over 

housing rehabilitation; and Investments made in physical infrastructure rather 

than social services aD of which occurrecI at the expellse of the lower classes. 

3. Capital did not need government to reshape the urban environment Recant 

private Investment and the marketplace could, for example, push up the future 

anticipated property values in an area, creating a class monopoly rent that forces 

out the underclasses.7 

Alexander Garvin examined specific pubUc and private revitalization projects to 

determine what made them successful or less than successful. 

1. Programs should not be studied In physicallsolation but as part of the communal 

environment 

2. Participation by all principals was key to creating a sense of ownership of the 

program and entrepreneurship was necassary to champion projects through to 

completion. 

3. Government could use strategic public investilleilt to encourage private 

investment with regulatory poHcies to lessen private iI11iesb I lent risk, and, if 

necassary, provide incentives to further public policy. 

4. Projects must properly address the market, be conveniently located, feature an 

identifiable and attractive design; obtain realistic and flexible financing; foster 

public and/or private entrepreneurship; and be resilient over time in order to be 

successful. 8 

Gail Atwater examined how a program affected subsequent plans, planning 

processes, the environment; and in what physical form the progIam exists today.9 
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I have used these Ideas in developing my own methodology for evaluating the 

planning of WaikikT. 

A study covering such a long pariod (and such great changes in the landscape) 

of necessity requires understanding of historical context. Thus Friedman's and Hall's 

works are important (Context will be discussed further in the next chapter under 

theory). 

In particular, I agree with Molotch that a powerful local land based eIlte in Hawai'i 

was indeed dedicated to urban growth, seeking outside capital and greater entry Into the 

world economy. The impact of private businessmen such as Walter Dillingham will be 

apparent in the case studies. 

Arnstein's Ladder of Citizen Participation Is useful in following the gradual 

demoa alization of planning as planning evolved from an upper clase committee aetivIty 

to public hearings that gave voice to lessees. 

Simi/arly, the Fainsteins' studies of participation of the worker and lower classes 

in govemment decision making also have merit, but must be viewed in the context of the 

time period of this study. WaikIk'i's layout and initial development occurred during a long 

period of economic and political control of the islands by a small elite. Only after the end 

of World War II, when netuming veterans had made use of federal educational programs, 

large numbers of non-white American bom cltlzans had taken up the vote, and legal 

definitions of "1aJ Idowner rights" had taken gneater COl islderation of community needs 

wene both buneaucratic and legislative enfranchisement opportunities greatly incneased. 

The Democratic Party would not assume ail the benefits of being the majority party in the 

islands until captune of the historically powerful and centralized governor's office in 1962. 

Garvin's Ideas focIl8ed on individual projects, but have been adjusted to 

accommodate planning efforts within the WaiklkT peninsula and immediate environs. 
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Similarly, Atwater's emphasis on long term impads are included. 

The results are the following criteria for evaluation: 

• Framing the Challenge: What was the problem? How did prevailing planning 

and legal theory affect the perception of the problem? 

• Participants: Who did or did not contribute? 

• Visioning: What proposals for remedy were conaldered? 

• Planning Process: What course of action was chosen? Why? 

• Implementation: How were plans fulfilled? Did they have the desired results? 

• District Evolution: How was the process of Iocel planning affected? What 

physical manifestations of the plan remain? 

• Lessons for the Future: Were Ideas from this program used to improve the 

ovarall process, or wera they ignored? 

1.3 ORGANIZATION OF !HIS DOCUMENT 

This dissertation is organized Into the following sections. Chapters 1 and 2 are 

introductory; Chapters 3-7 are case studies; and Chapter 8, a summation. 

Chapter 1 - The Introduction includes the Problem Statement. statement of 

Purpose, Goals of the Dissertation, Why Study WBlklk1, Approach and Methodology, and 

Organization of the Document. 

Chapter 2 - The Contextual Framework is dataIIed. This includes the Evolution 

of Planning Theory, Background of Resort Development within the United States, 

Overview of WaiklkJ Evolution, Geography of Walklk1, Advantages Facilitating the 

Development of WaiklkJ, and Special Challenges Impacting WaiklkJ as a Resort. 
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Chapter 3 - Reclamation, which transformed the area makaI of South KIng Street 

between today's downtown Honolulu and Kapahulu from agricultural lowlands into 

buDding sltas. 

Chapter 4 - Roads, examines the evolution of the Waik1kT street system, 

Including proposals that did and did not become reality. Closely allied to street 

development Is land subdivision, which will be discussed within this section. 

Chapter 5 - Water and Sewer Systems, details creation and growth of these 

essential services in WaiklkT and the city of Honolulu. 

Chapter 6 - Land Use, focuses on zoning, zoning variances, density, and land 

utHization. 

Chapter 7 - Open Space, covers the history of park and park-like spaces within 

and adjacent to the WaiklkT peninsula. Included are major subsections on the Ala Wal 

Golf Course, WaiklkT miniparks, and KOhIO Beach Park. Also included are discussions 

of proposed parks that did not materialize. 

Chapter 8 - Analysis, presents observations and conclusions about planning in 

WaiklkT, and makes recommendations about how successful projects cen be replicated. 

Chapter 9 - Summation, discusses the main findings of the paper. 
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CHAPTER2: CON~UALFRAMBNORK 

2.1 PLANNING THEORY 

As rnentionacl earlier, ·Planning Theory" refers to the conceptual framework in 

which planning occurs. Planning theory Impacts how problems are observed, options 

definacl, potential solutions chosen, action undertaken, and success or failure evaluated. 

During the long time frame of this study (1890-1959) planning theory underwent 

evolution on several levels, developing themes and testing methodoltlgies. Thus an 

overview of these changes is Important to understand change in WaiklkT. I have 

organized these themes es: 

1. theories of urban devaIopment; 

2. visions of the ideal city; 

3. usefulness of planning; and 

4. theories of good planning practice. 

2.1.1 THEORIES OF URBAN DEVELOPMENT 

Theories of urban development have included the Initial devaIopment of urban 

areas, their expansion, auatainability, and interaction. 

Janet Abu-Lughod surmised that the initial creation of cities required: 

1. agricultural and technological improvements to support population growth and 

density; 

2. a sociopolitical hierarchy accumulated and then allocated the agricultural 

surplus, usually resulting in unequal distributions that were physically 

manifested In the design of urban apace; and 
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3. growth of imperial control as these city-states expanded their economic and 

political Influence. 1 

Joel KotkIn concluded that cities required three elements for both their 

development and continued existence. 

1. The sacredness of space originally referred to reOglous sites. Successive 

occupants of the land often built their own religious structures at locations 

important to antecedent beliefs. Areas of historically valued resources have 

similarly maintained a "unique sanae of place". Modem cities have striven to 

create landmark Identities to encourage cMc boosterlam and promote 

confidence in their futures. 

2. The need for security was a founding premise of ancient cities and has 

remained a requirement to attract and maintain Investment 

3. Commerce created and supported the skills differentiation and technological 

innovation that made urban areas so dynamic.2 

The concepts of expansion and hierarchy of cities began with European thinkers. 

In 1826 North German estate owner Johann-Heinrich von Thunen created a model to 

explain land use prectices radiating out from a central market location. High profit 

products, difficult to transport, would be favored for production nearest to the center, 

while low profit products, easy to transport, would be produced farthest from the center.3 

Alfred Weber In 1909 published theories of industr/allocation, focusing on 

elaments of transportation costs between raw materials and final product market, relative 

cost of labor, and favorable or unfavorable conteilb alion of Industry.4 

Walter Chrlstaller In 1933 proposed the Central Place Theory to explain the size, 

number, and distribution of urban settlements. Chrlstaller envisioned a hierarchical Inter 

urban mar1<etlng system, based upon centrality as a locational draw, threshold as the 
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minimum market necessary to attract and sustain new Industry, and range as the 

practical distance potential customers would be wilHng to travel to acquire a product. 

Christaller also applied a hierarchical transportation model within urban systems to 

minimize network length and maximize connectivity, and a hierarchical administrative 

model for control of lasser urban centers. 

August Losch In the 1940& modified Christaller's Central Place Theory In an 

effort to explain the uneven dlstnbution of urban areas across the landscepe. Losch 

created a consumer model based on administrative and manufacturing rather than 

service centers, uniting similar levels of consumer activity and ll/ustJating city-r/ch or city 

poor areas emanating from a central place.6 

The spatial relationships of labor and capital also underwent scrutiny, beginning 

In the 19111 century, when Marxist philosopher Friedrich Engels conducted such 

observations within BritIsh urban areas.6 In the 1920s Ernest Burgess noted differing 

rings of development outward from the city core. In the next decade Homer Hoyt 

proposed that, as cities grow, upper Income groups move outward In sectors, 

abandoning formerly upper class zones near the city center to citizens of more limited 

financial means.7 As the world economy has undergone globaftzatlon, Harvey Molotch 

and William Cronon described the efforts of local businesses and landowners to attract 

additional outside capital and foster local economic expansion in competition with other 

municipaJitIas.8•
9 Marxist geographers such as David Harvey documented the growing 

international nature of capital as capital displayed a wilUngness to desert established 

manufacturing centers in favor of lower cost labor and raw material sources overseas.10 

This world increasingly became organized along a hierarchical system of specialized 

urban canters. 
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2.1.2 VISIONS OF THE IDEAL CIlY 

Peter Hall noted that much of twentieth century planning represents an 

intellectual and professional reaction to crowding, disease, and other evils of the 

nineteenth century Industrial city .11 

1. The Garden City concept of Ebenezer Howard postulated the export of large 

numbers of people and jobs from the central city to new, self-contained, satellite 

towns. A divergent path from Howard led planners to create commuter suburbs. 

2. The Monumental Tradition concept focused on architectural elements to Instill 

civic pride. Beginning with the Chicago World's Columbian ExhIbition of 1893, 

DanIel Burnham sl'bsequently designed plans for other American cities, of which 

the update of Pierre L'Enfanfs Washington D.C. pIen Is probably the beat known 

today. Albert Speer and Adolph Hitler planned to use elements of this same 

concept In their planned rebuilding of Berlin, Germany after a Nazi victory in 

World War II. 

3. A mixture of both the Garden City and Monumental Tradition concepts can be 

found In the work of La Corbusler, who advocated removal of existing cities and 

their replacement with modemlst high-rise development coupled with large 

amounts of 0P&n space at ground level. ThIs idea morphed Into both wholesale 

urban renewal clearance of existing structures and the creation of the high-rise 

business plaza. 

4. Frank Uoyd Wright used the concepts of the highway and individualism to 

promote his conceptual Broadacre City, the antithesis of Le Corbusler's 

autocratic high-rise development 

5. Alteration of the main source of citizen transportation from rail to the automobile 

encouraged urban sprawl, multi-centric urban areas, and de-emphasis of 
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pedestrian activities. Neo-TradltionalistlNew Urbanist architecture has 

developed to re-encourage pedestrian oriented, more human scale communities. 

2.1.3 USEFULNESS OF PROFESSIONAL PLANNING 

William Klein argued that planners offer more than comprehensive and long 

range thinking. He noted five points where professional planners can make positive 

contributions to development. 

1. Planners can facilitate visioning exercises, which are often the best opportunity 

for communities to flag problems and analyze posslbIe planning alternatives. 

2. Plan making support includes assistance in assessing existing conditions and 

trends; creating comprehensive, neighborhood, and functional plans; descnbing 

planned actions, and assigning responsibility for admbrlsbation and cost 

controls. 

3. Management tools such as zoning, subdivision, transit or planned unit 

development rules, regulations and incentives are conceived, written, and 

administered by professional planners. 

4. Development review iru:ludes decisions to approve, conditionally approve, or 

disapprove a project. During this period PlOt sslonal planners have the 

opportunity to ensure that decision makers have all relevent information, make 

suggestions to improve projects, and negotiate with developers for additional 

community benet1ts in return for conditional use permits. 

5. Overall public invesbnents. also known as capital improvement projects, are 

undertaken by a number of different government agencies. Professional 

planners can assist in coordinating the planning and construction of such works 
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in order to minimize negative impacts on the public and improve broad 

realization of policy goals.12 

2.1.4 THEORIES OF GOOD PLANNING PRACTICE 

While the original planners learned their craft by trial and error on the job, the 

increasing number and size of planning projects led to the creation of formal planning 

education. Such programs initially focused on "theory in planning", the practical 

techniques and methodologies needed by professional planners. It became increasingly 

apparent. however, that "theories of planning", where planners tried to understand the 

very nature of planning and planning practice, influenced the conceptualization, 

operation, and evaluation of the planning process. 

Leonie Sandercock examined this evolution of thought on what constitutes good 

planning practice. Central to her thesis was the role of the planner in relation to his 

clients. Sandercock identified six models of such theories of planning. 

The Rational Comprehensive Model was founded upon the idea that technology 

and social science could improve the world. Planners were viewed as detached experts 

who used such tools as policy analysis, organization theory, and decision theory to 

identify potential courses of action for decision makers. Government was envisioned as 

benign, with differences within the public as to class, race, or gender unrecognized. 

While this Model suggested certainty, objectivity, and rational resource allocation, 

criticisms included a focus on method over results; the pitfalls of aggregating the public 

interest. the focus on the all encompassing master plan, and the idea that its top down 

design was anti-ciemocratic. 

The Advocacy Planning Model was originally proposed by Paul Davidhoff. Unlike 

the Rational Comprehensive Model of planning, Davidhoff felt that planning was a highly 
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political process focused on distribution of benefits. He envisioned planners using their 

expertise to become advocates for disenfranchised neighborhoods In order to improve 

master plans. WhIle the Advocacy Planning Model expanded the role of the planner, It 

received criticism that advocacy planners functiOlIed more as cooptive agents for 

establishmant politics than empowerment agents. This raised issuas of the mutual 

learning between JIIar sslonal planners and their clients, and empowerment of 

disadvantaged neighborhoods. 

The Radical Political Economy Model followed a Marxist bent The need of 

capitalism to accumulate capital and guarantee private property was seen as limiting 

potential stste Intervention on behalf of subjugated cIassas. Under these circumstances, 

planners were participants in state efforts to repress, coopt, and integ. ate citizens Into 

the capitalist agenda Specifically, planners acted as agenda rationalists and 

legltlmizers; negotiators and mediators between differing factions of capital; regulators of 

popular protests; a means to Omit risk to long term investments; and facilitators for the 

production of necessary collective goods. Planners were thus denied a role in social 

b 8hSfOl1l'lation. 

The Equity Planning Model viewed the state as the site of political struggle, 

where planners should facilitate redistribution of resources, power, and participation 

away from elites toward the working classes. This would be accomplished by activist 

professional planners acting as communicators among various factions, propagandists 

for issues that they saw as important, and aWes of "progressive politicians". WhIle the 

professional expertise of the planner was stili central to this model, the limited Input of 

local knowledge and the activist bentlaWance with Individual politicians meant that the 

tenure of such planners was often limited. 
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The Social Learning and Communicative Action Model recognized that local 

knowledge held by members of neighborhoods was an essential part of any potential 

solution to planning problems, necessitating a two way street of communication between 

professional planners and clients. Planning theory, In this model, was no longer looked 

at as a static body of knowledge. Ail parties engaged in multiple forms of mutual 

learning that impacted both means and goals. Importance was placed upon providing 

equal knowledge to all parties and organizing discussions so that the strength of 

argumant determined the outcome rather than financial power or status. Sandercock 

notes that while this model de-emphasized the bunaaucratic Isolation of ..,ofcssionaJ 

planners and increased Interactive social processes, the planner yet remained a 

creatuna of the state. 

The Radical Planning Model developed from the desire to change the existing 

unequal distributions of power, opportunity, and resources. Some radical planners, 

viewing the state as evil, decided to abandon the traditional role of government 

employed planner and work solely within neighborhoods to assist In community 

initiatives. Other planners who also hed rejected government employment stin felt it 

necessary to work with sympathetic officials to futher community agandas. A third group 

remained within the state but facilitated as much as possible the efforts of their brethren 

who had "crossed over". Sandercock, interestingly, rejected the view of the state as a 

monolithic evil, noting that there exists In government the potentiel for both 

transformative and repressive behavior. She also noted the same transformative and 

repressive potential In local organizations. Faced with these trsnsformative and 

repressive powers of both the state and local organizations, she encouraged radical 

planners to undertake an action program by moving between both spheres, deconstruct 
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concepts of both the state and community, reconstruct new organizations, practice social 

laaming, and appreciate muHipllcily. 

Finally, Sandercock noted that while It Is up to IndMduaI planners to decide 

which model to emphasize, portions of these models overlap and so planners often 

employ elements of several models In their daily operationS.13 

2.1.5 BACKGROUND ON RESORT DEVELOPMENT WITHIN THE UNITED 
STATES 

Evolution has always been a part of American cities especially resort areas near 

urban centers. Hibbard and Franzen observed several steps in this process. 

1. Areas containing natural leisure attractions, but accessible only by foot or 

horseback. initially received only scant attention beceuse local Inhabitants were 

busy engaging in immediate life sustaining economic activities such as 

agriculture, mining, etc. 

2. Development of the regional economy and road/rail access allowed those with 

wealth and leisure time to build private homes close to natural attractions. 

3. A series of small hotal developments then began, designed for the leisure class 

on extended vacation, and often occupying large structures originally built es 

private homes. Entrepreneurs then initiated construction of buildings designed 

for ovemight accommodation, uHimataly leading to a small number of exclusive, 

large and lavish hote dependent upon out of town visitors. 

4. By the eariy 19008 the average city underwent a streetcar-induced revolution. 

The streetcars allowed those of intermediate economic means to commute daily 

from outside the original pedestrIan-base downtown urban area. The result was 

the break up within the resort area of original large landholdings into house lots 

and the creation of neighborhood commercial centers at streetcar service nodes. 
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5. As the infill of vacant land nearby continued, the growing population could 

support additional man-mede attractions such as movie theaters, amusement 

parks, public buildings, and golf courses. Buildings constructed were 

increasingly multi-family with some even multi-level. 

6. Introduction of mass-marketing techniques and increased integration into the 

world economy then lad to increased high-rise construction. A dichotomy 

developed between developers concemed with maximum return on investment 

with those residents concerned with maintaining a unique sense of place.14 

2.2 WAlKiKi 

2.2.1 AN OVERVIEW OF WAlKlKI EVOLUTION 

WaikikT has undergone a similar journey as an urban resort. 

1. WaikTkT began as a rich agricultural district fed by weters from the Pi'inalo, 

'Apuakihau and Kuekaunahi Streams that drained the Minoa and Pllolo 

Valleys. Area residents supplementad their diet with fish caught offshore. This 

productive area served as the seat of royal power on O'ahu during periods of 

O'ahu's independence from other islands in the Hawaiian chain. After contact 

with western explorers, consolidation of the Hawaiian Kingdom and arrival of the 

missionaries, the kings constructed a series of increasingly western styled 

structures at Helumoa, and a Congregational church and school were built near 

the present site of the International Market Place and the Princess Ka'iulani 

Hotel. 

2. Improvements in land transportation from (downtown) Honolulu allowed the kings 

of Hawai'i in the late 1800s to create even more elaborate country homes along 

the beach at WaikikT. Ultimately other royals, including Bernice Pauahi Bishop, 
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Queen UU'uokaJanl, Queen Kapi'olani, and Princess Ka1ulani (Cleghorn) all had 

large 'country" properties in the area. By 1888 private citizens poss a ssing 

weeIth and leisure time had built a series of prominent homes along the 

shoreline. 

3. Also in 1888 began the conversion of private residern:es into small private hotels 

for long-tenn accommodation, when the Macfarlane residence near DIamond 

Head was opened sa the Park Beach Hotel. (The Lewers and Princess Ka'iulani 

homes would later also be converted into hotels.) The Honolulu Seaside Hotel, 

located where the Royal Hawaiian Hotal is today, pioneered the use of cottages 

built specifically for the hotel trade. In 1901 the Moana Hotel would opan, 

reflecting the efforts by developers and civic boosters to tap a larger market for 

sophisticated tourists transported to Hawai'i by new ocean liners. 

4. Streetcar access led to Increased demand for house lots, and the WaIkOO 

Reclamation Project provided both the dry land and beginnings of land ownership 

redistribution to provide those house lots. (Single family homes, bungalows, and 

courts would be the most common residential construction types.) The IlIIge 

royal estates were either broken up by sale (Princess Ka'iulanl's home site, 

'A!nahau) or lease (Queen UU'uokalani's and the Bishop Estate Helumoa 

properties). The Congregational church and school were removed from their 

Kallkaua Avenue sites. Small local businesses then established themsalves 

across from the beach in order to serve both the residential and tourist ciientele. 

5. Increased population on O'ahu and the growth of tourism provided the economic 

support in the 19208 and 19308 to develop the WalkOO Amusement Park, 

Territorial Fair Grounds (predecessor of the Ala Wal Golf Course), Gump's and 

the KOhi6 Theater on land previously vacant The WaIkOO Theater was erected 
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across from the new Royal Hawaiian Hotel. Another golf course would be built at 

Wai'alae to accommodate guests at the Royal. By the 1930s construction of 

bungalows and courts would outpace single family homes, and two-story 

construction would become more common. 

6. Improvement in air travel to the Islands from the U. S. mainland laid the 

foundation for mass marketed tourism. Furthermore, statehood in 1959 greatly 

eased access to capital markets for developers seeking to build mega structures 

capable of accommodating mass-market tourism. WaikikT suddenly became 

vastly more integrated into the world economy with many economic decisions 

made elsewhere. Local government was determined to use tourism as a means 

to provide new jobs and diversify the economy away from a dependence upon 

agriculture. 

7. Private and public entities increasingly struggled between the desire for 

economic expansion and maintaining the charm (i.e. "sense of place") of WaikTki. 

The result was increasing forms of legislation limiting the location and types of 

construction allowable and periodic rebuilding of infrastructure. 

Parallel to these economic changes, government and/or private investors 

engaged in some degree of Planning or Non-Planning in order to produce the Built 

Environment that we know as WalkTki today. 

1. Within the 19111 century, elements of the garden suburb began as royalty and the 

rich built Increasingly elaborate homes in WaikTki (including Kapi'olani Park) as 

retreats from IMng in crowded Honolulu. 

2. In the early part of the 20111 century royal estates disappeared under development 

of garden suburbs for the middle class. The City Beautiful movement impacted 
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WaikOO with the development of the Territorial Fair Grounds and War Memorial 

("Natatorium"), etc. 

3. Codification, govemment efficiency, pragmatism, and other efforts at a nominally 

apolitical planning program built the Ala Wai Canal, led to improvements in 

subdivision infrastructure, and created defacto economic segregation. 

4. The growth of govemment programs such as the New Deal's Works Progress 

Administration built new parks, roads, and sewer systems. Govemment 

investment in air transportation infrastructure, combined with tax and zoning 

laws, encouraged high-rise architecture. 

5. Globalization and specialization of urban function have made WaikOO a top-tier 

world-class resort and mini "enterprise city" where entrepreneurs built elaborate 

complexes for the tourist trade. 

2.2.2 DESCRIPTION OF WAlKIKI 

A resident from the Honolulu of 200 years ago would not recognize today's 

landscape or the majority of place names. The original Hawaiian land divisions were 

focused mauka-makai to ensure a broad list of usable resources. The "WaikikJ- viewed 

on period maps and used by the then existing population included today's WalkikT 

peninsula, the MAnoa-McCully-MO'i!i'iIi districts, the 'Ewe portion of Kaimuki, and both 

the MAnoa and PAlolo Valleys. Urban development and new generations have since 

created separate characters for each of these subdivisions of the old WaildkT, although 

their proximity continues to exert mutual influences. 

For the purpose of this study, the primary focus will be on the WaikikT peninsula, 

bounded by the ocean, Ala Wai Canal, and Kapahulu Avenue. Supplemental resort and 

recreation developments in areas immediately surrounding WaikTkT, such as Ala Moana 
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Pari<; Ala Moana Shopping Center; sections makai of Kapi'olani Boulevard from Atkinson 

Drive to KaIAkaua Boulevard; Ala Wai Pari<; Ala Wai Golf Course; and the Kapi'olani 

Park and Coconut Avenue areas up to the Diamond Head Ughthouse will be included for 

their support roles. Similarly, infrastructure development such as support highways and 

water and sewer lines will be Included for areas mauka, 'Ewa, and Diamond Head of the 

WaikTkT peninsula. 

The WaikTkT peninsula is the outcome of the WaikTkT Reclamation Project (1921-

1928), wherein the Ala Wai Canal was cut through existing taro, banana, and rice fields 

on properties mauka and 'Ewa of today's Ala Wai Boulevard. KalAkaua Boulevard, the 

main thoroughfare, enters the peninsula from the mauka 'Ewa side and reaches the 

ocean on the Diamond Head side of WaikTkT. The peninsula is approximately two miles 

long and averages two blocks in width. Commercial activities center along KaIAkaua 

and KOhi6 Avenues, with apartment districts in the 'Ewa section and hotels on the 

Diamond Head end. 

Three maps, one of the WaikTkT peninsula Itself, the second the area immediately 

'Ewa, and the third the section of the city immediately Diamond Head of the peninsula, 

are included on the next pages. 

2.2.3 ADVANTAGES FACILITATING THE DEVELOPMENT OF WAlKlKl 

WaikTkT has had several advantages in its development from a local recreation 

area to international resort. 

Historically the WalkTkT ahupua'a Oand division) supported a sizable Native 

Hawaiian population while the shore provided home and recreation sites for the ali'i 

(Native Hawaiian ruling class). The area was important enough in the post Western 

contact period that one of the first roads constructed outward from town linked Honolulu 
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Figure 1: Walk'OO' peninsula, 2006 (Including Tax Map Keys) 

Rrst American Real Estate Solutions, Realty Atlas: state of Hawa;';, First Tax Division, 
City and County of Honolulu, Map Volume Zone 2, Map 2-6, 40th ed., (Santa Ana, 
earlfomla, 2006). (Map location Latitude 21.276 North, Longitude 157.826 West.) 
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Figure 2: Area Immediately 'Ewa of Walk1kJ peninsula, 2006 (Including Tax Map 
Keys) 

First American Real Estate Solutions. Realty Atlas: State of Hawai1, FIrSt Tax DMsion. 
City and County of Honolulu, Map Volume Zone 2, portion of Map 2-3. 40" ed •• (Santa 
Ana. California. 2006). (Map location Latitude 21.276 North. Longitude 157.826 West.) 
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FIgure 3: Area Immedlatel, DIamond Head of WalldkJ peninsula (IncludIng Tax 
Map Keys) 

FIrst American Real Estate Solutions, Realty AlIas: state of Hawal1, First Tax Division, 
City and County of Honolulu, Map Volume Zone 2, portion of Map 3-1, 40th ed., (Sante 
Ana, California, 2006). (Map location latitude 21.276 North, Longitude 157.826 West) 

with Waiklki village and the ali'l complexes. (This road was eventually extended to 

become for many years one of only two routes toward Koko Head.) As Honolulu Harbor 

developed, the coastline near the harbor was Increasingly fouled compared to the shore 
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of Waiklki. Other stretches of desirable shoreline, such as Kalama Beach in Kailua, 

were much more difficult to reach over the Pali than the level road to Waiklki. 

Yet the distance from town wes sufficient enough to prevent the Initial creation of 

conditions of high population density, poor access, unsatisfactory sanitation, and 

standing weter that threatened public health at Kewalo, "Hell's Half Acre", Chinatown, 

and the lower Uliha areas. Lessons were learned at Kewalo about comprehensive 

planning, creating and financing improvement districts, land reclamation, land 

consolidation, subdivision, drainage, and introduction of utilities. These lessons were 

applied by financially well off and politically well connected property owners to their 

WaikikT properties once they had decided to develop. 

The same political and economic hierarchy that owned land in WaiklkT also 

engaged in civic boosterism promoting travel to Hawai'i from the United States mainland 

through such successive agencies as the Hawaiian Bureau of Information, the Hawai'i 

Promotion Committee, and the Hawai'i Visitors Bureau.15 During the 19208 large 

government investments were made in upgrading the docks at Honolulu Harbor to 

accommodate private passenger ships. Honolulu Airport was initially funded through a 

combination of government and private money. WaiklkT, located just a few miles away, 

became the focus of the tourist trade and the location of new hotels such as the Royal 

Hawaiian Hotel. 

The barrier effect of the Ala Wai Canal and the development of alternative cross 

town routes between downtown Honolulu and suburbs Diamond Head of WaiklkT have 

discouraged much through traffic from Waiklki. 

The small size of the Waiklki peninsula encourages walking as a form of tourist 

transportation between hotels, restaurants, shops, and the beach. 
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WaikOO has been a prime beneficiary of Honolulu's regional park system. 

Kapi'olani, Ala Moana, the Ala Wai Promenade, Ala Wai Park, and KChi6 Beach Parks 

surround WaikikT on three sides. The continued existence of Fort DeRussy as open 

space also helps to minimize the density of WaikTkT. 

The uniqueness of the original Hawaiian culture, a multiethnic population, the 

year round warm climate, the bridge effect of Hawai'i's location, technological innovation, 

and statehood have facilitated both mass and intemational tourism. 

WaikTkT has been a major beneficiary of airline subsidies. Airline yields in the 

Hawai'i market have historically been underwritten by travel elsewhere. This has 

encouraged tourists to come to WaikTkT and spend money here that othelWise would 

have been spent on airline transportation. 

While tourists have increasingly visited the neighbor islands, WaikTkT continues to 

offer a wider renge of visitor activities found no where else in Hawai'i. 

2.2A CHALLENGES IN THE DEVELOPMENT OF WAlKIKI 

WaikTkT has always faced obstacles in development as a tourist resort. 

Hawai'i has had a complex governmental and legal history, evolving from an 

independent absolute monarchy, a constltutionel monarchy, a republic, an American 

territory, and then to an American state. During those times Waiki"ki ceased to be an 

administrative center, underwent conversion to private property laws using two different 

land title systems; was partially acquired by the United States military; and came under 

the jurisdiction of two successive county governments and a temporary military 

government. Decision making methods, and the decisions made, were impacted by 

these changes. 
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Hawai'i's isolation in the North Pacific Ocean means that travel time to and from 

tourist markets is greater than its competitors' for the travel dollar. This was only 

partially alleviated by the shift from surface ship to airplane travel. 

Hawai'i's physical isolation also has meant higher operating costs for fuel and the 

manufactured goods and amenities tourism demands. Land costs are also higher than 

the mainland. 

Reaching consensus of what WaikTkT should be has always been problematic. 

While local newspapers may have celebrated the opening of the Moana Hotel in 1901 

and the Royal Hawaiian Hotel In 1927, members of the public worried about the hotels' 

effect on the ·old Walkild", City planning officials expressed concern about the buildings' 

heights, and planning critics such as Lewis Mumford declared they marred the 

landscape.1s 

Originally WaikTkT was envisioned as a desirable residential area. and hundreds 

of lots were created based upon the single family home concept. WaikTkfs 

metamorphosis into a national and then international resort has made assembly and 

redevelopment of such small lots problematic for both Investors and residents. Previous 

planning efforts to limit business activities to Kallkaua Avenue, for example, resulted in 

commercial building access issues that precluded later use of Kalakaua as a pedestrian 

mall. 

Architecturally WaikTkT has suffared from a lack of architectural cohesion. While 

some effort was made in the commercial district along Kalakaua Avenue (Gump's 

Building, for example), architects such as Charles Dickey and Hart Wood built homes in 

the popular bungalow style, and structures such as the HalekOlanl Hotel building won 

popular praise, but no comprehensive architectural theme was followed such as that 

undertaken at Santa Barbara, California. 

34 



The limited size of the Waik1kT peninsula encouraged developers to maximize lot 

use. Increased densities in tum overtaxed street circulation systems, endangered 

pedestrians, aggravated parking problems, and discouraged local citizens from visiting 

Waik1kT. Govemment has countered with renewed citizen participation programs, down 

zoning, increased open space requirements at ground level, new parking regulations, 

and new parks. 
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CHAPTER 3: RECLAMATION 

3.1 INTRODUCTION 

Various reclamation projects have created at least 4,303 acres of land in the 

central portion of Honolulu, providing sites for homes, schools, parks, businesses, and 

roadways.1 

As Is well documented, Hawal'lln the last years of the 19'" century became 

economically and politically dominated by a small group of mostly AmerIcan based 

businessmen. The sugar Industry's needs for labor and access to markets and 

Investment changed the character of the Islands. The Hawaiian monarchy was 

overthrown in 1893; the islands annexed to the United States In 1898; successive waves 

of differing plantation workers Imported; and consolidation of production and product 

marketing continued thereafter. 

As the center of government and commerce, Honolulu offered more employment 

opportunities than any other area in the Islands. After 1890 the population of Honolulu 

increased dramatically. 

Table 3.1. Growth In Population Of Honolulu 1890-1960*. 

UI\IC 11111 

'onCI ATiON 
, 

'28 
'27 ~';:;--------l 

'une 1 
I: IDril15 , 

11:1'" I: .ftll .. nI 1 
1930: ~ril1 
1940: April 1 
1950: April 1 I?n 

1960: April 1 

*Hawai'l (State), Dept. of Business, Economic Development and Tourism, "2005 State of 
Hawei'j Data Book, Table 01.01," (Hawai'j State, 2006), 
http://www.hawaii.gov/dbedtJinfoleconomlc/databook/db2005/section01.pdf. 
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The Territorial Government was anxious to participate in the anticipated growth 

of world trade that the opening of the Panama Canal promised in 1914. Similarly, the 

end of World War I and the expansion of passenger service to the United States' west 

coast encouraged the government to invest in a massive rebuilding of the harbor front at 

the foot of Fort Streat. There the Territorial Government erected in the 1920s a series of 

state-of-the-art piers and wharves to accommodate ocean commerce. 

The Territorial Government. however, was also very aware of the wlnerabllity of 

Honolulu as a world port with a polyglot populatH)n to introduced disease. Honolulu had 

suffered through a smallpox epidemic in 1853-54 that carried off much of the Native 

Hawaiian populatlon.2 More recently, the appaarance of bubonic plague in 1899 and 

1910 and a Yellow Fever scare in 1911 had heightened concerns aboutsanltatlon.3,4 

The population of Honolulu was also crammed between poorly drained, low lying 

areas in Kapllama, lwllei, Kawalo, and Waiklki. In 1904, for example, the Pacific 

Commercial Advertiser reported that four coffins had become exposed and a recent 

burial performed under 13 inches of water within the Catholic Cemetery on South King 

Street5 

The government's response was a policy that increased heslth inspections and 

decreased population density. 

Those who were financially able took advantage of transportation improvements 

to move out to easOy developed properties in Makiki, Minoa, KaimukT, and Kapahulu. 

The Territorial Government ordered that tenements be tom down (often burned, as 

happened In the disastrous Chinatown fire in 1900) and Independent or row housing 

encouraged outside of the city core.s 

The existence of large amounts of open space near Honolulu offered potential 

building sites If the land could be "reclaimed" from the hazards of poor drainage. The 
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Figure 4: In town tenement housing, 1914 

Hawai'i (Territory), Dept. of Public Works, Report of the Superintendent of Public Works 
to the Governor of the Territory of Hawai'i for the Year Ending June 30, 1914, (Honolulu: 
Paradise oflhe Pacific Press, 1914), 156-157. 

Figure 5: Cottage development favored by Board of Health, 1914 

Hawai'i (Territory), Dept. of Public Works, Report of the Superintendent of Public Works 
to the Governor of the Territory of Hawai'i for the Year Ending June 30, 1914, (Honolulu: 
Paradise oflhe Pacific Press, 1914), 156-157. 
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Territorial Govemment realized that such a project was beyond the capabllitles of 

individual property owners and required the use of the govemment's power of eminent 

domaln.7 

3.2 A HISTORY OF RECLAMATION IN HAWAI" 

3.2.1 HONOLULU HARBOR 

The first large scale reclamation of land near Honolulu occurred as part of 

Improvements to Honolulu Harbor undertaken by the Hawaiian government As early as 

1844 Robert Wyllie had recommended creating wharf space by removing Honolulu Fort, 

using Its rock walls for retaining purposes, and Its rubble for backfill on the Walkahalulu 

Reef. Enabling legislation began in 1855 and the work accomplished in 1857, creating 

what became known as the "Esplanade" (the area bounded by Fort, Queen, Richards 

Streets and the present Harbor waterfront). B Part of the retalning wall, built of Honolulu 

Fort's walls, can still be seen in 2007 immediately 'Ewa of the Harbor DIvision OffIces on 

a smaO pier abutting Nimitz Highway. 

3.2.2 DOWNTOWN AREA 

Construction of the Esplanade was an effort by the Hawaiian monarchy to 

encourage economic growth. By the latter half of the 191h century changas In ethnic 

demographics, technology, and land ownership created a powerful new entrepreneurial 

claas that challenged both the Monarchy and land use practices. Robert Stauffer has 

documented how Act. 33 of the 1874 Legislature, entitled "An Ad. to Provide for the Sale 

of Mortgaged Property Without Suit and Decree of Sale" was used to take control of 

landholdings by allowing a lender to foreclose and bid for a property.9 Similarly, Barry 

Nakamura has Identified Ad. 61, Republic of Hawal1 Sasslon Laws of 1896, entitled "An 

Ad. to Provide for the Improvement of Land In the Dlstrid. of Honolulu Deletarlous to 
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Public Health, and for the Creation and Foreclosure of Liens to Secure the Payment of 

the Expense So Incurred" as the major legal vehicle used to undertake reclamation 

during both the Republic and Territorial periods. Under Act 61 the Board of Health 

would judge if a property was unsanitary. If 80 judged, the Board would determine 

remediation. The Republic Minister of the Interior (and later the Territorial 

Superintendent of Public Works) would then order the owner to undertake the Board's 

method of remediation. Should the owner not comply, the Minister/Superintendent 

would have the work done, a lien placed on the property, and auction the property off to 

the highest bidder in order to clear the lien, thus costing the property owner title to the 

land.10 

Records for the Territorial Board of Health note that In 1900-1901 the Board 

condemned and ordered filled lands bounded by King, River, Hotel, and KekauUke 

Streets; Hotel, Pauahi, and Maunakea streets; Pauahi, River, Beretanla, and Maunakea 

streets; areas near the O'ahu Railway and Land Company property in lwilei, and near 

St Louis College (College WaIk).11 

3.2.3 THE PINKHAM REPORT 

By 1906 subdivisions had already been drawn across Makikl, lower Mllnoa, 

Kapahulu, and KaimukT-Ieaving a huge mostly agricultural lowland makai of South King 

street in the Walk'lkT district. That year Lucius Pinkham, President of the Board of 

Health (and former employee of both the O'ahu Railway and Land Company and Hawal'l 

Sugar Planters Association), issued a comprehensive plan to fill 687 acres of that land. 

Acting under Act 61, Pinkham declared that the land was in an unsanitary and 

dangerous condition; a danger to nearby subdivisions; and required government 

planning, condemnation, and investment to undertake such a large reclamation project 
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in order to "transform it into an absolutely sanitary, beautiful, and unique district. One 

that will add Immensely to the reputation of Honolulu at home and abroad".12 

Pinkham recommended the creation of a lagoon to provide necessary fill material 

for the raising of the landscape. As part of the plan, two connedlons would be made to 

the ocean, one at the future mouth of the Ala Wal canaJ and one near the site of the 

2007 Aquarium. Both lagoon entrances would include tidal gates to aid flushing and 

groins to prevent canal water from fouling the beaches. 

The Shippers' Wharf Committee, a private group, provided Pinkham with the 

funds necessary to undertake surveys and test borings. In the report were the results of 

those surveys, including a list of landholdings and subsurface findings. 

Pinkham finished this report with a list of recommended lagislation to accomplish 

the project, Including: 

• a prohibition of further building until filling occurred; 

• establishment of grades; 

• a survey be undertaken to layout exact locations for waterways, boulevards, 

streets, parks, sidewalks, public utilities, building lines, bridges, piers, etc.; 

• establishment of an Improvement district ; 

• creation of a commission to establish costs and assess the required contributions 

from property owners benefited by the project; and 

• empower the property owners to organize an association with powers necessary 

to carry out their portion of the reclamation scheme.13 

The Lagislature subsequently established a Waik11<T Reclamation Commission to 

further survey and produce a development map for the area. Pinkham was to be a 

member of the Commission. 

41 



Figure 6: Pinkham's WaiklkT Reclamation Plan of 1906 

Lucius E. Pinkham, Board of Health, Reclamation of the WaikTkr District of the City of 
Honolulu, Territory of Hawai'i, (Honolulu: Hawaiian Gazette Co., 1906), pamphlet. (Map 
location Latitude 21 .276 North, Longitude 157.826 West.) 
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3.2A FORT DERUSSY 

Begun as a coastal artillery post to protect both Honolulu and Pearl Harbors, the 

site for Fort DeRussy consisted of a serias of low lying watercourses without adequate 

room for housing or a parade ground. The United States Army thus contracted on 

August 13, 1909, with the Hawaiian Dredging Company, Ltd. to fill portions of the post 

The fill material was to be taken from offshore.14 

3.2.5 THE KEWALO RECLAMAnON PROJECT 

Prior to 1910 landfill projects within the city of Honolulu were greatly hampered 

when landowners refused or were unable to undertake work at their own expense. If this 

situation occurred, the Territorial Superintendent of Public Works had little recourse but 

to sell the property to recoup the expenses for sanitation fills. 

A small outbreak of bubonic plague In 1910 was the catalyst for change. Act 29 

of the 1911 Legislative Session, entitled "An Act to Amend Chapter 83 of the Revised 

Laws of Hawai'i and to Appropriate Money to Make Said Chapter Effective", 

appropriated $250,000 as a revolving fund for sanitation purposes. The Territorial Board 

of Health immediately utilized the new law to Initiate the Kewelo Reclamation Project, 

condemning 140 pieces of property bounded by South and South King streets, Ward 

Avenue, and Ala Moana Boulevard. The Lord-Young Engineering Company was 

awarded a $152,250 contract to place 362,500 cubic yards on site at 42 cents a cubic 

yard. The first area fiDed was part of the Victoria Ward Estate along Ward Avenue near 

lIaniwai Street 16 
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Figure 7: Poorly drained Kewalo area ordered filled by 1911 legislation 

Hawai'i (T enitory). Board of Health. Report of the President of the Board of Health of the 
Tenitory of Hawai'i for the Twelve Months Ended June 30, 1912. (Honolulu: Honolulu 
Star-Bulletin. 1912). 31 . 

Figure 8: Kewalo Reclamation, Queen and Coral Streets, 1914. 

Hawai'i (Territory), Dept. of Public Works. Report of the Superintendent of Public Works 
to the Governor of the Tenitory of Hawai'i for the Year Ending June 30, 1914. (Honolulu: 
Paradise of the Pacific Press. 1914). 196-197. 
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Adapted from Hawai'i (Territory), Dept. of PubUc Works, Report of the Superintendent of 
Public Worlcs to the Governor of the Territory of Hawal'l for the Year Ending June 30, 
1914. (Honolulu: Paradise of the Pacific Press. 1914). 195. (Map location Latitude 
21.276 North, Longitude 157.826 West) 

The project became an educational process for the government Numerous 

lawsuits were Instigated against the project based on the legality of government orders 

to fill private property. the legality of liens against property. property damages. and the 

quality of material used as fill. Supplemental appropriations had to be made to cover 

claims. The government eventually placed a special agent on the work site to assure 

contract compliance.16 

3.2.6 WAlOLAMA (HILO, RECLAMAnON SANITAnON PROJECT 

This project at Hilo began with planning in 1914 and wes completed in December 

of 1917. Lands Involved were those between Front Street, the Wailoa River, Volcano 
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Road, and the Hilo Railroad. The project involvad 195,605 cubic yards offill and 8761 

cubic yards of excavation. Total cost of the project was $117,697.50.17
•
18 

3.2.7 KAPI'OLANI PARK 

The center of the racetrack/polo field at Kapi'olani Park had historically suffered 

from poor drainage. Territorial Act 92, of the 1917 legislative Session, advanced 

$20,000 to the City and County of Honolulu toward the costs of surveying, planning, and 

undertaking a reclamation project at Kapl'olanl Park. Dredging was undertaken at the 

beach In front of the Public Baths and the material used as fill. The costs of the project 

were later reimbursed by the City through rent from the Hawsl'i Polo and Racing 

Association.10 

3.2.8 WAlkfkf RECLAMATION PROJECT 

Pinkham's plans for the WaiklkT Reclamation Project were postponad as the 

Territorial Government used the Sanitation Revolving Fund first at Kewalo and then at 

Waiolama-both being smaller in size than the much larger proposed Waiki1<T project 

bounded by Sheridan, South Beretanla, and South KIng Streets, Kapahulu Avenue, and 

the ocean. 

ExpectatIons for the Waiki1<T Reclamation Project remained high. lucius 

Pinkham, who had been President of the Board of Health In 1906 when the Walki1<i 

Reclamation District was proposed, became Governor of the Territory of Hawal'l in 1913. 

The 1915 annual Report of the Superintendent of Public Works noted that within the 

Beach Walk subdivision undertaken by developer Percy Pond, the land before 

reclamation cost $500 an acre, and after reclamation sold for as high as $7,000 an 

acre.20 
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Figure 10: Banana fields and ponds at Waikiki, 1906 

Lucius Pinkham, Board of Health, Reclamation of the WaikTkT District of the City of 
Honolulu, Territory of Hawai'i, (Honolulu: Hawaiian Gazette, 1906), 5. 

Figure 11: Flooding in rainy season, Diamond Head-mauka of McCully Street and 
KalAkaua Avenue, 1916 

Hawai'i (Territory), Oep. Of Public Works, Report of the Superintendent of Public Works 
to the Governor of the Territory of Hawai'i for the Year Ending June 3D, 1916, (Honolulu: 
Honolulu Star-Bulletin, 1916), 18. 
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The Territorial SUperintendent of Public Works spent 1916 looking at various 

scenarios. 

• Plan No. 1 was the Pinkham Plan, which the Superintendent felt as an engineer, 

was both feasible and desirable from a civic beautification viewpoint Its lagoon, 

however, would require large scale land condemnation financed by the 

Legislature. 

• Plan No.2 would contain two large lakes built on public land that could also 

provide fill material and the site for a public open space. 

• Plan No.3 would require an extensive series of box drains to accommodate 

drainage and runoff. This scheme would provide for many building sites but no 

visual amenltles.21 

Another potential option not contained in the Superintendent's annual Report Is 

located at the Bishop Museum. This map, dated April 1917, bears the name of the well 

known local firm of Wright, Harvey, and Wright Entitled "WalklkT: Tracing From 

Government Survey Map Showing Proposed Channel to Divert Storm Water of MAnoa 

and Pillolo Valleys to Kalla Basin", this map showed three possible drainage channel 

systems in the WalkikT area. The first for the Makiki Stream had a channel drawn 

directly makal to the present (2007) mouth of the Ala Wal Canal. Two possible channel 

systems were drawn on the same map to drain the Manoa and Pillolo Streams. The first 

had two concourses unite In a "Y" pattern: MAnoa Stream would be diverted makal of 

the KaM6'iII'iIi Church (site of 2007's Contessa condominium) and traveling makai-'Ewa, 

the Pillolo Stream would be diverted from the natural site of the convergence of the 

Manoa and Pillolo Streams, connect to the Manoa Stream divergence, and reach the 

ocean Diamond Head of the present (2007) '1IIka1 Hotel. The sacond MAnoa-Pilloio 

channel system divergence plan had the two streams unite makai of (Old) Wei'alae 
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Road and diverted into a single channel below the KaM6'III'IH Church In the makai-'Ewa 

direction, again reaching the ocean just Diamond Head of 2007's 'lUkal Hotel. The 

second Minoa-Plilolo channel system has Withdrawn" written faintly upon it. Whether 

these proposals ware actually considered by the WaikOO Reclamation Commission Is not 

reflected in the annual report by the Superintendent of Public Works. 

Act 231 of the Legislature of 1917 provided for a new governor appointed, five 

person commission on WaiklkT reclamation to include the Territorial Superintendent of 

Public Works, Territorial Commissioner of Public Lands, City and County engineer, a 

beachfront property owner, and another property owner from the project area. This 

commission was provided with $20,000 to cover survey and planning costs.22 Act 14 of 

the Special Legislative Session of 1918, slgnad by Govemor Pinkham, authorized use of 

a revolving fund and actual work to begln.23 Act 14 also provided that the depth, width, 

and location for a Waikt1a drainage canal would be determined by a second commission 

to be made up of the Territorial Superintendent of Public Works, the City and County of 

Honolulu Engineer, and the ranking officer of the Quartermaster or Engineer Corps of 

the United States Military Department of Hawai'l (subject to the Governor's approvel).24 

The latter commission decided upon a 150 foot wide canal with 75 foot roadways on 

either side, requiring a 300 foot right of way. The canal depth was to be determined by 

the hardness of the subsurface-if loose material was encountered, as much of It as 

possible would be removed to use as fill; if herd material was found, the minimum depth 

would be such that the dredge could pass and water flow freely. 

The canal location was, of course, an important issue. Due to topography the 

bulk of natural drainage in the area reached the ocean on the 'Ewa side of WalklkT. This 

was also the side that contained Fort DeRussy. Thus the Superintendent's Report for 

1919 stated that the canal was to be designed to capture water draining 'Ewa of 
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Kapahulu Road, while water draining on the Diamond Head side would continue to use 

the Makee Lagoons In Kapi'olani Park. 

It was also decided to place the canal so as to encumber the least number of 

private property owners and the greatest amount of existing govemment land as 

possible. (This would lessen potential for litigation that had stalled the Kewalo 

Reclamation District effort) The Superintendent of Public Works noted that 80 percent 

of the projected route crossed six estates and Territorial Govemment land.2lI (It might 

further be noted that two of these estates, the royalist Cleghom and Lili'uokalani 

properties, had recentiy suffered the deaths of their founders in 1910 and 1917). 

The Territorial Department of Public Works spent considerable time researching 

land titles for the rights of way, locating affected property owners, negotiating acquisition, 

advising tenants, etc. Superintendent of Public Works lyman Bigelow, in a letter to 

Govemor Charles McCarthy dated August 3, 1920, detailed the results of this effort 

Table 3.2. land Acquisition For Waik11<T Reclamation Project To August 3, 1920· 

LAND ACQUISITION METHOD AREA (ACRES) 
By Purchase +46.748 
Exchange (Agreed Price) +40.730 
Condemnation(Friend~) +20.545 
Condemnation (Contested) +8.540 
Owned by Government +31.60 
Deeded to Territory for $1.00 +0.570 
From Bishop Estate (Price agreed upOn) +8.380 
To be lH:Quired by condemnation or otherwise +9.000 
Land exchanges practically arranged +1.72 
less land acquired and exchanged for other lands -7.09 
within Canal 
TOTAl 160.743 acres 

*letter from lyman H. Bigelow, Superintendent, Dept. of Public Works for the Territory 
of Hawal'i, to Charles J. McCarthy, Govemor, August 3, 1920, Hawai'i State Archives. 
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- ------------------- - --

Figure 12: WaikiKT Reclamation District map of affected landholdings circa 1920 

Map, Part Plan of WaikikT Reclamation District, Hawai'i State Archives, Government 
Records Inventories, Vol. 12, Governor 5, Box 4, (Territorial Departments, Public Wor1<s, 
1920-1921). (Map location Latitude 21.276 North, Longitude 157.826 West.) 
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The Superintendenfs letter also noted that 9 acres still needed to be acquired, of 

which he anticipated 4.69 acres would be uncontested. 

Major property owners included the A S. Cleghorn, Uli'uokalanl Trust, J. H. 

Magoon, E. Hobron, and J. CampbeU Estates; the Guardian Trust Company; and L 

Kee.28 

A series of contracts were signed for work on or relating to the actual 

construction of the WaikikT Drainege Canal. The original plan for the Reclamation 

Project dMded the project Into two units. Unit No. 1 was to build the canal from the 

beach to Kapahulu Avenue, and Unit No.2 would craate a channel from the beach 

makal. Difficulties in bringing in the dredge Kewalo through the reef switched the actual 

construction process. 

Unit No.2 of the WaiklkJ Reclamstion Project was signed by the Territory of 

Hawai'i and the HawaIIan Dredging Company, Ltd., on April 19, 1921, for $22,560. The 

contract required the conatruction of a channel 150 feet wide and 25 feet deep from the 

reef to the beach at Ala Moana Road.27
•
28 Supplementary to this agreement was a 

contract between the City and County of Honolulu to use fill material from the channel 

construction and place it on the new McKinley High School campus on South King 

Street The second contractwas signed May 9,1921.28 

The contract for Unit No. 1 had been signed by the Territory of Hawei'i and the 

Hawaiian Dredging Company on December 27, 1920 and cost the Territory 

$89,3n.47.3D While the original agreement for this segment had stipulated a canal 60 

feet wide and nine feet deep, it proved Impractical for the dredge to operate in such a 

narrow and shallow environment, so that the canal was instead conatructed 150 feet 

wide and ten feet deep. Material dredged was used for fill on the Hobron property (soon 

to become the Aloha Amusement Park), lands owned by the Davis and Wilder families, 
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and the property of the Guardian Trust Company. Utilities had to be rerouted, Including 

the Pacific Commercial and Army cables, before the dredge KewaJo could cut through 

both Ala Moana Road and Kallkaua Avenue. On Kallkaua Avenue towers were 

constructed to carry telephone wires and a gas pipe over the dredge. Plans had been 

made to redirect the Honolulu Rapid Transit and Land Compeny cars when the Kewalo 

reached the line into WaikOO (McCully Street). Temporary wood bridges were planned 

for Ala Moana Road, Kallkaua Avenue, and the Rapid Transit access until the Kewalo 

finished its work and could move back out of the canal.31•
32 

During the construction phase of the WaiklkT Drainage Canal a serias of 

Legislative aellons occurred that impected the project. 

The first, Act 220 of the 1921 Legislature, reiteretecl Act 61 of the legislative 

session of 1696, declaring that landowners within the WaiklkT Reclamation District were 

required to absorb the cost of filling their land or face a lien on their property. While an 

installment plan was offered as part of a $600,000 appropriation contained in the law, 

any default would cause the whole of the lien to be due and lead to loss of land title.33 

Act 221 of the 1921 Legislature restated the boundaries of the WaiklkT 

Reclamation District as bounded by Sheridan street, South King street, (Old) Wai'alae 

Road, Kapahulu Avenue, and the ocean. This Act also created another Commission to 

plan infrastructure In the area.34 

Act 74 of the 1923 Legislature appropriated an additional $100,000 to augment 

the revolving Sanitation Fund for the WaikOO Reclamation Project. sa 

Act 248 of the 1923 Legislature authorized extending the width of the WaikOO 

Drainage Canal to a maximum of 250 feet should addltionsl fill material be needed and 

to increase recreational potential of the canal.38 
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Act 254 of the 1923 Legislature appropriated $10,000 to adjudicate claims 

against the project. Barry Nakamura has done extensive research on the negative 

impacts that the pumping of salt encrusted coral across the landscape did to farming 

operations, done mostly by lessses, within the District. The Superintendent of Public 

Works noted damage created by escaping gasas to structures in the vicinity of the 

work.37.38 The Uli'uokalani Estate hoped to avoid problems through a contractual 

agreement to raise the foundations of lessees' houses and protect existing cesspools.38 

(Meanwhile, a commission appointed by the Circuit Court decided against petitions filed 

by the Bishop, Booth, Beckley, 'Ena, and Judd Estates and James Wilder appealing the 

drainage notice on their properties.) 

By June of 1924 construction of the drainage canal had progressed to Kapahulu 

Avenue and work began on filling the 'Apuakehau Stream near the Moana Hotel.4D 

During the first half of 1925 the Hawaiian Dredging Company, contractor for both 

Units on the Walk1kT Drainage Canal, began using the additional fill from the canal 

widening to raise surface levels in the McCully area. (It should be noted that the owner 

of Hawaiian Dredging Company, Walter Dillingham, had an interest in the McCully 

property through the Guardian Trust Company.tl The work continued In the McCully 

area and the public park strip In 1926 and early 1927. 

In 1927 the dredge Kewalo was moved makal of the temporary bridges located at 

McCully Street, Kalllkaua Avenue, and Ala Moana Road (Boulevard). Fill from offshore 

was used first to cover civilian property makai of Kallkaua Avenue and finally to 

complete those portions of Fort DeRussy that had not been reclaimed through the 

previous Army-Hawaiian Dredging Company contract. 42, 43 
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Figure 13: Fill from Ala Wai Canal dredging being used to fill in 'Apuak6hau 
Stream near Moana Hotel, circa 1924 

Image No. SP _112105, Bishop Museum Archives, circa 1924. 

Figure 14: Aerial view of Moana Hotel, Royal Hawaiian Hotel (under construction), 
and mauka landfills, December 28,1925 

Image Number SP _103302, Bishop Musuem Archives, 1925. 
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One last section of reclamation work to be undertaken within the Waik1kT area 

was the construction of the Mllnoa-PAlolo Drainage Canal mauka of the Ala Wai Canal. 

The City Board of Supervisors on May 16, 1936, passed Ordinance 637 to cover costs of 

the "Drainage Canal from the Ala Wai to Kllnewai and Kalaep6haku". The contractor, 

Hawaiian Contracting Company, charged $100,371 for the work, of which the federal 

Public Works Administration contributed $56,670, the City $14,567, and adjoining 

landowners through assessments $20,305.31.44 

3.2.9 WARD ESTATE 

Almost simultaneous to undertaking the WaiklkT Reclamation Project, the 

Hawaiian Dredging Company, signed a contract with the Victoria Ward Estate to fill land 

at Kukululle'o (makai of Kapl'olani Boulevard) on April 19, 1921.46 

3.2.10 KAPALAMA RECLAMATION PROJECT 

Between July of 1923 and June of 1924 the Territorial Board of Health 

condemned as unsanitary 57.918 acres of land In the KapAlama area between North 

King Street and the makai O'shu Railway and Land Company tracks. The Territorial 

Department of Public Works entered Into a contract with the Hawaiian Dredging 

Company to take material from the Honolulu Harbor bottom between Piers 16 and 17 

and use it as fill on 11.028 acres of government land. (Payments were to be made from 

the Sanitation Fund at a rate of $1.00 par cubic yard of fill moved.) The SUperintendent 

of Public Works noted that private landowners of the remaining acreage were entering 

into contracts with the HawaIIan Dredging Company.48 

Work slowed on the Reclamation Project during 1925 because no fill material 

was avallable.47 During the first half of 1926 the Superintendent of Public Works was 
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able to coordinate dredging work at the Honolulu HarborlKapAlama Basin project thus 

providing fill material for the KapaJama Reclamation District 48 

3.2.11 MAKEE LAGOONS AND KAPAHULU AVENUE 

The 1916 Superintendent of Public Works' Plan No.3 option for the WaIklki 

Reclamation Project, utilizing an extensive series of box drains to accommodate 

drainage and runoff, was the defacto choica for the Makee LagoonslKapahulu Avenue 

area after attempts to extend the Ala Wai Canal through Kapi'olani Park failed. 

The recording of landfill operations was spotty. An October 15, 1925 letter from 

H. S. Johnson, Manager of the Honolulu Rapid Transit Company, Ltd., to the Territorial 

Public Utilities Commission mentioned that discussions had taken placa on construction 

of a boulevard through Kapi'olani Park to connect with the Territorial Fair Grounds. The 

company desired a right of way wide enough to accommodate both a street and a 

double track line. It was felt necassary to construct this route by fIIUng in the lagoons. 

Such filling was partially done using waste material from the KalmukT Improvement 

District49 

Later road construction during 1936 included a series of road raallgnments and 

new drains In the araa.50 

Even the name "Makee" lost prominenca when Kapahulu Avenue was extended 

to Kalikaua Avenue over much of the old Makee Road right of way In 1937.61 

3.2.12 ALA WAf BOAT HARBORIKAISER (HILTON HAWAIIAN) LAGOON 

A small boat harbor had been part of the original plan for Ala Moana Park. 52 

During World War II the military took control of the araa. Soon after the end of hostilities 

the Territorial Board of Harbor Commissioners began negotiations with the United States 

government to regain the property, offering $4,000 for twenty buildings and the premises 
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"as is" in 1946.63 Aerial photographs of the slte from 1949 show a rectangular facility 

with no bulkhead, and channels leading to ocean outlets in both the 'Ewa and DIamond 

Head directions.64 

In February of 1949 the municipal Board of Public Parks and Recreation issued a 

pamphlet of Illustrations deplctlng reclamation proposals off Ala Moana Park and 

WaikikT. Included was a drawing of an improved and expanded Ala Waf Boat Harbor, 

complete with a new channel, three sets of permanent piers, and a crescent beach on 

the DIamond Head side on an artiIiclallsland. ali 

Acl401 of the 1949 Territorial Legislature provided funding for construction of a 

seawall at the Ala Waf Boat Harbor. In 1951 the American Contracting Company, 

Joseph Glover, Ud., and the Hawaiian Dredging Company, Ltd., were all contracted to 

do seawall work. In addition, Hawaiian Dredging Company was to dredge a newer, 

direct channel makai from the harbor. Aerial photographs from early 1952 show 

construction of one permanent groin, a staging area for parking, and a makai seawall 

under construction. 58 

Funding for the Ala Waf Channel work proved insufficient to furnish the desired 

width of 200 feel Subsequent contracts with Hawaiian Dredging Company for $513,272 

combined widening the channel from 140 to 200 feet, constructing a beech along the 

makaf side of Ala Moana Park, creating a groin on the DIamond Head side of Ala Moana 

Park to prevent harbor waters from mixing with those of the bathing beach, and creating 

a protective peninsula makai of Kewalo Basin.IiT•88 Aerial photos from early 1955 show 

five rows of slips in use at the Ala Wai Boat Harbor.1iB 

Duke Kahanamoku Beach (also previously known as Crescent Beach, KaIser's 

Lagoon Beach, and Hilton Lagoon Beach) was previously a shallow portion of ocean 
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Compromise on Waikiki Beach Problem 

Harbor Board, I(aiser, Reach Aeeonl 

0.125 MILE 

N 

PARK 

Ad\'erlI!lm' .-~CllI ....... 1Il! 
Thb Is th. <OIDpramlsj> wmked !JIlt 011 lIIe KaIser pro....., 1ft 
Wotklkl. The double orG>3-1IDtd!1!d area will rand III lIIr. 
KaJrer and the PaOlI h.1rL He..m dNdSe IIIe 11_ ad. GIl 
both his own .".."..·batehed ...,. ad. tha slDgle _1mIclJd 
nrea mokal ot the In_ Tho _ed ""'" 1lead1 b IIlIIwK 
at rl&hL 

FIgure 18: Hawaiian VIllage Lagoon and Beach Agreement, 1888 

Honolulu Advertiser, ·Compromlse on WaOOkT Beach Problem: Harbor Board, KaIser, 
Reach Accord; April 27, 1955 (p. B1, col. 6). (Map location Latitude 21.276 North, 
longitude 157.626 West.) 
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boxed in by the expansion of Ala Wai Boat Harbor on the 'Ewe side and the existing 

Cassidy's Point on the Diamond Head side. When developer Henry KaIser purchased 

land mauka of this pocket from the 'Ens famHy, his purchase also gave him traditionai 

rights to the ocean In front of the property. KaIser and the Paoa family, which owned 

land immediately 'Ewe of KaIser's, in 1955 engaged in nagotiations with the Territoriai 

Department of Public Works and Board of Harbor Commissioners over the shallow water 

area. An agreement announced in April 1955 led Kaiser and the Paoa heirs to relinquish 

their claims to the makel shallows in return for title to more than three acres of the area. 

KaIser agreed to fill his and the Paoa family's new land, dredge a three acre swimming 

lagoon, further fill land makal for public park space, and construct and maintain culverts 

between the open ocean and harbor to provide circulation within the lagoon. The 

Territory was to construct a crescent beach immediately Diamond Head of the lagoon, fill 

the remaining area between the Harbor and the new beach, and agreed not to erect any 

structure higher than 22 feet on the new land so as to preserve ocean views from the 

KaIser and Paoa properties.8D In 1956 Hawaiian Dredging Company constructed the 

subsurface and Hiway Transportation Company deposited the beach sand.81 

3.2.13 MAGIC ISLAND ('AlNA MOANA) 

Municipal records show that the Park Board In 1944 authorized its engineering 

staff to study the possible creation of "offshore atoUs· to beautify the approach to Kewalo 

Basin. e2 Conceptual skatches viewed by the City Planning Commission In August 1944 

displayed a small island providing a swimming beach and creating a sheltered lagoon off 

Ala Moana Park.B3 In 1947 members of the City Planning Commission were Invited to 

examine another prospective layout for development of the Ala Moana reef.84 
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Offshore development plans became more serious In 1948 when the United 

States Army Corps of Engineers conducted feasibility studies of reef development off the 

park. The 1949 WaikikT Beach Improvement Study conducted by Law and Wilson 

subsequently recommended development of three offshore park islands to be separated 

from the existing Ala Moana Park by the old Kewalo-Ala Wai Ship Channel.as 

Lack of funds prevented any such construction. Developer Henry Kaiser 

suggested in 1954 that private funds be used to fill the reef, allowing erection of hotels 

and other tourist facilities on the new land. Such a proposal required a change in the 

federal Orgenlc Act. Be 

As mentioned eerlier, in 1955 the Territorial Board of Harbor Commissioners 

contracted with the Hawalien Dredging Company to complete widening of the Ala Wai 

Boat Harbor channel and used the fill to build a groin on the DIamond Head side of Ala 

Moena Beach Park to prevent harbor waters from mixing with those of the new beach 

area. (This was the beginning of the peninsula in 2007 known as "Magic IslaOOO.) 

A 1957 study entitled "Hawsi'i, Land in Your Hands· estimated the cost of Ala 

Moena Park offshore reclamation at $4,733,630 or $1.14 a square foot 87 This study 

was presented to federal officials and helped persuade President Dwight 8senhower on 

August 18, 1958, to authorize the changes necessary in the OrganiC Act. deeding the 

Ala Moena reef area to the Territory of HawaI'i. Be 

In 1959, a consulting consortium of HAR Austin and Associates, Ltd.; Harland 

Bartholomew end Associates; Belt. Collins, and Associates; Community Plenning Inc., 

Thomas Hitch; Law and Wilson; and MerrlO, Simms, and Roehrig provided the Territorial 

Commissioner of Public Lands with a Report on Scope of Studies for Possible 

Development of Portion of AJa Moans Reef Ales. Included was an outline of 

engineering, inventory, end planning studies necessary for evaluating the project. 
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No actual construction, however, was undertaken through 1959. 

3.2.14 WAlKIKI PENINSULA PROPOSALS 

The 1949 WalklkT Beach Improvement Study by Law and Wilson suggested 

dredging to create a 150 foot wide beach along much of the WalklkT coastline, expansion 

of the Ala Wai Boat Harbor, end creation of deep swimming areas off Kapl'olenl par1<.69 

In 1954 Belt. Collins, end Associates undertook the WalklkT Traffic end Land Use Study 

for major WaiklkT landowner Matson Navigation Compeny. Included In their proposals, 

Belt. Collins recommended construction of two new peninsulas for high end hotel 

operations. The 'Ewa peninsula (actually an island) would be connected to the Diamond 

Heed end of the Ala Wal Boat Harbor and extend as far east as the Diamond Heed 

boundary of Fort DeRussy. The second peninsula was to jut into the ocean 

approximately at the 2007 Elks' Club property. It was suggested that these two 

peninsulas would provide two miles of new beaches and create a large desirable lagoon 

on the Ewa side of WalkTkT. 

In July of 1959 Law and Wilson, in cooperation with the Tudor Engineering 

Compeny, Issued the PrelIminary FeasibUity Report on Submerged Land Reclamation: 

Islend of O'ahu for the Territorial Plenning Office. This document identified the reef off 

WaikTkT Beach between the Ala Wal Boat Harbor and the Reef Hotel as potentially 

providing 80 acres of new resort land. The estimated coat was $3,500,000 or 

approximately $1.00 a square foot 70 

None of these proposaJs were ever funded and constructed. 
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3.3 ANALYSIS OF RECLAMATION IN HAWAI'I 

3.3.1 THE CHALLENGE: DEALING WITH POPULATION PRESSURE 

The govemment wished to disperse Honolulu's urban population to lessen 

existing crowded conditions that Increased the potential for disease and fire in town. 

The reciamation projects were thus viewed by officials as an opportunity to fill lowlands 

supporting mosquitoes and tum these areas Into home sites for Honolulu's growing 

population. The reclamation projects presaged tha conversion of agriculturellands to 

urban uses that has dominated local economics and politics from tha early 2O'ItI century. 

Reclamation of the Walk1kT lowlands precluded a potentially difficult situation 

regarding continued urban encroachment on agricultUral lowlands. Tha area already 

was no longer a natural wetland. Urban development above it on three sides would 

have led to problems of non-point source pollution; utility, water, sewer, and road 

easements crossing active fields, etc. WaiI<lki's proximity to urban property very likely 

could have encouraged much haphazard development as IndMduaI landowners sought 

to 'upgrade' their properties Into urban use and classlflcations. 

While WaikOO has suffered from flooding on various dates since tha development 

of the Ala Wai canal, tha increasingly Intense development of WaikIkT would not have 

been possible without it. Arguments can be made over loss of agricultUral produce, tha 

unfaimess of tha compensation program, the beauty of the area prior to development, 

and the historical value of tha Native Hawaiians' water system, but tha question remains 

as to where tha huge increase in population that occurred would have been placed 

otherwise. Waik1kT was literally In tha center of urban growth. 
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3.3.2 PARTICIPANTS 

Opportunities for participation In decision making In HawaI'1 have been Umited by 

the prevailing economicipolitlcaJ system. Powerful economic interests. for example, 

limited the right to vote during the latter years of the Monarchy and into the Republic. 

Opportunities for participation in decision making were also impaeted by the 

model of planning practiced. Local planning began in a "top down" manner. These were 

initiatives made by health authorities to protect the public from epidemics and by elite 

elements of society to enhance the development of private property. 

Planning gradually evolved locally from Its original model toward more 

participation as the political system again broadened after Annexation. The American 

policy of citizenship by birth gradually increased the pool of non-whlte citizens. The 

public schools taught principles of democracy. More residents attended the University of 

Hawsi'i or mainland universities. These and other factors encouraged a broader 

spectrum of the population to join govemment boards or enter government service. As 

the size of effective constituencies and participation increased, pre-announced public 

hearings, separate from ragular government commission meetings, became standard 

operating procedure. The result of such delTlOCiatlzatlon could be seen, for example, by 

comparing the original plans for Kapi'olani Park to those of Ala Moana Park-the 

Depression Era Ala Moana featured a broader spectrum of public ectivitIes than did 

Kapl'olani Park. Similarly, expansion of KOhi6 Beach Park for the masses occurred at 

the expanse of upper class beach front mansions such as the Steiner Estate. 

The evolution of reclamation projects followed this trend. 

Before reclemation, all occupants of the town of Honolulu and Its immediate 

environs were stakeholders, subjected to health risks due to overcrowding, population 

growth, introduced diseases, and drainage problems. The government, being highly 
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centralized at the time, took a top down approach in deciding what should be done after 

the city experienced two conflagrations and several epidemics. 

The initial process of reclamation marked a deliberate government decision to 

put the interests of the general population ahead of those within Kaka'ako and Kewalo. 

The reclamation effort set the stage for the dislocetion of agriculture for urban activities 

that would remain a theme into the present In Kewalo and Kaka'ako, occupants of the 

land, mostly lessee farmers, would have to relocate because the coral infill and residual 

salts employed would destroy the agricultural potential of the area. Reciamatlon would 

present a tough choice for existing property owners either to retain title of their property 

by financing the required fill and finding new economic uses for their land, or to sell out 

Potential government condemnation illustrated the lack of political clout of these two 

groups. Conversely, residents and businesses willing to follow government incentives to 

relocate out of town became avid supporters of suburbanlzatlon. 

The Wa/kikT Reciamation Project paralleled that of KewaIo and Kaka'ako-wlth 

several major differences. 

Unlike Kaka'ako and Kewalo, a new breed of investor/developer looked to 

Waik11<T as a source for profits. While the farmers were again displaced (and often 

poorly compenseted as Barry Nakamura (1979) noted), and area landowners were 

forced to make their choices, Alexander Young, William Achi, Percy Pond, and others 

acquired property for the purpose of urban development 

The construction industry organized to take long term advantage of reclamation 

projects. While the Kaka'ako Reclamation Project was the work of the firm of the Lord

Young Engineering Company, Walter Dillingham and his Hawaiian Dredging Company 

learned from Lord-Young's trials and established dominance over reclamation projects 

throughout the city. The creation of new lands led to new construction. 
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The WaiklkT Reclamation Project, by increasing the supply of house lots, made 

stakeholders of a broader economic section of the population who wished to purchase 

homes. Those with the greatest financial resources purchased ocean front and hillside 

properties, while others with fewer resourcas available purchased In the area in 

between. This pattern continues in most Honolulu subdivisions today. 

The Honolulu Rapid Transit and Land Company benefited from the development 

of a parmanent subdivision clientele commuting dally to and from town. 

3.3.3 VISIONING 

The Diamond Head side of town gradually became the more desirable suburb 

area because It had a private elementary and high school (punahou), the University, and 

the beach at WaiklkT. Conversely, government plans to expand Honolulu Harbor in the 

'Ewa direction, the location of plantation allied industries nearby, and the operation of the 

steam-drlven DlDingham Railroad through the area made the 'Ewe side of town less 

desirable for housing. 

The question then became what kind of housing would be built Diamond Head of 

town. Government officials such as Lucius Pinkham and Charles McCarthy envisioned 

WaiklkT as an attractive magnet to lure financially well off mainlanders to estabUsh 

homes In Honolulu. Such investment was viewed as an aid to the local economy. Other 

aspiring citizens hoped to acquire middle class housing or simply more modest homes. 

The low lying nature of the land mauka of the new drainage canal predisposed 

that It be used to collect storm runoff. Governor Charles McCarthy turned this feature 

into an asset by having the land dedicated as park space that enhanced the value of 

mauka sections of the newly built peninsula. Reclamation was subsequently used to 

create further open space at Ala Moana and makai of the Nlumalu Hotel site. 
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3.3.4 PLANNING PROCESS 

In their time, the reclamation projects were the iargest public programs ever 

undertaken by the Territorial government. The projects required long range land use 

planning, coordination between government agencies, creative financing, quality control, 

understanding of the real estate market, Infrastructure investment, and cooperation with 

the private sector. 

The rejection of a straight drainage canal from central MO'IIi'IIi, the postponement 

of cenal development within MlI'iJj'm, and placement of the 'Ewe drainage mouth in the 

chosen cenal plan further 'Ewe all point to a design focus on the area immediately 

adjacent to the beach. (The financial connection of Walter Dillingham to both the 

McCully land development and Hawaiian Dredging Company also suggests support for 

construction of the drainage cenal on the 'Ewe side of Walk11<T.) The cenallocation 

allowed collection of water from the lowlands immediately behind the primary dunes of 

WaikOO, bypassed existing development, provided expansion space, and traversed 

larger property holdings in order to limit litigation difficulties. 

The decision to construct cenals and not a system of box drains was crucial in 

setting the stage for the development of open space at Ala Wei Park, Ala Wal 

Promenade, the Territorial Fair Grounds (Ala Wei Golf Course), and Ala Moana Park. 

Walk1I<T as a tourist center would be unimaginable without thase areas. 

It is, however, a common misconception that reclamation alone was able to 

eradicate the mosquito problem. While reclamation increased the height of the land 

above sea level, planners realized that the general levelness of reclamation properties 

and the increase in urban impervious surfaces required the additional investment of an 

urban drainage system to prevent the dangers of standing water. Only the combination 
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of both infill and drains was successful in reducing the threat of malaria and other 

mosquito related diseases. 

3.3.5 IMPLEMENTATION 

Plans of the original reclarnation projects simply meant raising the immediate 

height of the property to prevent stagnation and depended upon nearby drainage 

patterns to remove water. Later projects such as those at 'A'ala or in Hilo required the 

development of retaining walls or man-made drainage channels. The scale of the 

WalkikT Reclamation project dwarfed these ear1ier projects. The original 1906 Pinkham 

proposal thus included more infrastructure than simply canals and box drains. 

The reclamation projects were financed through the sale of bonds authorized by 

the Territorial Legislature and placed into a revolving fund. Upon notice of 

condemnation for health purposes landowners could pay to have the work done 

themselves or negotiate with the government contractor as to price and payment 

schedules. If the landowner refused to do either, the government would order the work 

and place a lien against the land (thus threatening both the landowner's title and the 

sales amount). 

The contractor for most of the reclamation projects (Hawaiian Dredging 

Company) was allowed to sell fill material acquired through construction of the canal to 

private landowners to raise the levels of their properties. (The Legislature even 

approved increasing the width of the canal to add to the amount of fill material available.) 

This encouraged Hawaiian Dredging to negotiate lot coverage both Inside and outside 

the original project boundaries. 

The Territorial and municipal governments also davaloped subdivision standards 

and incentives for developers to construct water, sewer, drainage, street lighting, and 
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other amenities (such as the new mauka parkJands) that further enhanced the newly 

created residential neighborhoods. The govemment population dispersion policy and 

the boom economy of the 1920s created a market for these newly created residential 

neighborhoods. 

The design of the new Waikiki also removed a major stream near the center of 

the beach. Further mauka, a system of low lying parkJands was created that could 

protect more developed areas by absorbing floodwaters in time of heavy rains. 

3.3.6 DISTRICT EVOLUTION 

The Ala Wai Canal created an "edge" on two sides to Waikiki that effectively 

segregated it from much of the rest of the city, defining Waikiki in the popular mind and 

helping to discourage through traffic on its streets. 

The reclamation projects began a tradition of encouraging existing landowners to 

look for new uses for their land or to sell to or partner with developers intent on 

subdMsion. Government provided financial and infrastructure support for this process 

and continued to do so through to the present in order to expand the economy. The 

result is that WaikikT evolved from a residential community into a dense, high rise, 

internationally known resort. These precedents continue to provide the framework 

necessary for periodic renewal of the physical resort plant. 

The success of Waikiki in undergoing this metamorphosis literally lies in the 

foundation set by the WaikTkT Reclamation Project. As mentioned earlier, the project 

improved the beach, focused on the shore, permanently organized the area as a 

walkable district, discouraged through traffic by its isolation, and included large and 

diverse adjacent open space areas. 
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Conversely, legacy problems left by the incomplete Ala Wai Canal continue to 

become more acute as development increases. There the lack of both an open outlet on 

the Diamond Head side, and tidal gates on both sides, has led to stagnant water 

problems which compound sedimentation at the mouth of the Minoa-Pilolo Drainage 

Canal. Perhaps Depression Era funds might have been appropriated for completion, but 

instead the primacy of road development lad to a less than satisfactory box drain system 

along Kapahulu Avenue. 

3.3.7 LESSONS FOR THE FUTURE 

The reclamation projects initiated large scale, long term, comprehensive planning 

in Hawsi'i. The decisions about how land was to be used were as important as what 

land would be available. Thus the 1906 Pinkham report and 1922 City Planning 

Commission plan included provisions for streets, sewers, drainage, water, lot size, and 

land use. 

Such comprehensive planning was especially necessary in integrating a central 

area surrounded on three sides by areas already developed. Consideration had to be 

given to both the formal area of the Reclametion Project and adjacent properties that 

could easily be impacted by reclamation decisions. 

The reclamation projects also provided an excellent example of how exchange, 

purchase, and/or condemnation of properties could foster new uses of land to 

accommodate increases in population. It is ironic that this precedent has not been 

followed. Instead of facilitating the merger of small residential lots in the central city, 

present laws maximize legal risks and uncertainty for small property owners; force high 

density construction into irregular lot patterns; and encourage development at the urban 

periphery where lots are larger and land ownership less complex. This makes no sense 
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in an era of rising gasoline prices and concern over the preservation of agricultural 

lands. 

The reclamation projects also Illustrate the need for regular maintenance of 

Infrastructure. Lack of proper maintenance is exemplified by decay of cenal walls, water 

quality issues, and siltation within the Ala Wai Canal which have been problematic since 

initial construction. state and local government must develop better facility monitoring 

and maintenance programs in order to avoid premature aging of infrastructure, loss of 

use or service, resulting in public dissatisfaction, and unfavorable publicity. 
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CHAPTER 4: ROADS 

4.1 INTRODUCTION 

The development of roads and the intensity of land use are highly synergic

each impacts the other as roads permit new uses for land and land use puts new 

demands upon the roads. Walk1kl has been no exception to this rule. 

This being said, it should be noted that the WaikTki peninsula was initially 

developed as a rural or single family residential area and the roads reflect this. On the 

Walk1kl peninsula only Ala Moana Boulevard was constructed as a major traffic artery. 

4.2 CHANGE IN TRANSPORTATION FOCUS 

The traditional focus of transportation in Native Hawaiian culture was mauka

makai in order to take advantage of the differing natural resources offered by 

microciimates within the ahupua'a.1 This mauka-makai focus was temporarily 

maintained when the port of Honolulu was founded as agricultural goods and water from 

the upper Nu'uanu Valley ware traded for manufactured goods brought on ships. 

Ultimately, however, the narrowness of the Kona plain and the growth of population 

changed the direction of growth into an 'Ewa-Diamond Head pattern. 

4.3 EARLY ROADS 

A system of trails did exist between these land dMsions, however, connecting 

population and administrative sites. After 1820 the American Board of Commissioners 

for Foreign Missions (i.e., 'the American Missionaries") established their churches and 

schools at such centers of population and administration. John Papa 'T'fs Fmgments of 

Hawaiian History contains a map by Gerald Ober illustrating how local trails evolved into 

an initial road system in the Diamond Head direction from the town of Honolulu. The 
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map shows three trails originating near Punchbowl and South King Streets. Each trail 

became the approximate location of modem Honolulu streets. The first trail follows 

2007's South King Street to near Punahou Street, follows the pass between Pu'u 0 

MAnoa (Rocky Hill) and Ualaka'a (Round Top), and above that branches one way 

towards the location of Queen Ka'ahumanu's MAnoa home and the other to the location 

of the old MAnoa Chapel. The second traif follows South King Street and then passes 

behind Diamond Head into the saddle of KaimukT as (2007's) Wai'alae Avenue. The 

third trail follows South King Street to near Maklkl Stream before heading makal (as 

does KaIAkaua Avenue) and then crosses Kalia to WaikTkT Beach.2 ('17 does not 

Illustrate the paths or later roads from Honolulu to chapels in Pauoa and Kalihi Valleys.) 

In WaikOO a village had developed adjacent to the mouth of 'ApuakElhau Stream 

near where Kamehameha I buift a stone house at Helumoa.3 (The Helumoa property 

served successive monarchs within the Kamehameha Dynasty until it became part of the 

Bishop Estate.) 

Across WaikTkT Road (KaiAkaua Avenue) William Harrison Rice, a teacher at 

Punahou School from 1844-54, erected the WaikiKT Church. (Rice, an avid builder, also 

built the KaMa'iIi'iIi Church on the site occupied in 2007 by the Contessa condominium 

and Old School Hall on the Punahou School campus. (Old School Hall still exists in 

2007).4 

King KaIAkaua and Queen Uli'uokalani, who ware not of the Kamehameha 

Dynasty, established homes in WaikTkT also across from the beach at Pualeifani and 

Hamohamo. 
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Figure 16: Kalawila (WaikikT) Church: Center of WaikTkT Village, at intersection of 
Kalakaua and Ka'iulani Avenues, prior to 1916. 

WaikikT Church Records, Kawaiaha'o Church Archives. (Map location Latitude 21 .276 
North, Longitude 157.826 West. ) 
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4.4 CREATING AN URBAN ROAD PATTERN 

4.4.1 STREET DEVELOPMENT 1838-1879 

The first urban planner in Hawai'i history was an ali'!. Krna'u, Kuhlna Nui (advisor 

to the King), proclaimed in January of 1838 that the town of Honolulu would have "five 

streets lengthwise of the land (and) six streets the breadth of the land". The central road 

lengthwise would connect two churches, and road widths were specified In fathoms.5 

In 1845 the Hawaiian government employed H. Ehrenbert, a German engineer, 

to survey the streets of Honolulu and drew a town map.8 

Honolulu was declared a city on August 29, 1850.1 

In 1872 the Hawaiian government undertook the first triangulation work to create 

a series of accurate maps of the Islands. The project began In central Maul and spread 

to O'ahu the next year. The first step in the process was to create a base map of each 

island. The O'ahu baseline was set up along one of John 'TTs trails by following South 

King Street between Thomas Square and the low rise before KaMO'jIJ'1II Church. All 

subsequent maps produced by the survey employed this street line.8 

The Kapi'olani Park Association, established In 1876. made the first attempt to 

create a multiple lot subdivision in WaikikT. 8 Houses were to be developed around a 

central open space, the most desirable locations being along Waik11<T Beach. Hawaiian 

Government Survey Map No. 369, labeled ·Sketch of Proposed Routes to Kapi'olani 

Park 1878". Illustrated that the WaikTkT Road was not necessarily the first choice to the 

subdivision from the South King Street area. Other routes considered employed a 

portion of the WaikTkT Road. turned mauka at the WaikTkT Church, and then followed the 

approximate path of KOhio Avenue; a ·Direct Route" began near the comer of McCully 

and South King Street; and the route of today's Kapahu/u Avenue. The Kapahu/u 

roadway is marked on the map as having a gate at the Park boundary, leading to 
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Figure 17: Proposed routes to Kapi'olani Park, 1878 

C. J. Lyons, Sketch of Proposed Routes to Kapi'olani Park, Govemment Survey 
reg istered map no. 369, (Honolulu: 1878). (Map location Latitude 21 .276 North, 
Longitude 157.826 West.) 
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suspicions that this latter route was the first choice. (The "Direct Route" was never 

constructed.) 

4.4.2 STREET DEVELOPMENT 1880-1899 

Road conditions In the Walk11<i of 1881 ware perhaps so poor that the S.E. 

Bishop map of that year did not nama roads or separately designate roads from rights of 

way. WaiklkT Road began at South King Street and had not been straightened near 

Makiki Stream. 'Ena Road could be followed, connecting to a shortened Kalia Road that 

ended within 2007's Fort DeRussy. McCully Street connected with Waik11<i Road using a 

different identifying code - perhaps to note its role as a commercial carrier route rather 

than a street Makai of WalklkT Road, Saratoga Road, Lewers Street, Helumoa Road 

and Kalia Road (from Saratoga to the site of 200Ts Sheraton Waikikl) were shown. 

Within WalklkT Village, the future Ka'iulani Avenue was markad on the Diamond Head 

side of the WaiklkT Church property and extended to the ocean. Waiklki Road ended 

abruptly at the beach near 2007's Uluniu Street (S. E. Bishop, WaiklkT 1881, (map), 

(Honolulu: Hawaiian Government Survey, 1889). 

The new property owners in Waik11<i used their political influence to have the 

government invest in road improvements. A September 1891 map showed proposed 

widening and straightening of WalklkT Road from South King Street to Kapi'olanl Park. IO 

During 1894, Act 7 of the Republic of Hawal'l appropriated $7,500 to extend what 

was celled "the Ala Moana" across the Kalia flats to WaiklkT at 'Ena Road. This provided 

a second route from "town".11 

In February of 1895 a small subdivision was acquired by real estate 

entrepreneurs Bruce Waring and C. S. Desky makai of WaikTkT Road and rnauka of the 

John 'Ena Road intersection. Purchased from J. A Magoon, the "Bruce Waring Tract" 
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contained two dead end lanes named Makaoe ("sharp eyes') and Pa'O ("damp') and 13 

lots each approximately 5,000 square feet in size. Records at the State Bureau of 

Conveyances show that Waring and Desky immediately began marketing the lots.I
2,13 
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Figure 18: Portion of 1881 S. E. BJahop Map showing WalkOO Village 

S. E. Bishop, WaiklkT 1881, Hawsi'i Government Survey, 1889. (Map location Latitude 
21.276 North, Longitude 157.826 West) 

The Republic of Hawsi'i Legislature of 1896 passed a series of laws that 

impacted roadways. The initial laws were established for use on specific streets In 

(downtown) Honolulu, but the precedents set wsre followed by subsequent street 

improvement laws. 

Act 23 created procedures for road development and improvement The 

Executive Council wss empowared to negotiate for necessary property acquisitions and 

demolitions; the Surveyor General instructed to maintain, for public inspection, maps of 

proposed improvements and alignments and to erect on-site survey monuments; and 
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potential developers put on notice that any construction placed in the path of planned 

government roads would have to be removed at no cost to the government. 14 

Ad. 43 established procedures for the extension of streets into Nu'uanu, Kewalo, 

and Maldld. The Executive Committee again was empowered to negotiate for property; 

the Surveyor General required to map and place on-site markers for planned roads; and 

landowners warned not to build within the peth of projed.ed improvements on penalty of 

no compensation. (As an apparent effort to ensure government projects were aaually 

undertaken, the government would have to provide compensation whenever a 

government projed. took more than five years to complete.)'5 

Ad. 45 defined eminent domain condemnation procedures. 'o 

The next development in WaiklkT again occurred on the Diamond Head side of 

the Waikiki peninsula. On March 23, 1897, a subdivision map for the Keldo Tract was 

recorded with the Republic of Hawai'i Bureau of Conveyances by William Achi. The 

Keldo Tract. shaped somewhat like a triangle, was bounded by Uli'uokalani Avenue, 

WaiklkT Road (Kalikaua Avenue), Makee Road (Kapahulu Avenue) and the lands of 

Kaneloa (Thomas Jefferson Elementary School). Transversed by Lemon, Cartwright, 

Hamohamo (KOhio Avenue Extension), and Kaneloa Roads, it contained 107 fee simple 

house lots and the Lemon family property. The subdivision, built before any subdivision 

ordinance, contained no sidewalks. curbs. or drains within it. It simply depended upon 

the Kuekaunahi Stream on the 'Ewa side and the Makee lagoons of Kapi'olani Park on 

the Diamond Head side for drainage. '7 

An 1697 Monsarrat map illustrated both the Keldo Trad. and the beginning of 

'Ohua Avenue. '8 

Access to WaikTkTwas improving. Ad. 58 of the Republic of Hawai'i Legislature 

in 1696 provided funds for macadamizing Monsarrat Road.,e Act 69 of the same year 
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Figure 19: WalkJki subdivisions and developments, 1895-1954 

Adapted from First American Real Estate Solutions, Realty Atlas: State of Hawai';, First 
Tax Division, City and County of Honolulu, Map Volume Zone 2, Map 2-6, 4ot" ed., 
(Santa Ana, California, 2006). (Map location Latitude 21.276 North. Longitude 157.826 
West) 
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Figure 20: Kekio subdivision. 1897 

Haws" (Republic), Bureau of Conveyances, Uber 162, (Honolulu, 1897),279. 
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also provided a franchise to the principals of the Honolulu Rail and Transit and Land 

Company, Ltd. to construct, maintain, and operate a street railway in Honolulu, Including 

WaikTkT.20 

4.4.3 STREET DEVELOPMENT 1900-1909 

The WaikTkT Land and Loan Association in 1900 produced a subdivision map for 

the McCully District and a prospectus for the project. This property, which extended 

from South King Street to WaikTkT Road, was to be divided into 53 blocks of equal size, 

sixty by one hundred twenty feet The main mauka-makai thoroughfare, McCully Street 

(named for Lawrance McCully, former government official and area landowner) was to 

have a sixty foot right of way, with all other streets fifty-slx feet 'Ewa-Diamond Head 

streets (as in 2007) were to be named for local trees. The subdivision was to be 

serviced from "town" by an electric streetcar line passing through the district 21.22 Sales 

in this subdivision languished, attributed to a declaration in the Prospectus that deeds 

would not be transferred until lands were filled to government grade, something that did 

not happen until undertaken as part of the WaikTkT Reclamation Project. 

In 1902 the Territorial Superintendent of Public Works was able to declare that 

the widening and straightening of WaikTkT Road from South King Street to )(apl'olanl 

Park had been completed.23 

The Territorial Board of Health, chaired by Lucius Pinkham. in February of 1908. 

issued a report entitled Reclamation of the WaiklkT District of the City of Honolulu. The 

proposal contained both the drainage program discussed in the last chapter and a 

detailed infrastructure plan for the area makai of South King Street 

• Residential blocks. 400 by 800 feet, would be created with lots 200 by 200 feet. 

(The long sides of each block faced the ocean.) 
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• A sense of spaciousness would be created, not by wide streets, but by building 

setbacks 40 feet from the edge of the sidewalk. 

• Streat widths would be 36 feet along the lagoons, 26 feet for parailel avenues, 

and 24 feet for side streets. 

• Sidewalks would be six feet in width, except for eight foot surfaces along the 

lagoon.24 

In March of 1906 Charles M. Robinson, a nationally known edvocate of the City 

Beautiful movement, was invited to Honolulu by the O'ahu County Board of Supervisors 

and produced a report detailing his suggestions for improvements to the City: 

• put utility wiring underground In common use vaults; 

• specifications for new streets should encourage grass growth near the curb; 

• uniformity In street tree planting; 

• a third route betwaen downtown and KaimukVKapehulu via Minoa be developed 

to lessen traffic on the existing MII'ili'ili and WaikikT roeds; and 

• a series of sceniC parks be created throughout the city, connected by beautified 

drives. 

Specific to WalklkT, Robinson suggested: 

• not employing the traditional gridiron street plan as proposed by Lucius Pinkham 

and the Board of Health and Instead focus on the curve of the shore; 

• recognizing that the Waik'OO Road was becoming "the boulevard" of the city, that 

improved connections such as the extension of the road from South King Street 

to South Beretanla Street were important; and 

• create a long, narrow park the length of WaildkT Road to enclose the Honolulu 

Rapid Transit and land Company's tracks.2S 
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The 1907 Territorial Legislature passed a number of laws reorganizing the roles 

of the counties and the Territory and impacting civic construction. Act 15 provided that 

50 parcent of school. property. and income taxes collected by the Territory within each 

county would be turned over to said county. Act 65 gave the counties the right to issue 

bonds for capital improvements up to three percent of the assessed value of taxable 

property within each county's boundaries.28 Act 66 authorized the Territory to purchase 

county bonds."O Act 67 provided the power of eminent domain to the counties.28 Most 

importantly. Act 118 established the City and County of Honolulu with a strong mayor 

and a Board of Supervisors.29 

The 1907 Territorial Legislature also passed Resolution No.2. which called for 

the appointment of a three member WaiklkT Reclamation Commission to conduct 

surveys; produce plans showing the location of streets. roads. bridges. and utility 

conduits; and notify affected property owners.3O 

In 1904 the United States Government began purchasing land In Kalia for the 

establishment of Fort DeRussy. ultimately becoming a major landowner in WaikTkT and 

providing land for road projects.31 

4.4.4 STREET DEVELOPMENT 1910·1919 

Territorial Act 46 of the 1911 Legislature. approved March 31.1911. provided 

penalties against any developer who had not filed a subdMslon plat with the Territorial 

Bureau of Conveyances.32 

City Ordinance 23. dated May 17. 1911. detailed the process for establishing 

permanent grades and lines for streets. sidewalks. and public places.33 

City Ordinance 31. dated November 24. 1911. established rules for new 

subdivisions. 
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• Subdividers were to provide the City with a scaled plat of the project showing 

locations of all proposed streets and alleys and the relationship of those streets 

and alleys with those of adjacent lands. 

• The City held the right to aiter such plat before giving approval for the 

subdivision. 

• On-site markers were to be installed, according to the approved plat. showing all 

street lines. 

• No land sales were allowed within the proposed subdivision until these conditions 

were met 

• The City would not accept responsibility for any streets or alleys within any 

subdivision unless the above had occurred. 

Anes for violation of the Ordinance were set at a maximum of $500.34 

The Outdoor Circle, a civic beautification organization composed of the wives of 

the political end economic elite, began in 1912. This group provided the main private 

impetus for clty-wide aesthetic and social projects for over a generation.35 

Lucius Pinkham, President of the Board of Health, and main author of the WaikikT 

Reclamation proposal, became Govemor of the Territory of Hawai'i in 1913.38 

Territorial Laws of Hawai'i, 1913, Act 87 (approved April 19, 1913) allowed the 

City Board of Supervisors, when contemplating the widening of existing streets or 

creation of new roads, to assess adjacent landowners for costs of such improvements. 

Included were: 

• provisions for public notification of improvement proposals; 

• petition for or against such improvements; 

• the right of landowners to initiate such improvement projects; 

• landowner options to pey costs upfront or by installment; 
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• option of the government to place a lien against, or sell, properties with unpaid 

assessments; and use of government bonds to supplement financing where 

larger community wide benefits might occur.37 

Territorial Laws of Hawal'l, 1913, act 95, (approved April 23, 1913), helped set 

precedents for large seele government subclMsion platting and Infrastructure 

development In this case the Act provided $60,000 to construct roads, retaining waifs, 

and storm drains within a homesteading project loceted on government lands along the 

slopes of Punchbowl (Pu'owalna Crater). The project stretched In an arc from 

'Auwaiolimu Street and Pu'owaina Drive on the mauka-'Ewa side, Prospect Street along 

the crater rim, A1apa'i Street on the Diamond Head-mauka side and Lusitana Street on 

the makai side (Usben Street was also included.) The funds were to be reimbursed 

through lot sales.3
8.39 

Territorial Laws of Hawal'i, 1913, Act 131 (effective April 28, 1913) duplicated 

many of the provisions of Territorial Laws of Hawal'i 1913, Act 87. While Act 87 sought 

to provide the legal framework for assessments, Act 131 stressed the ability of the Board 

of Supervisors to issue and sell bonds with the assessments as security.4U 

City Ordinance 46, effective August 6, 1913, established grades and sidewalk 

lines on Kapahulu Roed between Wal'a1ae Avenue to Kana'ina Avenue In the mauka 

portion of Kapahulu.41 

The next subclMsion on the future Walkiki peninsula became official on 

December 11, 1913 when a plot map was filed with the Bureau of Conveyances for the 

Harnohamo Tract. This was an unusual subclMsion, made up of leasehold properties 

owned by Queen Uli'uokalanl. Using 2007's maps, the subdMslon extended along the 

Diamond Head side of L11I'uokalani Avenue to one lot mauka of KOhl6 Avenue, then 

Diamond Head to 'Ohua Avenue, along 'Ohua Avenue makal of KOhi6 Avenue, and then 
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Figure 21: 'Auwalolimu (homestead) 8ubdlvlslon,1913, on the makalalopes of 
Punchbowl Crater 

A. C. Wheeler, "Homestead Roads," In Report of the Superintendent of Public Works to 
the Governor of the Territory of HawaJ1 for the Fiscal Year Ending June 30, 1914, 
(Honolulu: Paradise of the Pacific Press, 1914), 187. (Map location Latitude 21.276 
North, Longitude 157.826 West.) 
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Figure 22: Hamohamo subdivision, 1913 

W. A. Wall. Hamohamo; Ull'uokaiani Trust, Owner; Hamohamo TIBet, Portion of RP 
5588, LCA 8453 to Keohokalo/e; Kona, O'ahu, File Plan 0129, (Honolulu: Bureau of 
Conveyances, 1913). (Map location latitude 21.276 North, Longitude 157.826 West.) 
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halfway through the block makai back to KaIAkaua Avenue again. The Hamohamo Tract 

took its name from the historic land division upon which it sat. The principle street, 

Ke'alohilani Avenue, meant "royal brightness" and took its name from one of the ex

Queen's homes on the site. The subdivision adjoined more of the Queen's property 

Diamond Head of the subdivision. In this later area, known as 'Ohua ("servants") Lane, 

lived the Queen's immediate retainers.42 

On April 15, 1914, a map of the Beach Walk Tract, bounded by KalAkaua 

Avenue, Lewers Street, Kalla Road, and Saratoga Road, was filed with the Bureau of 

Conveyances. Developer Percy Pond had filled an area of 8.06 acres, tuming property 

previously assessed at $500 an acre into residentiallote valued at the equivalent of as 

high as $7,DOD an acre.43 Such profite sparked a real estate boom in WaikikT and 

increased support for a govemment organized WaikikT reclamation program. 

On October 13,1914, City Ordinance 66 established sidewalk lines on KaIAkaua 

Avenue from South King Streat to 'Ena Road.44 

Developer Percy Pond, on February 26, 1915, filed a subdivision map with the 

Bureau of Conveyances for a single famUy subdivision to be known as "Royal Grove". 

The property consisted of the extended lands of King KalAkaua and Queen Kapi'olani's 

WaikikT home, Pualellani. Roughly au' in shape and facing Diamond Head, the 

subdivision was bounded by Princess Ka'iulani's home, 'Ainahau. on the 'Ewa and 

mauka sides, and Prince J. KOhiO Kalanlana'ole's and Queen Uli'uokalani's homes on 

the Diamond Head side. (On a 2007 map the boundaries of Royal Grove would be 

Ka'iulani Avenue on the 'Ewa side; one half block mauka of KOhiO Avenue on most of 

the mauka side; the immediate Kapuni Road area; Uli'uokalani Avenue; KOhi6 Avenue; 

Uluniu Avenue; KOB Avenue; Uli'uokalani Avenue; and KalAkaua Avenue.) The 
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Figure 23: Beach Walk subdivision, 1914 
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Figure 24: Royal Grove subdivision, 1916 

George Wright, Royal Grove, Ale Plan 0149, (Honolulu: Bureau of Conveyances, 1915). 
(Map location latitude 21.276 North, Longitude 157.826 West) 
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subdivision consisted of three 'Ews-Diamond Head streets named after three sons of 

High Chief David Pi'ikoi - J. KOhi6 Kalaniana'o/e (KOhi6 Avenue), Edward Keli'iahonui 

(Prince Edward Street), and David KawAnanakoa (Koa Avenue). Mauka-makai streets 

included the traditional entrance to 'Ainahau renamed Ka'iulani Avenue, Uluniu Avenue 

(the traditional name for the immediate area meaning "Coconut Grove" and Uli'uokalani 

Avenue.45.48•47 

Territorial Laws of Hawsi'i, 1915, Ad. 164 (effective April 26, 1915) combined 

Ad.s 87 and 131 of the 1913 Legislature relating to Improvement Distrid.s. The City had 

encountered numerous problems trying to follow both eariier laws with its initial projed. in 

MAnoa. The size of the City engineering staff was immediately increased to clear a 

backlog of improvement distrid. requests.48 Subsequently, City Resolution No. 94, dated 

May 13, 1915, established the MAnoa Improvement Distrid. Number One under the new 

Improvement Distrid.law.49 

City Ordinance 82, dated June 15,1915, established gredes and sidewalk lines 

on KalAkaua Avenue from Park Bridge (Kapahulu Avenue) to the Beckley property (near 

Diamond Head).60 

City Ordinance 90, effective July 17,1915, established the City Planning 

Commission as a group of advisors to the Board of Supervisors. 51 (The City Planning 

Commission WOUld, over the next 44 years, evolve into an administrative agency, and 

develop and oversee much of the City and Comprehensive Plans for Honolulu). 

Developer Pond on December 29, 1915, flied with the Bureau of Conveyances a 

plot plan for a small subdivision located on the 'Ews makai corner of Dewey Way and 

Kalla Road. Called the Dewsy Beach Tract, this 50,042 square foot subdivision 

contained a small "LD shaped roadway named Dewey Court to access the interior lots. 
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Figure 26: Dewey Beach Tract, 1916 
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Fredrick Harvey, Dewey Beach Tract: Being a Portion of LeA 2511 to Alapa';, Kalia, 
Wa;klkT, Honolulu, Territory of Hewai';, File Plan 0159, (Honolulu: Bureau of 
Conveyances, 1915). (Map location Latitude 21.276 North, Longitude 157.826 West.) 
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City Ordinance 97, dated February 28,1916, dealt with the planning and 

construction of infrastructure in new subdivisions. 

• Developers were required to submit accurate plats of the SUbdivision, showlng 

the location of all roads, alleys, sidewalks, and curbs; the relation of streets to 

those of adjacent developments; and the materials and types of construction to 

be used. 

• The Board of Supervisors reserved the right to approve or alter the developer's 

plans and/or specifications; 

• If the subdivision plans were approved, the developer was to place monuments 

upon the actual subdivision site to illustrate the final layout of the project. Final 

construction was to follow such markings. 

• The City had the right to refuse acceptance of any subdivision roads and rights of 

way that did not adhere to the Ordinance. 

• Financial penalties would be imposed for non-compliance.52 

City Ordinance 104, effective June 8, 1916, established curb lines and grades for 

Saratoga Road, Beach Walk, and Lewers, Kalia, and Helumoa Roads within Beach Walk 

Improvement District Number Two. Ordinance 109 (August 8, 1916) provided property 

assessments to cover the cost of construction. Work included building a storm sewer 

system, grading, moving and resetting old curbs, paving, and new curbing,53 

City Ordinance 111, dated September 2, 1916, established new curb lines on 

KalAkaua Avenue, from 'Ena Road to Park Road (Kapehulu Avenue) as Frontage 

Improvement Number Four, and repealed an earlier effort for improvement on this 

stretch of road in Ordinance 78. The companion Ordinance to 111, Ordinance 114, set 

property assessments to cover the cost of construction. Work included construction of a 
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storm sewer system, moving and resetting old curbs, grading, paving, and new 

curbing.54 

The 1916-1917 Biennial Report for the City Engineering and Road Departments 

stated that the bulk of its work entailed making surveys and preparations of plans, 

specifications, and estimates of costs involved in roed construction using the 

Improvement Law financed by a street frontage tax. 

Road surface options available included asphalt macadam, concrete, water

bound macadam, coral, gravel, oil macadam, and earth. Problems impacting the road 

construction effort included budget limitations, shortage of materials, and lack of 'citizen" 

labor. Competition for resources also was occurring between urben road projects and 

the around-the-island "Belt Road" projects. 

Contracts had been awarded on the following in or near the WaikikT area: 

• MAnoa Improvement District Number One; 

• Beach Walk Improvement District Number Two; and 

• Frontage Improvement Number Four - KaIAkaua Avenue. 

Lesser improvements also included: 

• sidewalks on KaIAkaua Avenue from South King Street; 

• KaIAkaua Avenue "perking" (planted strip in traffic island); and 

• Kapahulu Avenue curbing. 

Suggestions for improvements to the Improvement Law made by the City Engineer 

included: 

• awarding of contracts immediately after receiving bids; 

• lowering contractors' bond from 100 to 50 percent; 

• furnishing by the City of crushed rock from its own municipelly owned quarry in 

lieu of cash contributions toward the project; 
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• a permanent engineering staff be available to process applications, as the 

existing practice of assembling employees slowed the prograss of projects; and 

• the powers of the City Planning Commission should be increased so that all 

improvement work adhered to a carefully laid plan. 

The Assistant City Engineer also recommended: 

• twenty-four foot streets should be the standard, and if any greater width was 

deemed necessary, that the additional costs by bome by the City; 

• improvement distrids, rather than just frontage projects, be given precedence; 

and 

• wherever possible, sidewalks should also be standard, but planned as part of 

overall improvements so that the sidewalks would not have to be pulled up later 

as happened in the Beach Walk and KalAkaua Avenue projects.55 

Territorial Ad 144, dated April 27, 1917, enabled the City Board of Supervisors to 

require abutting property owners to construd, maintain, and repair sidewalks (and curbs) 

using prescribed materials and established grades. Failure to do so would allow the 

Supervisors to place a lien against the property.68 

Territorial Ad 231, approved May 2, 1917, created a commission to oversee the 

WaikOO Sanitation Reclamation and Improvement Distrid No.1. This commission was 

to be composed of the Territorial Superintendent of Public Works, the City and County 

Engineer, the Territorial Commissioner of Public Lands, a representative of WalkikT 

Beach landowners, and a general landowner representative from the project araa. The 

Superintendent of Public Works was to be Chairman. 

Included in the directives for the commission was devising a system of 

improvements to cover those lands between South King Street and the ocean, and 

between Kapahulu Road and Sheridan Street Included in the project were to be: 

96 



• plans for rights of way, streets, sidewalks, and sewars; 

• estimated benefits of the project to each landowner; 

• estimated costs; 

• right to exchange, purchase, or condemn lands; and 

• assessments to be made against each landowner.57 

City Ordinance 136, dated May 24, 1918, established curb lines and grades for 

Frontage Improvement Number Thirteen: Kallikaua Avenue Extension, Park Drive, and 

a portion of Diamond Head Road. Companion Ordinance 139 provided property 

assessments to cover the cost of construction. Work included resetting of storm sewer 

systems, grading, and installation of curbing, sidewalks, and concrate paving.58 

In June of 1918 the Territorial Superintendent of Public Works reported that it 

had been decided to build a 150 foot drainage canal, bounded by two 75 foot boulevards 

on each side, as part of the Walkiki Reclamation Project. It was also proposed that the 

mauka boulevard be extended in the town direction to South and King Streets, and in the 

Diamond Head direction to Fort Ruger. This new highway had the potential to be a 

beautiful drive, open up new land for development, and connect the military bese at Fl 

Ruger with the city in case of emergency.69 

Contractor Hawaiian Engineering and Construction Company announced on 

October 17,1918, that the new Diamond Head Road would be opened November 1. 

The twenty-four foot wide road, built of six Inches of concrete, cost $80,000 to build. BlI 

City Ordinance 143, October 22, 1918, established curb lines and grades on 

'Ena, Kalia, and Ala Moana Roads in Improvement District Number FIVe. Companion 

Ordinance 146 provided property assessments to cover the cost of construction. Work 

included a storm sewer system, grading, and installation of curbing, sidewalks, and 

development of a concrete road base.81 
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Figure 26: Portion of Improvement District No.5, 'Ena Road Area, 1918 

Honolulu, (City and County), Improvement District No.5, 'Ena-Ala Moana, and Kalia 
Roads, Corrected Map, 1918, Hawai'i State Archives. (Map location Latitude 21 .276 
North, Longitude 157.826 West.) 

Newspaper advertisements purchased on May 5, 1919 by Percy Pond and the 

Guardian Trust Company, Ltd., announced the subdivision of Princess Ka'iulani's 

Waikiki home at 'Ainahau. The historic entrance to the property off Kalakaua Avenue, 

now named Ka'iulani Avenue, followed the bend of 'Apuakehau Stream in the Diamond 

Head mauka direction. While Ka'iulani Avenue had initially been improved as part of the 

Royal Grove subdivision as far as Koa Avenue, development of 'Ainahau meant that 

such work was extended mauka and connected to KOhi6 Avenue and Prince Edward 

Street. The bulk of the subdivision focused on Cleghorn Drive, a street named for 
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Figure 27: 'Ainahau subdivision, 1919 
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Frederick Harvey, 'Ainahau Park; (1917), originally filed by James Pratt, 1917, 
completed by Percy Pond, 1919. Land Court Application 350, Map 2, (Honolulu: Bureau 
of Conveyances, 1917). (Map location Latitude 21 .276 North, Longitude 157.826 West.) 

Archibald Cleghorn, Princess Ka'iulani's father, which connected to Ka'iulani Avenue on 

two sides.62 Another exit to the development was created later by linking Kapuni Road 

to Cleghorn Drive. 

Newspaper advertisements dated July 31 , 1919, reported that Prince J. 

Kalaniana'ole had sold Pualeilani, consisting of property immediately surrounding the 

WaikikT home of King Kaliikaua and Queen Kapi 'olani that he had inherited. The 
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property was to be developed as single family house lots and was bordered by Uluniu 

Street and KOhiCi, Lili 'uokalani, and Koa Avenues.63 

In August 1919 the City began work on the Kaka'ako Improvement District 

project, including establishing setback lines, installing utilities, widening streets, and 

installing pavement.S< (This was the largest improvement project the City had yet 

undertaken and would be a model for Waikiki.) 

On August 20, 1919, prominent local architect Charles Dickey proposed that 

Waikiki streets follow the ideas of "garden city" development rather than the traditional 

"gridiron" approach. Mentioning such developments as Letchworth and Hampstead in 

the United Kingdom, Dickey recommended a series of winding streets focused mauka

makai to take advantage of prevailing trade winds. A broad boulevard was suggested 

from the Moana Hotel to South King Street, while subsidiary streets would be 

constructed with narrow pavement and wide separation between sidewalks and curbs. 65 

4.4.5 STREET DEVELOPMENT 1920-1924 

On December 2, 1920, the City Planning Commission approved the route for a 

new road to be constructed toward Waikikifrom South King Street to Kaliiikaua Avenue. 

Two names were considered: Missionary Way and Kapi 'olani Boulevard. The 

Commission recommended the Kapi'olani Boulevard name."6 Subsequently City 

Ordinance 191 , dated December 22, 1920, was approved by the Board of Supervisors 

establishing Kapi'olani Boulevard from South King Street to the mauka side of the 

proposed Waikiki canal. 67 
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Figure 28: Charles Dickey's proposed street plan, 1919 
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Pacific Commercial Advertiser, "Garden City Plan for Waikiki Marshes Urged for 
Beautifying Tract", August 20, 1919, (sec. 2, p. 2, col . 3). (Map location Latitude 21 .276 
North, Longitude 157.826 West.) 
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Revised plans for the Diamond Head Terrace development ware approved on 

March 31, 1921, by the City Planning Commission. Included In the new plans were 

Increased road widths that both the City Engineer and Commission had requested of 

developer Waterhouse Trust Company.as Roads In the development were named for 

flowers Including Gardenia, Hibiscus, Croton, and Coconut Avenues. (Gardenia Avenue 

was later renamed as its Hawaiian language equivalent of "Klele" as was Carnation 

Avenue as ·Ponl MI)T Road.)B9 

Territorial Laglslatlve Act 221, dated April 27, 1921, established the WaIkOO 

Improvement District bounded by Sheridan Street, King Street, Wai'alae Road, Kapahulu 

Road, and the ocean. A WaIkOO Improvement Commission consisted of Territorial and 

City representatives, including the Territorial Superintendent of Public Works, the Mayor, 

and the City Engineer. The Commission was directed to prepare and adopt plans for 

boulevards on both sides of the Waik1kT Drainage Canal and plan the location of other 

sbeets. The Commission was also required to determine the type of construction and 

prepare cost estimates. Once the City Board of Supervisors approved the street grid as 

proposed by the Commission, the Board was authorized to construct such roads.70 

On July 9, 1922, the City began a change in its Improvement District policies. 

City Ordinance 212 created curb lines and grades for the Bingham Tract (MI)'IIi'ili), then 

under development as Improvement District Number Beven. The Ordinance became 

law without Mayor John Wilson's signature. Wilson objected to the Board of 

Supervisor's use of city funds for construction of infrastructure within what was stili a 

private land development rether than the traditional use of the frontage tax for 

improvements applied within already established subdMslons.71,72 

In August 1922, the City's Kaka'ako Improvement District No. 10 was 

completed.73 

102 



During November of 1922 the City constructed a concrete walk in front of the 

HalekOlani Hotel. 74 

The Planning Commission, on November 9, 1922, agreed to allow the Guardian 

Trust Company to continue sales of the McCully Tract (which extended into today's 

WaiklkT peninsula). The original McCully Tract street layout had been organized under a 

previous owner using plans developed in 1900. Guardian was to make some 

modifications to conform to the WaiklkT Reclamation street layout. Part of the agreement 

stated that while utilities would be installed immediately, permanant roads would await 

the time wherein property owners would petition the Commission and Board for an 

improvement c1Jstrict through the use of the frontage tax. 75 

City Ordinance 227, dated November 23, 1922, created the Shade Tree 

Commission. A five member board appointed by the Mayor with approval by the Board 

of Supervisors, the Commission membership was to include the President of the 

Outdoor Circle. the City Engineer, the City Superintendent of Parks and Playgrounds, 

the Territorial Superintendent of Forestry. and a representative of the utility companies. 

The Commission was to have complete jurisdiction over the planting and trimming of 

trees and other foliage growing along or above City streets and sidewalks. Posting of 

bills on trees, stringing of wires from trees, and poisoning of trees was prohibited. utility 

companies and others with legitimate needs to prune foliage could raquaat a permit. 

The Commission was authorized to appoint a Tree Warden to monitor the planting, 

trimming, and conditions of such foliage.75 

City Ordinance 229. effective November 28, 1922, organized the payment of 

improvements in the Bingham Tract (Improvement District Number Eleven). Mayor 

Wilson continued to object to the use of an Improvement District for an ongoing 

subdMslon development rather than for an established subdMslon, so he vetoed the 
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Figure 29: Impact of WaikTkT Reclamation Project on McCully Subdivision, 19208 

George Wright, Portion of McCully Tract, land Court Application No, 279, Map 2, 
(Honolulu, Bureau of Conveyances, 1935), (Map location latitude 21 ,276 North, 
longitude 157,826 West.) 

measure, The Board then overrode his veto, the Ordinance became law, and the 

precedent was established,n 
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In December 1922, the Proposed Street Plan for the WalklkT Improvement 

District was accepted by the Board of Supervisors. The plan had originally been 

developed by the City Planning Comml88lon and then received approval from the 

Territorial Walk11d Improvement Comml88lon before reaching the Board. This 

comprehensive plan covered a larger area than previous proposals and Included: 

• development of Ala Moana as a boulevard; 

• creating Kapi'oIani Boulevard from South Street through the Reclamation District 

toward WaIk1kT and connecting it to Kalmuki; 

• creating boulevards on both sides of the drainage canal; and 

• connecting MAnoa Valley directly with WaiklkT by developing another new 

street. 78 

This plan had a major change in street orientation from the 1906 Pinkham 

proposal. While both imposed the familler "gridiron" pattem of development, Pinkham's 

street pattem placed the broad face of each block toward the ocean, while the 1922 plan 

did the opposite by placing the broad face of each block In the 'Ewa and Diamond Head 

directions. Much of the 1922 scheme was followed throughout the district, especially In 

WalkTkT. This orientation was indeed fortunate because it provided greater potential to 

preserve mauka-makai views, and allowed the frequent trade winds to cool the city and 

blow airbome pollutants out of the narrow urban corridor. 

The Street Plan for the WalkTkT Improvement District was also very Important 

because it provided a comprehansive blueprint for future developers to follow within the 

centrel and 'Ewa sections of the WalkTkT peninsula. Standards for rights of way, roads, 

drainage, and infrastructure would also be higher than those practiced earlier Diamond 

Head of Ka'iulani Avenue or makal of Kalakaua Avenue near Beach Walk. 
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Figure 30; City Planning Commission street plan, 1922 

Honolulu (City and County), Office of the Mayor, Report of the Mayor of the City and 
County of Honolulu to the Legislature of the Territory of Hawai'i for the Biennial Period 
Ending December 31, 1922, (Honolulu: New Freedom Press, 1923), 150-151 . 
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On January 18, 1923, after continued conflicts with the Guardian Trust Company 

and other developers over subdivision plats, the City Planning Commission sought legal 

clarification to enforce confonnity to its plans. The City and County attorney responded 

that. in his opinion, Guardian was In violation, the City did not have to accept ownership 

of streets until the developers fulfilled all requirements, and a test case would be 

advisable. The Commission then decided to approach the Board of Supervisors to seek 

Territorial legislation to create a comprehensive and binding street plan for the cIty.79 

In 1923, City and County engineer Fred Ohrt Issued a report to the Board of 

Supervisors discussing the activities of his office from August 1919 until January 31, 

1923. Included in the report were sets of observations and recommendations. 

• The importance of establishing penn anent street lines and grades throughout the 

city was easily demonstrated by the fact that. with the exception of the 

Improvement Districts, most of the city remained without sidawalks. Established 

street lines and grades facilitated the work of the building department in issuing 

new construction pennits and enforcement of the sidewalk ordinance. 

• All gasoline service stations' fueling apparatus throughout the city should be 

removed from sidewalk areas and placed behind the property line. The purpose 

of this was to preserve the use of the sidewalks for pedestrians. 

• Problems with beck filling of City owned roads by privete contractors and utilities 

led to the suggestion that all such filling work be conducted by qualified City 

crews. 

• The increase in the number of City owned roads and the need for their regularly 

scheduled maintenance warranted the hiring of a pennanent Maintanance 

Engineer. 
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• Within new subdivisions, the proper width of rights of way and Installation of 

utilities was deemed more Important than street width, as street width could more 

easily (and less expensively) be altered later after community buUdup than that of 

the right of way. Concentrating on right of way width rather than street width 

could also lower initial costs for both the developer and future property owner. 

Eighty and seventy foot rights of way ware recommended, with road surface 

dependent upon local conditions of the street 

• The Legislature needed to direct the Registrar of Conveyances to refuse to 

record any subdivision sales within projects that failed to comply with City 

subdivision ordinances. 

• The upcoming KaimukT Improvement District, three times the size of the 

Kaka'ako Improvement DistrIct, created a dilemma for the City. Existing 

Territorial law required that the City set aside its total contribution for the multi

year project In the first year - a financial impossibHIty for the City. Engineer Ohrt 

suggested that the law be changed, spreading out the City's contributions over 

the lifetime of the project, obligating future City Supervisors to cover the project 

costs. 

• Engineer Ohrt also felt that Honolulu had reached the stage where a City Plan 

was imperative in order to provide the maximum services at the most efficient 

cost He recommended an annual appropriation of $25,000 for each of two or 

three years to prepare such a guidance plan for urban reorganization and 

growth.so 

Act 150 of the Territorial laws of Hawai'i, dated May 2, 1923, gave Territorial 

recognition to the City Planning Commission. The Planning Commission was charged 

with formulating and enforcing rules and plans to regulate urban growth.81 
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Ad. 184 of the Territorial Laws of Hawai'i of 1923, was passed that same day, 

aHowing the City to plan and construd. drainage systems independent of Improvement 

Distrid.s or Frontage Improvement programs.82 

On August 2, 1923, Lyman Bigelow, Territorial SUperintendent of Public Works 

and Chairman of the Territorial WaiklkT Reclamation Project. recommended to the City 

Planning Commission that the wide and straight boulevard planned for the mauka side of 

the Waik1kT Drainage Canal be replaced by a winding, scenic road.83 

City Ordinance 244, dated October 20, 1923, upped the fines for illegal 

subdMding so that each day represented a new offense. This was undertaken to 

discourage such activities. B4 

City Planning Commission President J. D. Mclnamy, on December 31, 1923, 

noted that the biggest problem facing the Commission had been the lack of permanent 

street locations and grades throughout the City. "The street plans approved by the 

Commission and recommended to the Board of Supervisors have been paper plans 

only, and until some steps are taken by the Board to make possible a comprehensive 

engineering survey of the city, it is practically impossible to demand conformity to 

them".85 

Recommendations made by the municipal Roads Committee of the Traffic 

Commission to improve the wab of streets within the WaikikT area and connections 

between "town", WaIk1kT. and KaimukT ware presented to the City Planning Commission 

on January 4, 1924. Among the suggestions were extensions of Alexander Street to 

Kallkaua Avenue (deferred by the Commission); extension of Kallkaua Avenue to 

Beretania Street (endorsed by the Commission); creation of a Mlnoa-WalklkT route 

using Vancouver Highway (now University Avenue, endorsed by the Commission); and 
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extension of Kapahulu Avenue from the Territorial Fair Grounds to Kalikaua Avenue 

(already under consIderation by the CommIssion as a 100 foot wide street).88 

On January 17, 1924, Mayor Wilson reported to the City PlannIng Commission 

that Appropriation Bill No. 10 had been approved allocating $2000 a month for the costs 

of a Pennanent Street Survey. The Survey would provide engineering specifications for 

street locations, lines, and grades. Work was to begin in Kepllama, then WaikikT, and 

afteIwards across the general city. 87.88 

Charles McCarthy (fanner Governor of Hawai'i, representative of the Hawaiian 

Dredging Company, and WalklkT landowner) petitioned the City Planning Commission on 

January 17, 1924, to narrow secondary street widths within the WalklkT Reclamation 

DIstrict. 89 McCarthy and A. A. Young (owner of a large tract near today's Royal 

Hawaiian Avenue) subsequently proposed establishing building lines ten feet back from 

the streets along their properties If the roads were narrowed. The Commission decided 

it needed to confer with the Territorial Improvement Commission and obtain legal 

assistance as to how similar setbacks could be imposed on subsequent landowners.so 

On February 21, 1924, the Territorial WaIk1kT Improvement Commission passed 

a resolution altering street plans for the Waiki"kT Reclamation District: 

• Kepi'olani Boulevard would be seventy-five feet wide; 

• KOhi6 Avenue would be seventy feet wide; 

• the street opposite Beach Walk would be seventy feet wide; 

• all other streets perpendicular to Kalikaua and not longer than 1500 feet would 

be sixty feet wide; and 

• this wes to cover all streets encompassed by Kepl'olani Boulevard, Kelikaua 

Avenue and Kepi'oIani Park. 81 
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A public hearing was conducted by the Board of SupelVisors on March 4, 1924, 

to discuss the street width proposels made by the Territorial WalklkT Improvement 

Commission. At the meeting ex-Govemor Charles McCarthy again argued for narrower 

secondary street widths in WaIk1ki's residential neighborhoods. As a result, the 

Honolulu Board of SupelVisors passed City Resolution No. 70 approving the street width 

proposels made by the Territorial Walk1kT Improvement Commission and promoted by 

the ex-Govemor.92 

Infrastructure upgrades were contemplated, however, for the older sections of 

WaikOO. On April 3, 1924, the City Planning Commission recommended widening 

Paoakalanl street on the 'Ewa side as pert of road improvements near the Keklo Tract. 93 

Widening of Diamond Head Road was discussed by the City Planning 

Commission on May 29, 1924. It was proposed that the United States Govemment be 

approached to release title to a 200 foot strip on the mauka side of the existing roadway 

in order to straighten the street and provide space for parking.94 

Ex-Govemor McCarthy subsequently filed a plat map with the Bureau of 

Conveyances on August 4, 1924, for his subdivision makal of what would become Ala 

Wai Boulevard. This property, roughly triangular in shape and widest on the Diamond 

Head side, was bisected by Uli'uokalani, 'Ohua, and Paoakalani Avenues, and 

contained a small "dead end" road on the 'Ewe side. 

MeanwhUe, the City Planning Commission was in negotiations with ex-Govemor 

McCarthy conceming the building setback Issue. At a meeting on October 9, 1924, the 

Commission decided on a short term solution by reaching an agreement with McCarthy 

and other landowners on a setback line and asking the City attomey to draft a 

permanent solution through an ordinance containing such setbacks.95 
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Figure 31: McCarthy subdlvlslon,1924 

George Wright, Map and Dascriptioo with App/lcatioo No. 615, Land Court Application 
No. 615, Map 1, (Honolulu: Bureau of Conveyances, 1924). (Map location latitude 
21.276 North, Longitude 157.826 West) 
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The design of future developments was influenced by a legal opinion issued by 

the City Attomey's Office on December 26, 1924, that the City could not accept "Dead 

End" streets as part of new subdivisions and was thus under no obligation to maintain 

such streets.98 This bolstered the Commission's policies of extending existing streets 

across multiple developments in order to facilitate transportation. 

4.4.8 STREET DEVELOPMENT 1925-1929 

The City Planning Commission continued to labor under suspicions that the 

subdivision laws might not be legal and thus unenforceable. While recent Territorial Acts 

had recognized the Commission and its miSSion, the Territory had not closed a major 

loophole available to developers to bypess the Commlssion-registration of subdivisions 

by the Bureau of Conveyances, a Territorial (and thus higher level of government) 

agency, which still did not require Commission approval. Thus developers could claim 

that their non-compliant subdivisions had "followed the rules". Indeed, the Commission 

maintained a list of subdivisions being developed without City approval and expended 

considerable resources seeking compliance with its rules.97 Other problems Included a 

general unfamiliarity with city planning by the general public and a reliance on mainland 

legal rulings because of lack of local precedents. 

The City Planning' Commission was particularly concerned about street widths 

and felt that the most logical place to initiate a program of wider streets was in the new 

subdivisions. It took the position in January of 1925 that it would not accept any 

subdivision plan that proposed street rights of way (property line to property line) of less 

than 40 feet. 98 

The City Planning Commission reached voluntary agreement with most major 

WalklkT landowners on January 8, 1925, to a ten foot building setback along the future 
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Ala Wal Boulevard, provided a time limit was set, and that the setback could also be 

lessened or repealed If 60 percent of the property owners so agreed. Landowners 

Included were: 

• Guardian Trust Company, Ud. (McCully Tract); 

• August Ahrens, Ltd.; 

• Bishop Trust Company, Ltd.; 

• Uli'uokalani Trust; 

• Territorial Hotel Company, Ltd.; 

• A. A. Young; 

• C. J. McCarthy; 

• Edmond Stiles, Trustee; and 

• C. C. von Hamm. S9 

On February 26, 1925, the City Planning Commission was presented with a plan 

promoted by Mr. Eben Low in the Territorial legislature to rebuild Ala Moana Boulevard 

as a straight road, parallel with Kapi'olani Boulevard, from 'Oha Street near Ward 

Avenue through Fort DeRussy. Low's proposal differed from the ideas of Mrs. Walter 

Dillingham (an influential member of the Outdoor Circle), who envisioned a winding 

route. The Commission, recognizing the fact that Mr. Low, as a member of the 

Legislature, could potentially provide funding for the project, endorsed Low's plan.1OO 

On April 2, 1925, the City Planning Commission chose "Ala WaJ~, (defined as 

meaning "waterway"), as the formal name for the Walklki Drainage Canal. The criteria 

for the choice was that it "was a bona fide Hawaiian name; it should be a name easy to 

pronounce; it should not be too long; it should be appropriate; and it should above all be 

euphonic·. The name was suggested by Mrs. John Wilson, the wife of the Mayor. The 

name choice was then referred to the Board of Supervisors. 
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During the same meeting the Commission also decided to make some changes 

in street widths mauka of the Ala Wal. As the originally planned mauka boulevard 

abutting the canal was to be eliminated, and the Ala Wal Boulevard narrowed to allow for 

widening of the canal, it was deemed prudent to widen the boulevard mauka of the Ala 

Wal Park (Kapi'olani Boulevard) from 80 to 100 feel Alternate streets parallel to the 

widened boulevard O.e. In the McCully District) were narrowed from 80 to 70 feel101 

On April 16, 1925, a map was filed with the Bureau of Conveyances for the 

Bigelow Subdivision in central Walk1k1, located mauka of the Royal Grove and 

UiI'uokalani Tracts, Diamond Heed of the 'Ainahau Tract, and makal of the McCarthy 

subdivision. (The project covered mldblock sections of 2007's UlI'uokalanl and 'Ohua 

Avenues mauka of KOhi5 Avenue, and a short stretch of Tusitala Street that was never 

connected to the 'Ewa portion of Tusitala.) The subdivision was owned by Lyman 

Bigelow, public official. Examination of the Bigelow and McCarthy tract maps illustrate 

that a series of property transfers must have occurred In order to standardize lots into 

rectangular shapes. Most important for circulation purposes, the two subdivisions 

extended U1i'uokalani, 'Ohua, and Paoakalani Avenues mauka to Ala Wai Boulevard. 

Territorial Act 191, dated April 29, 1925, approved construction of storm drains 

as part of assessment costs for Frontage Improvements and Improvement Districts.102 

The Territorial WaIk11<T Improvement Commission concurred with the City 

Planning Commission on May 14,1925, by adjusting Paoakalani Street improvements In 

order to save large traes on the Lemon Estate.1os 

On May 14,1925, the Territorial WalklkT Reclamation Commission approved 

changes to the Reclamation Plan similar to those previously approved by the City 

Planning Commission. Thesa plans widened the canal from 150 to 200 feet, reduced 
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Figure 32: Bigelow subdivision, 1925 

George Wright, Subdivision of Land Court Application No. 625, Land Court Application 
625, Map 2, (Honolulu, Bureau of Conveyances, 1925). (Map location Latitude 21.276 
North, Longitude 157.826 West.) 
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the width of the makal boulevard (Ala Wai Boulevard) from 100 feet to 75 feet, and 

eliminated the mauka boulevard. To compensate for the loss of the mauka boulevard as 

a bypass to Walk11<T, the boulevard on the upper side of the canal park (Kapl'olanl 

Boulevard) was Increased from 80 to 100 feet in width, and a street extending from 

Kapi'olani Boulevard toward Kapahulu Avenue (Date Street) was increased in width to 

8Ofeet.1D4 

City Planning Engineer Charles Welsh, dUring a meeting with the City Planning 

Commission held on August 8, 1925, expressed the growing need for the edditlonal 

automobile route planned as Kapi'olani Boulevard between "the city proper" and WaikJkT 

and KaimukT. He noted that the City had already acquired 45 percent of lands planned 

for the project, and that rising land values and the potential for building within the 

proposed route threatened to increase costs. The Commission recommended 

completion of the project to the Board of Supervisors.1D5 

The City Planning Commission and the Mayor agreed to a policy in September of 

1925 establishing grades and lines for new streats throughout the City, becked lagally by 

ordinance, In order to facilitate proper development. 108 

The City Planning Commission was not surprised but disappointed to receive an 

October 1, 1925 lagal opinion from the City and County Attomey's Office regarding 

building setbacks and easements. The City Attorney stated that the Board of 

Supervisors could not use ordinances to compel building setbacks on private property 

for aesthetic purposes only, and that the power of eminent domain could likewise not be 

used to establish easements for that pUrpose.l07 This being the case, the Commission 

would continue to rely on agreaments with private parties for buDding setbacks. 

E. Stiles, developer of proposed SubdMslon No. 36 in Walkil<T, In November of 

1925. submitted a plan to the City Planning Commission that did not conform to the 
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design of the WaikTkT Reclamation District. After meeting with the Commission, Stiles 

agreed to change his plans to confonn with the officlal plan if all other property owners 

would have to follow similar requirements. The Commission assured Stiles that both the 

Commission and Board of Supervisors were legally obligated to the Waik1kT Reclamation 

Plan and suggested that creation of an Improvement district would facllitate actual 

construction. lOS 

The City Planning Commission also again sought the cooperation of the 

Territorial Registrar of Documents in the Bureau of Conveyances in enforcing the City's 

subdivision ordinances. The Commission hoped its new recognition by the Territory 

would provide the basis for the Registrar of the Bureau of Conveyances to deny 

registration of any subdivision until the development was approved by the Commission. 

Unfortunately the Registrar's position continued to be that no subdivider could be 

refused and the loophole remained In place. '09 

City Ordinance 287, effective December 31,1925, established curbs and grades 

for 'Ohua Avenue between KalAkaua and KQhl6 Avenues as Frontage Improvament No. 

29.110 

The Honolulu Board of Supervisors in March of 1926 authorized the hiring of an 

additional surveyor, chainman, and rodman, to facilitate street line and grade surveys.'l1 

The City Engineering Department subsequently undertook surveys of 'Ohua Street from 

KaIAkaua Avenue to Ala Wal Boulevard; PaoakaJani Street from KaJAkaua Avenue to Ale 

Wai Boulevard; and Koa Avenua from Ke'alohilani streat to Paoakalenl streat. '12 

On March 27, 1926, it cerne to the attention of the City Planning Commission that 

the Bishop Trust Company was selling lots in the McCully Tract that followed an older 

plat scheme than that of the WaikTkT Reclamation District. Previous attarnpts by 
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developers of the property to receive pennlssion to setllots under this old scheme had 

been denied. It was decided to seek legal help from the City Attorney's Office.113 

The City's planning program received a heavy blow when the Territorial Supreme 

Court In Territoty of Hawai'i VS. /N.C. Achl (Case No. 1634, dated AprilS, 1926) ruled the 

City's subdivision ordinance unconstitutional. The Court detennined that the subdivision 

ordinance gave the Mayor and City Board of Supervisors no rules of action or standards 

of detennination whether to reject or pennit such subdIvIsions.114,11&.118 The ruling set off 

a scramble within the City Planning Commission and Board of Supervisors to address 

the Court's concerns. 

Meanwhile, on May 6, 1926, representatives of the August Ahrens Estate (which 

owned a large land division mauka of the future Intersection of KOhi6 and Kaliikaua 

Avenues) presented a plan to the City Planning Commission that shrank the size of lots 

from 60 x 125 feet to 50 x 90 feet Street widths were to remain the same, but one 

additional 60 foot street would be added. The change was suggested to make the lots 

more saleable and encourage development of the lots as home sites. The Commission 

made no objection, provided the change be extended unifonnly throughout the district 

between Ka'iulani Avenue and McCully Street 117 The Commission approved the 

change on June 3,1926.118 

In June of 1926, the City Planning Commission was given suggestions for 

mauka-makai roads to be built on the WalklkT tract recently sold by August Ahrens to 

Realty Associates. Suggestions included: aKeoniana" (Hawaiian name of John Young 

II, PrIme Minister)"; "Byron" (Lord Byron, English explorer); aNllmlhana". (mother of 

Ka'ahumanu); a'Olohana" (Hawaiian name for John Young I, friend of Kamahameha I 

and Governor of saversl islands); and aKalaimoku" (PrIme Minister to Kamehameha I). 
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The Commission substituted "Kahekili" (Ruler of Maui) for "Bryon" to make all streets 

Hawaiian in name.119.120 

On June 3, 1926, the City Planning Commission also approved and sent to the 

Board of Supervlsors a proposed agreement between the City and property owners 

along KaIAkaua Avenue. This agreement would establish a Business District at Walk1ki 

provided a building line ten feet back from property lines could be perpetuated. l21 

The City Planning Commission on June 17, 1926, heard Engineer Charles Welsh 

call for the re-Imposition of a minimum 40 foot road law. Numerous developers were 

taking advantage of the Achi decision to evade this policy - the results of which 

threatened to plague the City for years. l22 Discussions, held through July of 1924 on a 

new subdivision ordinance, noted that while courts in New York and Califomia had 

broadened their Interpretations of the welfare clause in those jurisdictions, recent court 

cases in Hawel'i had limited govemment discretion. Thus any proposed subdivision 

ordinance would need very definite sats of requirements to avoid the use of discretion, 

including such Issues as minimum right of way widths and construction specifications. l23 

The City Planning Commission also felt compelled for lagal reasons to modify 

part of the Waik1kT Reclamation District Plan. The developer of the McCully area had 

again been selling lots configured on a plat that preceded the WaikTkT Reclamation 

District plan, placing several lot purchasers in a legal limbo due to overlying plats. The 

City Attomey then sided with the developer, forcing the Commission to compromise.124 

The face of WaikTkT would again be changed when the City Planning Commission 

approved on July 22, 1926 a plan by Engineer Welsh to redirect and extend Kapahulu 

Avenue through Kapi'olani Park to Kalikaua Avenue. The existing route ran very close 

to the zoo animal cages while increases In traffic and growth of the zoo coUection proved 

incompatible. The road wes to be moved to allow the animals to sleep at night. 126 
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Figure 33: Realty Associates subdivision, near Kalakaua and Kiihi6 Avenues, 
1926 

George Wright, Land Court Application No. 537, Map 3, (Honolulu: Bureau of 
Conveyances, 1926). (Map location Latitude 21 .276 North, Longitude 157.826 West.) 
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Also on July 22 the City Planning Commission Instructed engineer Welsh to draft 

a ten year City capital improvement program, including priorities and costs.l2B 

Another major change began to occur on the 'Ewa side of WaIk'OO. Realty 

AssocIates, Ud., on August 5, 1926, filed In Territorlalland Court their subdivision plan 

for the former August Ahrens property. This Irregularly shaped area extended from 

KaIAkaua Avenue to Ala Wai Boulevard, encompassing the planned intersection of 

KIlhi6 and KalAkaua Avenues. Included were portions or an of Pa'Q (meaning "moist, 

damp"), Keonlana, Kuamo'o (named for the wife of John Young I), NAmihana, 'Olohana, 

KaIaImoku. and Launiu (meaning ·coconut frond") Streets. 

A very Interesting feature of the Realty AssocIates map from August of 1926 was 

the paths for KIlhl6 Avenue and KaI'olu ("cool ocean") Street. The two streets 

trensversed two large properties the Magoon and Alexander Young Estates. The map 

Illustrated that the City Planning Commission had been able by 1926 to develop a major 

degree of compliance with its comprehensive Waik'OO Reclamation Project plan. l27 

The City Board of Supervisors then tried to resurrect two projects when. on 

August 19. 1926. It notified the City Planning Commission of its support for both a 

boulevard mauka of the Ala Wai Canal and a second canal connection to the ocean. l2B 

Both proposals were ultimately unsuccessful. 

On September 20. 1926. City Ordinance No. 306 replaced the City's old 

Subdivision Ordinance declared unconstitutional by the Territorial Supreme Court. The 

new Ordinance sought to provide standard requirements for all subdivisions and Umlt the 

discretion of the City Board of Supervisors In order to placate the courts. 

The new Ordinance had two sets of requirements. 

The first requirement section Involved procedure. 
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• Any subdMsion proposal would be first filed wIth the CIty Planning Commission, 

wIth copies then sent to the City Engineer, General Manager of the Water and 

Sewer Department, and the City and County Clerk. 

• Written reports es to compliance or non-compliance of regulations by the 

proposed subdMsion would be sent to the Board by the Generel Manager of the 

Water and Sewer Department and the City Engineer. 

• The Planning Commission would study the subdMsion proposal and issue a 

report to the Board whether the project met requirements for light, safety, access 

for fire fighting equipment, and compatibility wIth other nearby developments. 

• The Board would then make the final decision based upon the previous inputs. 

The second requirement section set minimum subdMslon requirements wIthin 

the city. 

• All streets wIthin the proposed subdMsion had to be compatible wIth those 

nearby, coordinated to allow through traffic. 

• All sbeats required a minimum of 24 feet bet\I'.reen curbs wIth a right of way of a 

minimum 40 feet 

• Specifications covered pavament, water mains, sewers, storm clralnage, and the 

accuracy of surveys undertaken. 

• Streets, sidewalks, curbs, water and sewer lines were to be constructed before 

commencing the sale of lots. 

• The City would not accept by dedication any streets not constructed In conformity 

wIth these regulations.129• 131) 

On October 28, 1928, the City Planning Commission was able to work out a 

compromise between those seeking a winding Ala Moans Boulevard between "town" 

and Kapi'oIani-KalAkaua, and those seeking a direct route from "town" to WaiklkT. The 

123 



Commission agreed on a route to follow the contours of the old Beach Road from "town" 

and then e direct route from the canal to KalAkaue Avenue through Fort DeRussy.131 

City Ordlnanca 315, passed by the Board of Supervisors on December 14, 1926, 

provided for assessments for grading, curbing, paving and storm drains In Improvement 

DistrIct No. 20, KalAkaue Acres. (KalAkaue Acres was originally that part of the Realty 

Associates subdMsion bounded by Keonlana Street, Ala Wal Boulevard, Nllmllhana 

Street, KOhil! Avenue, and KalAkaue Avenue.) Contrector was Uncoln McCandIess.l32 

City Ordinance 325, dated December 30, 1926, appropriated the City's portion of 

funds necessery for the 'Ohua Avenue Improvement Projecll33 

The City was stili dealing with repercussions of the Achl case. On December 30, 

1926, the Honolulu Bond and Mortgage Company made a formal complaint to the City 

Planning Commission that requirements of the old SubdMsion Ordinance had not been 

followed by developers In KaIIhl. The City stated that, although the Territorial Supreme 

Court had Invalidated the old SubdMslon Ordlnanca, developers of substandard 

subdMsions apparently did not realize that the City wes under no legal obligation to 

accept such substandard projects, thue leaving those subdMslons as a perrnanant 

liability for the developer unless the City's standards were met 134 

Another major change In WaikOO began on February 11, 1927, When the 

Alexander Young Estate flied with the Land Court a subdMslon map covering a large 

portion of central WaIkJkT. Lands Included were along the mauka side of KalAkaue 

Avenue from just 'Ewe of Lewers Street to Seaside Avenue. The subdMslon extended 

in an Irregular pattern on the 'Ewe side, terminating at Seaside Avenue mauka of KOhlI! 

Avenue. Included within the subdMslon were Royal Hawaiian Avenue (named for the 

new hotel across KalAkaua Avenue); Lewers Street (an extension of the original route 

from KaIAkaua Avenue to the Lewers home); and three unusual 'Ewe-Diamond Head 
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streets. Those 'Ewa-Diamond Head streets In 2007 carry the names Lau'ula ('red leaf") 

Street. WalkoJu ("three waters") Way, and Manukal street ('seablrdj.l35 

City Ordinance 330, dated March 2, 1927, added water and sewer lines to the nat 

of amenities to be constructed within new subdMslons before lots could be offered for 

sale. The developer was, however, given the option of entering into a contract with a 

recognized reliable contractor and posting sufficient bond to cover the coat of 

construction in order to selilcts. The City also reminded developers that it would not 

accept roads and rights of way until all work had been completed IU:COrdIng to an 

approved plan.l38 

On March 3, 1927, the City Planning Commission received a guarantee from 

Realty Associates, Guardian Truat Company, and Bishop Trust Company that a ten foot 

setback line would be established along their commercial properties on Kallkaua 

Avenue. The guarantee also stipulated that all buildings constructed would be designed 

by professional architects with plans approved by the present landowner/developers to 

ensure visual conslstency.l37 

That same day the City Planning Commission recommended to the City Board of 

Supervisors that the Board ask for T erritoriallegislatlon sanctioning plans approved by 

the Board. The Commission also asked that any changes In such plans, once adopted, 

require legislative action. The Commission felt this course of action was necessary 

because of recent moves by developers In WalkIki, who in the interim between the old 

and new SubdMslon Ordinances, had redirected and built roads that serviced their own 

properties but did not conform to the City's comprehensive pIanS.l38 

City Ordinance 333, dated March 8, 1927, provided funding for Frontage 

Improvement 29, 'Ohua Avenue between Kohii; and Kallkaua Avenues. Total coat of 

the project was $46,610.50, Including land, of which $21,884.99 was assessed against 
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property owners. J. Young engineering Company, Ltd., was given the contract to 

undertake grading; paving; and the construction of drains, curbing, and sidewalks.l39 

A serious lack of communication was apparent March 31, 1927, when the Board 

of Supervisors asked the City Planning Commission to map existing and proposed 

roads, setback lines, parks, business districts, and other citywide information necessary 

to the planning process. The Commission had already undertaken such a project, 

although the work was unfinished and would need to be rescaled to be of better use In 

public meatlngs.l40 

The City Planning Commission was notified on April 21, 1927, that the setback 

easement egreement made by the City Planning Commission and landowners on the 

mauka side of KaIAkaue Avanue had been formally accepted and recorded. (ThIs 

agreement was part of a larger action granting business zoning to these landowners.) 

The Commission then recommended to the Board of Supervisors that a sImJJar building 

setback be part of any rezoning action for properties makai of Kalf1kaua Avenue.141 

Legislative Act 98, Regular Session 1927, and dated April 22, 1927, added 

sewers to the list of items Included in Frontage Improvement or Improvement District 

projects.l42 

Legislatlve Act 271 of the Regular Session of 1927, and dated May 3,1927, 

provided $100,000 for construction of permanent bridges over the Ala Wal canal at 

Kalf1kaua Avenue and Ala Moana Boulevard. l43 

On May 10, 1927, CIty Ordinance 345 reorganized CIty planning and 

maintenance, creating the Department of Public Works headed by a Chief Engineer. 

The Department was organized Into the following bureaus: 

• Plans, Surveys, and Improvements; 

• Water Supply and Sewers; 
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• Water Revenues; and 

• Road Maintenance, Street Cleaning, and Garbage.l44 

Throughout late 1927 and early 1928 WalkJkTwas heavily promoted by real 

estate developers as a desirable single family residential area While the Waik1k1 

Reclamation Project was touted as a success, major portions of the area were stili 

unusable until drainage Infrastructure was constructed as part of the sb e.D. ThIs fact 

was weD documented in the Territorial Board of Health's Annual Report for the period 

illustrating that the WaIkJkT and McCully Districts, post fill, were stili experiencing flooding 

due to lack of drainage systems.l45 The need for such Infrastructure to increase the 

saleability of their products undoubtedly encouraged developers to cooperate with City 

plans under the "100 percent" subdMslon Improvement program. 

Under the "100 percent program", Improvements were Installed to City 

specifications In new subdMslons before occupancy. The City loaned the funds 

necessary for these Improvements while the new lot owners had ten years to pay back 

such costs, and the City accepted title to the sb eets. The original 100 percent statutes 

included such requirements as curbing, drainage, right of wey width, and street width. 

The 1927 Territorial Laglslature also added water and sewer lines and street iUumlnation 

In all such projects.l48 

A 1927 sales poster for Moana Estates stated: 

There are no ass essments against these lots. Street Improvements - water, gas, 
electricity - all in und~round conduits - have been Installed by the Alexander 
Young Estate, owners. ~7 

(Moana Estates included all of the Alexander Young Estate properties mauka of 

2007's Lau'ula Street) 

127 



MOANA ESTATES 
Honolulu's Choicest Homesites 

oppo.ite Royal Hawaiian Hotel 

NOW OPEN 
to home builders and investors 
1'loio..o.t ___ ................ __ WaIWA. ___ ..".. ........ ''-i ",. 
M ............................ .......-.. 
n.. ........ ~w-.-~eif'"' at- ... ,. .... v...,.. "--. ... 
'-nw~"""""" -n...-..~"' ........... -. __ ...... ,, __ .. 
-. M--~io---....,.doe--W~W ...... .,.. ..... , .... _,... ..... _ ............... _"""-r- ..... ry,........ __ .... i •••• I.I. 

~------
. __ 10_ ------ ..... -._--

-.~- ... -- .. --c- ... ___ ~ ... _ '. -
High Valuu at MoJe rate 

Pricu 
_~Io". ___ _ 

r-___ ... -....,.. ...... _ .. _--- ...... --_ .. --._ .... ... --_ ... _ .... -
, , 

I , 

SPEOAt DISCOUNTS 

-. 
ReGMmabl.e T ernu-Salea 

Agreem£nU 
'-- .. .......---I:-- .. ~ ~II,-I:. ..... ~~ r --...:...-------------, --, 
1ot";..~"""'-""-"'-2l1l'<I • .-....- ........ _ .. . 

:zst:<J~,..... ... door .... *' ... ---2V"~ ................. J_r-.. 
........... n · 

P.-"....J..ho ......... ........,. 
...... if........" 

~"15' •. ........ -~---. loW wIlNo _ .... J __ ~ •.. _ ... ----..w .. ___ 
.f~. ___ 01 IY, 10 .a..... 
..... N ..... ~.---. 
An.,...~ .... ......" ......... 

",_elV,. 
to ........ u.a.w. ,.... ......; ...... 
~ T''O'' .. ,"",,,..do. 

BISHOP TRUST CO., LTD. 

... "" -, 

. 

. ~ 

...". ......... ...... ~.....,.. - ... ~" '" ". ,--- ::: 

= i;; ::: 

i 
' E::: =1 :;:; 

b~ 
:: = ,§ . - :=.= -

Figure 34: Alexander Young Estate's Kalakaua Acres subdivision, 1927 
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Poster, Moana Estates: Honolulu's Choicest Homesites, Opposite Royal Hawaiian 
Hotel, 1927, University of Hawai'i at Manoa, Hamilton Library, Hawaiian Collection, 
(Map location Latitude 21,276 North, Longitude 157,826 West) 
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Figure 35: Magoon properties, showing success of City Planning Commission 
street plan across multiple landholdings 

George Wright, WaikTkT Acres, Land Court Application No. 1293, Map 1, (Honolulu, 
1940). (Map location Latitude 21 .276 North, Longitude 157.826 West.) 
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City Ordinance 370, effective August 23, 1927, established 10 foot building 

setbacks on both sides of Kalllkaua Avenue between South KIng Street and Ponl M6'T 

Road.l48 

On September 7,1927, the Magoon Estate sold the CIty and County of Honolulu 

various road rights of way in their central WaIkOO property Diamond Head of present day 

Kalalmoku Street (Land Commission Award 6386 'Apana 7 to Kauhao). ThIs followed 

govemment guidelines for development of KOhl6 Avenue and other streets on either side 

of this property.l48 

The City Planning Commission report issued at the end of 1927 expressed 

satisfaction that the Bureau of Plans, Surveys, and Improvements was now prepared to 

provide landowners and developers with maps of proposed street lines in most 

underdeveloped sections of the cIty.ll1O 

City Ordinance 404, which became law on February 28, 1928, set further 

subdivision roadway standards: 

• minimum 40 foot right of way and 24 foot road surface; 

• extensions of roads adjacent to the subdMsion were to be the same width as 

those previously constructed outside the subdivision, or else the aforementioned 

minimums; 

• grading should complement and not Interfere with drainage from adjoining 

atrests; 

• adherence to construction specifications according to U.S. Bureau of Public 

Roads standards.15l 

On AprilS, 1928, the City Planning Commission heard Ralph ComeD, city planner 

and erchltect from Los Angeles, discuss city planning problems. Cornell emphasized 

street widths, building setback lines, and tree p1antlng.l52 
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The City Planning Commission, after meeting with representatives of the Aloha 

Hotel and Moana Estates, on April 12, 1928, agreed to a plan wherein Royal Hawaiian 

Avenue would stop short of reaching Ala Wal Boulevard - altering the original area plan. 

Instead, a widened cross streat would be created between Lewers Street and Seaside 

Avenue known as Gustlin Drive (Aloha Drive) to provide mauka access off Royal 

HawaHan Avenue. This compromise plan provided the Aloha Hotel Investors with 

sufficient land on which to buIld their complex while assuring the Moana Estates 

developer that Royal Hawaiian Avenue would not be a "deed end" streat 153 

City Ordinance 433, dated July 17, 1928, established curb lines and grades for 

Lewers Street, Royal HawaUan Avenue, and Seaside Avenue.l54 

City Ordinance 435, dated July 26, 1928, established lines and grades for Gustlin 

DrIve (Aloha Drive), between Royal Hawaiian Avenue and Lewers Street, as part of 

Frontage Improvement No. 47.1
&& 

On August 16, 1928, the City Planning Commission recommended to the Board 

of Supervisors that Saratoga Road be widened between KalAkaua Avenue and Kalia 

Road.1M 

City Ordinance 446, effective August 23, 1928, provided for the costs of Frontage 

Improvement No. 41, KapI'olanl Bouleverd from South King Street to McCuDy Street 

Total cost of the project, including land, was estimated at $433,416.82. of which 

$358,717.57 was assessed edjacent landowners and the remainder borne by the City.I57 

City Ordinance 446, dated September 4, 1928, provided for the costs of Frontage 

Improvement No. 47, Lewers Street, Royal Hawaiian Avenue, Seaside Avenue, and 

Gustlin Drive. Total cost of the project was estimated at $77,400, including land. The 

Hawaiian ContractIng Company received the contract, which Included separate water, 

sewer, curbing, and sidewalk assessments.IM 
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City Orcfmance 465, approved December 21, 1928, established lines and grades 

for Ala Wal Boulevard from KalAkaua Avenue to Kapahulu Roed.l69 

During 1929 the City Planning Commission noted that some developers were re

subdividing already approved subdivisions In order to crowd as many houses as 

possible onto their properties. Access was then being provided by private "lanes". The 

Commission foresaw that uItlmately the purchasers of such (not up to code) properties 

would want to deed over such (not up to code) lanes to the City for maintenance, which 

the City would not do. Questions over the legality of the City's subdivision ordinance 

again surfaced and the Commission sought a test case.1SO 

City Ordinance 468, effective January 2, 1929, provided for the cost of Frontage 

Improvement No. 44, the paving of Kapl'olanl Boulevard between KIng Street and Ward 

Avanue. Total payment estimate for the work to the Hawallan Contracting Company, 

Ud., would be $96,182.71, with $28,566.22 paid for by the City, and $69,616.49 paid as 

assessments by adjoining Iandowners.1Sl 

On February 14,1929, the City Planning Commission approved name changes 

for Cleghom Drive. The existing multi-branched Cleghorn Drive created problams for 

the City's street numbering program. It was decided to rename the lower portion, 

between Ka'iulani Avenue and UU'uokalani Avenue, as Cleghorn Street. The mauka 

portion would be named Tusitala Street due to Its association with Robert Louis 

Stevenson. The Diamond Heed side of Cleghorn Drive became Kapill Street. using a 

nickname of Princess Ukelike. l82 

On a simnar note, the City Planning Commission received a recommendation 

from Engineer Charles Walsh during a March 7, 1929 meeting for a system of street 

designations according to types of service provided: 

• Place - dead end streets; 
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• Way - roads not exceeding two blocks In length; 

• Drive - winding roadWays; 

• Street - roads over two blocks In length; 

• Avenue - main roads; and 

• Boulevard - roadways 100 feet In width or more.l83 

CIty Ordinance 473, effective March 13, 1929, provided for the cos1s of Frontage 

Improvement No. 49, Ala Wai Boulevard between Kallkaua Avenue and Kapahulu 

Road. J. Young Engineering Company won the $119,043.50 contract, ofwhlch 

$77,877.43 was carried by the City, and $41,168.07 assessed to abutting proparty 

owners.1B4 

City Ordinance 481, dated July 3,1929, required the Chief Engineer to undertake 

a system of house numbering. Property owners ware required to correct, if necessary, 

and post, their assigned address. l85 

On July 11, 1929, the City Attorney sent a legal ruling to the Planning 

Commission upholding the constitutionality of building setbacks. The City Attorney, in 

effect, reversed years of local legal Interpretations by stating that 

laws enaded In the proper exercise of the ponce power, which are reasonably 
necessary for the preservation of the public health, safety and morais, even 
though they result in the Impairment of the full use of property by the owner 
thereof, do not constitute a 'taking of private property' within the meaning of the 
constitutional requirements as to making compensation for the taking of proper;tx. 
for public use and as to the deprivation of property without due process of law.t 

City Ordinance 493, approved September 25,1929, established lines and grades 

for McCully Street between South King Street and Ala Wai Boulevard.187 

On Odober 24, 1929, the City Planning Commission discussed the naed to 

widen Saratoga Road from Its existing 40 foot width. The suggestion was made to 
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request that the United States Army dedicate a 20 foot strip along the 'Ewa side to use 

for road widening purposes. The Commission asked for engineering data. 168 

City Ordinance 501, dated December 3, 1929, created the Bureau of Street 

Lighting as a separate part of the municipal Deparbnent of PubUc WOrks. l68 

4.4.7 STREET DEVELOPMENT 1930-1939 

City Ordinance No. 50S, effeetive March 31, 1930. established lines and grades 

for Kallkaua Avenue between South King and South Beratania Streets (Frontage 

improvement No. 54). This project was considered important to improve access 

between downtown and WaIkIkT. l7D 

City Ordinance 510, dated May 14,1930, provided assessments and the City's 

contribution to cover the costs of Frontage Improvement No. 54, developing Kallkaua 

Avenue between South King and South Beretania Streets.171 

The Territorial Superintendent of Public Works reported that contractor R. E. 

Wooney, in the first half of 1930, had completed a contract for $103,900 to construct the 

Kallkaua Avenue Bridge over the Ala Wai Canal. The bridge contained three spans, 

two of 41 feet and a center one of 50 feet, providing six feet of clearance at the 

waterline. Above the canal the roadway was 40 feet in width. Eight foot sidewalks on 

either side contained space for utility Unas so that pipes would not spon the character of 

the brldge.l72 

City Ordinance 523, effective September 19, 1930, established curb lines and 

grades for KapI'oiani Bouievard between Kallkaua Avenue and McCully Street 

(Frontage Improvement No. 55).173 

On November 13, 1930, a joint committee of the City Pianning Commission and 

the Chamber of Commerce proposed a ten year capital improvement program for public 
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works. General street Improvements Included Kapl'olani Boulevard from Ward to 

Kalikaua Avenue; Ala Moans Boulevard from Keawe Street to Kalikaua Avenue; 

University Avenue from King Street to Ala Wal Boulevard; end Kapehulu Road from 

Wai'alae Avenue to Kalikaua Avenue. DraInage improvements included the MInoa

Pllolo streams, Ala Wal Boulevard Extension, Maklld Ditch, and Kapahulu District. 174 

City Ordinance 530, dated November 14, 1930, provided for the costs to pave 

Kapl'olanl Boulevard from Kalakaua Avenue to McCully Street as Frontage Improvement 

No. 55.175 

Territorial Representative Eben Low approached the CIty Planning Commission 

on March 5, 1931, to endorse legislation requiring that all utility wiring be underground. 

The Commission was put in the position of notifying Low that. although underground 

wiring was a goal, the City was flnanciaUy unable to do so Immediately. Commission 

President J.D. Mcinerny did state that he had been promised that the Hawaiian Electric 

Company had plans to gradually remove all surface wiring.l78 

City Ordinance 573, effective April 12, 1932, established curb lines end grades 

for a KIng Street extension to connect with Harding Avenue in M6'iIi'iU. (This realignment 

promised to greatly improve the safety and access between KalmukTlKapahulu and town 

by eliminating the dangerous curves of "Old" WaI'alae Road. The only other traditional 

alternative route hed been to travel across WaikTki.) 177 

The City Planning Commission approved the nama "Walkolu" for a narrow street 

between Lewers Street end Seaside Avenue during a meeting held May 12, 1932.178 

City Ordinance 576, signed May 24, 1932, covered assessments end CIty 

contributions toward costs of the new South King Street extension to Harding Avenue as 

Frontage Improvement No. 62.178 
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On June 16,1932, the City Planning Commission approved diagonal parking 

aiong KOhl5 Avenue from NAmlLhana Street to Kuamo'o Street in order to accommodate 

patrons of Lau Yee Chat Restaurant. 180 

Municipal elections held during November 1932 signaled a new Democratic 

majority on the Board of Supervisors. Govemment staffing was under pubUc scrutiny, as 

the Great Depression forced merging of govemment operations and Republicans were 

criticized as having previously manipulated appointments to special purpose 

commissions for control of spending and patronage.I81.182 AntIcipating the City Board of 

Supervisors' intention to eliminate the City Planning Division of the Department of Public 

Works, on December 29, 1932, members of the City Planning Commission expressed 

concem to Mayor George Fred Wright over the loss of engineering expertise to the 

Commission. Projects still underway included setback lines for streets mauka of the Ala 

Wal Canal; setback lines for streets makal of Kepi'olani Boulevard; street numbering; 

and zoning and subdivision estabUshment and monitoring. The Commission openly 

wondered how the public would be able to access information affeding their 

propertles. l83 The City Board of Supervisors did indeed discontinue funding for the City 

Planning Division of the Department of Public Works effective January 1. 1933.184 

In 1933 the City Department of PubUc Works widened Diemond Head Road. l88 

On July 13,1933. the City Piannlng Commission recommended to the Board of 

Supervisors that Dole Street be extended to University Avenue as part of an ultimate 

plan to COMect Dole Street to Saint Louis Heights Drive in KaimukT. The extended Dole 

Street wouid provide a fourth cross town route to east Honolulu from "town".I88 

The Honolulu Rapid Transit and Land Company began removal of its urban track 

system on June 28, 1934. after purchasing new "Siiver Fleer buses.l87 

136 



City Ordinance 626, dated August 21, 1934, prohibited for public safety purposes 

the erection of gasoline pumps upon sidewalks and required the removal of existing 

sidewalk pumps.188 

The City Planning Commission during October 1934 considered a proposal to 

extend Ala Moana Boulevard from 'Ena Road to connect with KOhifi Avanue. Engineer 

Benjamin Rush notified the Commission that the United States Army would aDow an 

extension of Ala Moans Boulevard only so far in the 'Ewe dIrecIkln as to make an 

Immediate connection to KOhifllmpossible. The Commission then considered as an 

alternative an extension of Ala Wal Boulevard makei to meet Ala Moana Boulevard.189 

On February 28,1935, the City Planning Commission heard representatives of 

the Alexander Young Estate petition for a change in the planned aDgnment of Unlval1ility 

Avanue at Kallkaua Avenue. The Alexander Young plan also would hava provided for 

more uniform boundaries for Its Kallkaua Avenue lots at the cost of continuity of the 

area street plan. The Commission rejected the petItIon.19D 

The Alexander Young Estate then bypassed the City Planning Commission's 

1922 plan by registering a re-subdivislon In Territorial Land Court. As originally 

approved by the Commission In February of 1927, Kal'olu street would have been 

extended makel to Kallkaua Avenue, maintaining the street grid. On April 22, 1935, the 

Estate submitted to the Bureau of Conveyances a new plat for the portion of their 

property 'Ewe of Lewel1il Street. extending an 'Ewe-Diamond Head alley (which 

eventually became Lau'ula street) to their 'Ewe property line near Saratoga Road. this 

new plat provided the Estate with more product to sell as most lots were of substandard 

size (one of which was only 2036 square feet). 

On April 25, 1935, the City Planning Commission examined plans from Lester 

McCoy of the Park Board for (Ala) Moana Park showing a rerouted Atkinson Drive 
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Figura 36: Alexander Young Estate plat flied with Territorial Bureau of 
Conveyances In order to bypass City Planning Commission grid 

Stanley Wright, Land Court Application No. 661, Map 22, (Honolulu: Bureau of 
Conveyances, 1935). (Map location latitude 21.276 North, Longitude 157.826 West) 
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leading directly Into the WaIkIkT entrance of the park and PI'lkoi Street as the 'Ewa 

entrance. The Commission approved the plans.191 

The City Planning Commission at a meeting held June 27, 1935. approved the 

name KInekepoIei Place for a short dead end street off Ala Wai Boulevard. The name 

was suggested by David Diamond in honor of a member of the royel family during the 

lifetime of Kamehameha the Great. The recommandation was then forwardad to the 

Board of Supervisors.l92 

The City Planning Commission on September 3, 1935, approved an Ala Moana 

Boulevard bridge over the Ala Wai (Territorial project) and the extension of Pi'ikol Street 

(City and County project) for Inclusion In the federal PubUc Works Administration 

program.l93 

The City and County of Honolulu had the foDowing WaiklkT or near WaIkIkT capital 

Improvement projects either underway or completed during the calendar year 1936: 

• Kalaimoku storm drain, from Kelikaua Avenue to the Ala Wai Canal, 

necessitated by the filDng In of Army lands at nearby Fort DaRussy; 

• Makee Drain between Makee Road and Kepi'olanl Park; 

• Monsarrat Avanue realignment; 

• Kepahulu Road rolling and grading; 

• Makee Road realignment, filling, and roUlng; 

• Li'ahi Avenue filling and rolling; and 

• PlikT Avanue rolling. 

During this time the City was also engaged In the mapping of existing storm dralns. l94 

On January 23. 1936, the City Planning commission reached a compromise with 

the Territorial Superintendent of Public Works. the Park Board. Hawaiian Dredging 

Company. and the Commission as to the location of an Ala Moana Boulevard bridge 
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over the Ala Wai Canal. The City had praferred a skewed bridge while the TerritolY had 

wanted a bridge constructed at right angles to the canal. An initial compromise had 

placed the new bridge 175 feet mauka of the existing site to allow construction of the 

bridge at right angles to the canal and Increase harbor space. Objections by landowner 

HawaHan Dredging Company led to a final compromise of a bridge built at a right angle 

to the Canal 50 feet mauka of the existing bridge.18S.188.197 

A future staple of urban life made its Initial appearance In Honolulu on Febru&JY 

21, 1936, when the first traffic signal lights were lnatalled at Nu'uanu Avenue and 

Beretanla Streell88 

The functionality of city planning wes somewhat restored when the City Board of 

Supervisors in March of 1936 authorized the Chief Engineer of Department of PubHc 

Works to permit a Bureau of Plans engineer to work part time on city planning with the 

City Planning Commission. Such work had been routine for the office until staff cuts In 

JanuBIY of 1933.188 

On March 12, 1936, a one block connection between 'Ohua and Paoakalani 

Avenues united KIlhIa Avenue In the Hamohamo Tract with Hamohamo Street In the 

Kekio Tract. The City Planning Commission was then asked to determine the name of 

the merged KOhlI! AvenueJHamohamo Street corridor. The Commission recommended 

"KOhlI! Avenue" to the Board of Supervisors.200 

The City Planning Commission chose the name "Nlihua Place" at a meeting held 

on May 7, 1936, for a short dead end streat off Ala Wai Boulevard (NIihua means "light 

rains with trade breezes".) Previous names for the road requested by area residents 

had included "Topping" and "Euclld".2D1 

City Ordinance 665, dated May 28, 1936, by the Board of Supervisors, 

established setback lines on Paoakalanl Streel2112 
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At. a meeting on August 13,1936, the City Planning Commission was notified that 

the Alexander Young Estate had gone to the Land Court to resubdivlde its properties 

mauka of KaJlkaua Avenue in such a way as to exclude City plans for extension of 

University Avenue into Walki1<1. The Commission requested that the Board of 

Supervisors formalize lines for University Avenue and a proposed Nanaulu Street to 

KaJlkaua Avenue to prevent building along the proposed route.203 

On September 10,1936, the City Planning Commission was presented with 

plans by the UlI'uokalanl Estate for subdMsion of their lands near WaIklkJ and Thomas 

Jefferson Schools. At the same time the Territory was considering enlarging the WalklkT 

School property and closing portions of Klneloa Street and Makee Roed. Engineer H. 

L Powell suggested that, should the other roads be closed, Cleghorn Street be 

extended to another planned road on the DIamond Heed side of the subdivision. The 

Commission endorsed the proposal.204 

The subject of subdMsion property near the Waik1kT and Jefferson Elementary 

Schools was again taken up by the City Planning Commission on October 15. 1936. 

The Commission disCIlSsed a three street plan. A 60 foot street ('A!nakea Way) would 

be established immediately 'Ewa of the Thomas Jefferson School In a mauka-makaJ 

direction from Ala Wai Bouleverd to Klnaloa Road. A second 60 foot roadway (Wal 

Nani Way) would parallel the first road. A third road (PuaJani Way). 50 feet wide, would 

be placed 500 feet makaJ of and peraJleI to Ala WaJ Bouleverd and connect to Cleghorn 

Drive. As representatives of the U1I'uoka!ani Estate protested inclusion of the last street, 

the Commission approved only the first two. The Territory was asked to plan any school 

expansion based upon the general street concept.2D8 
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The City Planning Commission altered Its plan for the area Immediately 'Ewa of 

Thomas Jefferson School on October 29, 1936, by adding the third street, to extend from 

Cleghom Streat to the school, at a width of 60 feet. 2D8 

On November 12, 1938, the CIty Planning Commission noted private develaper 

plans that would have consolidated lots along Ala Wal Boulevard and tennlnate Royal 

HawaIIan Avenue at Aloha Drive had been abandonad. The Commission thus 

recommended to the Board of Supervisors that if possible the Initial area street plan be 

fonewed, with Royal Hawaiian Avenue extended (like similar mauka-makal roadways) to 

reach Ala Wal Boulevard.207 

The City Planning Commission ended Its 1936 annual report requesting that the 

Board of Supervisors restore positions of a fun time engineer and office staff to faciUtate 

CIty planning functions.2D8 

During the calendar year 1937 the City and County undertook the widening of 

Kapahulu Avenue by purchasing portions of lots and removing buildings along this route 

to WalklkT. 2D9 

On January 28, 1937, the City Planning Commission approved a plan for the 

area mauka of the Ala Wal Canal In the vicinity of University Avenue between Date 

Street and Kapl'olanl Boulevard. The route for University Avenue was moved 'Ewa to 

avoid further complicating the existing Date Street. Kapl'olani Boulevard, and Kamoku 

Street intersection. This new routing was also considered less expensive to build, 

considering It used the existing rights of way of Kapa'akea and Kalalmoku Streets.210 

That same day the Commission also approved a proposed Territorial Act to 

prevent use of Land Court subdivisions to bypass the City's planning efforts. (This had 

been done by the Alexander Young Estate. As then practiced, the Territorial land office 
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did not recognize the City's planning authority, allowing developers to file with the 

Territory and claim approval by a higher authority than the City.)211 

On February 11,1937, the City Planning Commission officially recognized the 

organization of the Waik'iki Improvement Association and urged their cooperation in local 

Improvement projects.212 

The City Planning Commission, at a meeting held April 8, 1937, heard 

representatives of the Alexander Young Estate and Magoon Estate discuss street 

patterns in Waik'iki. The Alexander Young Estate was again attempting to change the 

street layout in the Lewers Street and Kalalmoku Street areas mauka of Kallkaua 

Avenue. The Magoon Estate protested the proposed width of streets on Its property 

mauka of the Alexander Young properties. The WalkIkT Improvement AssocIatIon asked 

for support In opening up KllhiO Avenue through the area In order to connect with the 

'A!nahau Tract. The Commission took the testimony under advisement and asked their 

engineer for suggestions In constructing a compromlse.213 

The City Planning Commission recommended on April 22, 1937, that a portion of 

Makee Road, extending from Cartwright Road to KallJkaua Avenue, be absorbed Into 

Kapahulu Avenue, so that Kapahulu Avenue would extend from WaI'alae Avenue to 

Kalakaua Avenue.214 

On May 13, 1937, the City Planning Commission advised the developer of a 

small subdMslon at Kllhi6 Avanue and Seaside Avenue that, although the bulk of his 

subdivision followed plans for the district, a 20 foot roadway shown on subdMslon maps 

could not be dedicated to the City because It did not meet the minimum width for City 

streets. The Commission then undertook a discussion of efforts by some subdMders to 

use driveways es a means of evading the subdMslon law, and particulars of block 

widths to prevant such driveway developments.215 
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Territorial Act 207, Regular Session 1937 and dated May 11,1937, created a 

nine person Territorial Planning Board. Included in the makeup of the Board were the 

Territorial Superintendent of Public Works, the President of the Board of Agriculture and 

Forestry, a federal Public Works representative, a licensed architect, and a licensed 

engineer. The Board was to: 

• coordinate ali physical development plans with local, Territorial, and federal 

agencies; 

• regulate public works construction to create construction jobs in periods of low 

employment; 

• coRact information and make recommendations for future planned development 

of land; and 

• determine proper development of neturaJ resources such as water. 

Significantly, Territorial agencies were required to notify and seek comment from the 

Board before undertaking any capital improvement projects.216 

The City Planning Commission noted efforts by some property owners in the 

'Ewa section of WaIk1kT to use the central block ten foot utility aUeys for automotive 

purposes. The Commission's stand on the alleys was that their sole purpose was as a 

utility corridor. The Commission decided to encourage adjoining property owners to 

each use one half of the corridor for landscaping purposes in order to prevent this.217 

City Ordinance 699, effective August 12, 1937, set the location and curb lines of 

Date Street from Kapi'olani Boulevard to Kapahulu Avenue.218 

The City Planning Commission, during a meeting held August 12,1937, 

approved plans for dMded roadways for both Kapi'olanl and Ala Moana Boulevards. 

The approved design had a 28 foot parkway in the center with two 28 foot directional 

roadways on each side. This would allow for two lanes of traffic and parked cars on 
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each side. The pian also provided for the possible addition of another lane In the center 

strip while stiD maintaining a physical separation of directional traffiC.219 

City Ordinance No. 701, effective August 19, 1937, established the location and 

curb lines of Kapahulu Avenue from Wai'a!ae Avenue to Kailkaua Avenue.22D 

Notes from the September 30, 1937 City Planning Commission meeting 

iUustrated Increasing congestion along Kalla Road betwaen Saratoga Roed and Lewers 

Street, complicated by the extension of bus routes Into the area.221 

City Ordinance 721, approved December 10,1937, followed the City Planning 

Commission recommendation prohibiting construction of garages abutting WaikTkT utility 

alleys.222 

During January 1938 Date Street was opened to traffic, offering a second non

WaikTkT route for through traffic from downtown Honolulu to the suburbs of KaimukT, 

Kapahulu, Saint Louis Haights, Pllolo VaHey, and Wilhelmina Rise.223 

Revisions in the City Charter related to planning were discussed by the City 

Planning Commission during a February 10,1938 meeting. Provisions in the proposed 

Enabling Ad. included: 

• setting the terms of the Planning Commissioners to overlap those of the Mayor 

and Supervisors; 

• gMng the Commission control over all subdMslons (and requiring the Land Court 

to receive written approval of subdMsion plans before recording them); 

• providing the Commission with authority over building on mapped streets; 

• mandating that the Commission produce a comprehensive master plan; 

• requiring Commission approval for changes in the master plan or a vote of no 

less than five members of the City Board of Supervisors to overturn the decision 

of the Commission.224 
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Also on February 101lt the City Planning Commission was notified that the 

Alexander Young Estate might proceed with an unapproved subdMslon mauka of 

Kallkaua Avenue between Seaside Avenue and Kalaimoku Street The Young project 

had streets narrower than the City minimum and would have blocked the through use of 

two streets on the City plan that the nearby Magoon Estate had agreed to place across 

their property. The Commission made its position clear by referring the matter to the 

City Attorney and asking whether City services such as sewar and water connections 

could be denied for failure to follow the City's subdMsion ordinance.22& The threat to 

withhold City services apparently had the desired effect. The City Planning Commission 

was advised on March 3, 1938, that the Alexander Young Estate would comply after ail 

with City subdivision regulations for atreat widths and cooperate with nearby property 

owners to ensure through sbeets between Kallkaua Avenue and Ala Wai Boulevard.228 

On March 17, 1938, the City Planning Commission recommended the name 

Nohonanl ("sitting pretty", a nickname for Queen Lili'uokalanl) Place to the Board of 

Supervisors for a dead end street between Seaside Avenue and Nlhua Streat off Ala 

WaI Boulevard. 227,228 

The City Planning Commission heard Raiph Comell, City Planning Engineer and 

Landscape Architect of Los Angeles, CalIfornia, on April 21, 1938, discuss city planning. 

Cornen emphasized the importance of strict adherence to a master plan once adopted, 

citing Beverly Hills as an example. He also detailed the concept of "parkways. that 

allowed speed and enhanced aesthetics by creation of green strips on either side of the 

highway rather than aiJowing business development228 

As part of a meeting held September 22, 1938, the City Planning Commission 

recommended atreat names for the area immediately 'Ewe of Jefferson Elementary 

School. ·Pualanl Way ("royal flower") was given as the name of a two block atreat 
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between Paoakalanl Street and '},jnakea Way. "wai Nanl Way" ("beautiful waterj would 

designate a street between Kineloa Road and Ala Wai Boulevarcl.230,231 

Lewis Mumford, internationally known city planning writer. was Invited by the City 

Park Board in 1938 to conduct a study of HonoIuIu's parks and playgrounds. Included in 

his study, released September 25, were statements declaring that existing City planning 

efforts had failed to provide access to the waterfront, preserve views, make use of the 

trade winds; or prevent "spotty and erratic· development. He condemned the 

Independent planning by Individual government units than occurring In WaikikT, citing the 

recent disagreements between the Territorial Public Works Department and the 

municipal Parks Board over the design of the Ala Moana BoulavardiAia Wal Canal 

Bridge. Mumford recommended that "by-pass· avenues be constructed to improve 

traffic flow between the 'Ewe and WaikikT sides of town. He rejected the Idea of a bridge 

over the Ala Wai Canal linking MAnoa Valley directly to central WalklkT because it would 

ruin the visual unity and beauty of the canal.232 

City Ordinance 768. effective December 20, 1938, established setback lines on 

Nohonanl Place between Ala Wal Boulevard and the planned KOhl6 Avenue 

Extension.233 

City Ordinance no. dated December 27. 1938, established setback lines for 

NAhua Place between Ala Wal Boulevard and the planned KOhi6 Avenue Extension.234 

Territorial Ad. 242, of the Regular Session of 1939, dated May 16.1939 and 

effective June 1, 1939, gave Territorial recognition of the City Planning Commission and 

its efforts to create a Honolulu city plan. This Ad. had several Important provisions. 

• The Commission was given a minimum budget floor to be provided by the City 

Board of Supervisors. 
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• The Commission was required to prepare a city pian by December 31, 1941. The 

master plan was to cover all public and private improvements, zoning, etc., 

providing for future growth and development of the city. 

• The Commission was to develop subdMslon rules and regulations. No real 

estate development could be recorded at the Territorial Bureau of Conveyances 

or the Land Court without first being approved by the Commission, ending major 

loopholes used to bypass regulations in the past. 

• The Commission became an executive rather than an advisory body. It was 

given the right to zone on Its own Initiative. The City Board of Supervisors 

needed five votes to override the Commission. (ThIs high number would support 

most Commission actions. )236.,238 

On January 5, 1939, the City Board of Supervisors authorized funding for a full 

time engineer and draftsman as recommended by the City Planning Commission.Z17 

This greatly facilitated the planning effort by providing the Commission with professional 

expertise and provided the pubUc with permanent contact personnel. 

A City Planning Commission subcommittee examining the subdMsion law made 

three recommendations to the full Commission on January 5, 1939: 

• Immediate emphasis be placed upon the creation of a master pian to guide 

subdivision development; 

• legislation be undertaken to pool small or Irregular lots into a comprehensive 

subdivision layout; and 

• the subdivision ordinance be changed to prohibit Issuance of building permits 

within any subdivision not approved by the Commlsslon.238 

The City Planning Commission, during a meeting held on January 26,1939, 

discussed proposals to reconstruct the McCully Street Bridge. The Commission 
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recommended eventual abandonment of the McCully route in favor of Immediately 

constructing the long planned, Minoa-Walk1kT direct route proVided by a Unlveralty 

Avenue Bridge.Z19 

The City Planning Commission was advised on January 26, 1939 by Engineer 

Charles Welsh that the Hobron Estate was considering plans to develop Its properties 

along the mauka side of Ala Moans Boulevard between the Ala Wai Bridge and 'Ens 

Road. The Hobron proposal was site specific and had few connections to adjoining 

properties. Engineer Welsh offered several alternative Ideas using through streets and 

taking the surrounding area into account Welsh was instructed to bring his suggestions 

to the Hobron Estate and other nearby property owners.240 

On March 3D, 1939, the City Planning CommiBBlon examined a revised Hobron 

Estate subciMslon plan for part of Its properties DIamond Head of the Ala Moans Bridge. 

The new Hobron plan provided for an 80 foot right of way for Ala Moana Boulevard 

between the bridge and Kalllkaua Avenue, with eo foot rights of way for streets within 

the subdMsion. utilities would be underground, with water, sewer, sidewalks, and street 

lighting completed before land sales began. The Commission accepted the bulk of this 

plan, recommending that the City purchase an additional 20 feat along the makal side of 

Ala Moana Boulevard in order to accommodate a 100 foot right of way.241 

The City Planning CommlBBion on July 13, 1939, reiterated Its position 

concerning minimum street widths In an update of the subdMslon law. 

• Major thoroughfares should be at least 100 feet; 

• minor &treats 40 feet; 

• dead end &treats 30 feet with a turning radius of eo feet; 

• service alleys a minimum of 30 feat If under 400 feat In length or 40 feet If ovar 

400 feat In length. 
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Minimum residential lot sizes would be 5100 square feet with a minimum width of 60 feet 

and an average depth of not less than 85 feet. 242 

The City Planning Commission during a September 7, 1939 meeting endorsed 

widening the right of way of Kalalmoku Street to 70 feet In order to tie In with the 

extension of University Avenue Into WaIki1<T.243 

The City Planning Commission on October 5, 1939, decided to further Increase 

the width of Kalalmoku Street in WaikTkT to 90 feet to accommodate plans for the 

University Avenue extension. The President of the University of HawaI'i also requested 

that the newly extended street retain the University Avenue name.244 

On October 28, 1939, the City Planning Commission heard representatives of 

Kapi'olani Bouleverd property owners, the Outdoor Circle, and the Traffic SafetY 

Commission discuss two proposed designs for the roadway. The original Commission 

recommendation had a center traffic island with trees separating traffic while the majority 

of property owners wanted no separation. The Outdoor Circle favored the center park 

strip, as did the Traffic SafetY Commission in concern for traffic separation and 

pedestrians. The Commission took no adlon pending a legal opinion of the 

Commission's authority over road design.246 

4.4.8 STREET DEVELOPMENT 1940-1949 

On January 10, 1940, the City Planning Engineer Issued a Progress Report on 

the Master Plan to the City Planning Commission. Much work had been done on 

mapping the city on 500 foot to the inch and 200 foot to the Inch drawings showing both 

existing and planned inf.astructure. Upcoming decisions would need to be made as to 

the location of the arterial highway and the updating of the zoning code. Problems with 
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irregularly shaped landholdings were a particular problem in subdMs/ons and road 

placement. 248 

The City Planning Commission on January 11, 1940, approved a 10 foot building 

setback on either side of Kapi'olani Boulevard in lieu of the previously planned center 

planted strip rejected by Boulevard property owners.247 

The City Planning Commission on February 1, 1940, recommended to the Board 

of Supervisors that setback lines be established immediately on Launiu Street between 

KOhi6 Avenue and Ala Wai Boulevard before any private buiJding was construded within 

the right of way.248 

The City Planning Commission, during a meeting on May 23, 1940, approved 

plans for creating a second, parallel road to the existing KalIkaua Avenue within 

Kapi'olani Park. 248 

On June 13,1940, the City Planning Commission approved the subdMsion plan 

of Magoon Brothers for "WaIkOO Acres". The subdMslon was to be built on either side of 

Launiu Street near KOhi6 Avenue.2l5O 

Lester McCoy, Superintendent of the Park Department, edvised the City Planning 

Commission on June 27, 1940, that the Department's plans did not Include a University 

Avenue extension across Ala Wal Park and Into Walklki.261 

On July 11, 1940, the City Planning Commission was notified that both the 

Planning Commission and City Engineering staffs had agreed to a compromise width for 

University Avenue of 90 feet, with a park strip of 14 feet and decreased sidewalk 

space.2li2 

On July 18, 1940, the City Board of Supervisors advised the City Planning 

Commission that the Board was abandoning plans to extend Launlu Street from KOhi6 
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Avenue to KaJlikaua Avenue because of private construction within the desired right of 

way.21S3 

The City Planning Commission received a recommendation from the Planning 

Engineer on August 1. 1940. to create a new street makai of Ala Wai Boulevard between 

Launlu and Lewers Streets. He suggested a land swap with nearby landowners to 

connect the new street to KaJlikaua Avenue by using part of the WaIklI<T Sewage 

Pumping StatIon lot 254 

The City Planning Commission during a September 12. 1940 meeting approved 

the name "Walkolu Way" for a private road mauka of KaJlikaua Avenue.266 

City Ordinance 862. effective October 23. 1940. created an assessment program 

for Frontage Improvement No. 66 located on KapI'olenl Boulevard from Ward Avenue to 

KaJlikaua Avenue.-

City Ordinance 865, dated November 27. 1940. updated the Subdivision 

Ordinance as part of the development of the General Plan. Included ware subdivision 

registration and approval requirements; filing of bonds; provisions for cohesion with 

surrounding streets; minimum street widths and grades; utilities requirements and 

locations; block widths; lot sizes; building restrictions; the right of the City to refuse 

acceptance of substandard roads; and penalties for noncompllance.2&7 

On January 30. 1941. the City Planning Commission recommended to the Board 

of Supervisors that the deadline for completion of the Master Plan would need to be 

extended to December 31, 1943. The Commission recommended that grade data for 

proposed streets be omitted from the Master Plan In order to speed production of the 

document, and that the Territorial Legislature consider placing some method of 

consolidating odd shaped land plots for re-subdivlsion within the Master Plan.268 
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City Ordinance 891, dated April 26, 1941, organized City and County resources 

and services in the event of a major calamity. Twenty-two divisions were created to 

undertake specific functions such as power and light, communications, transportation, 

law enforcement, tire protection, water supply, medical needs, air raid warning, etc.2IilI 

The City Planning Commission decided on May 1, 1941, to renew its 

recommendation to the City Board of Supervisors to undertake a frontage improvement 

for a proposed street shown on the Master Plan between Launiu and Lewers Streets. 

Property owners In the area hed been In communication with the Commission and were 

willing to contribute two thirds of the cost of the project if the City would pay one third.28lI 

On May 8, 1941, the City Planning Commission heard representatives of the 

HaiekOlani Hotel request assistance in solving traffic problems at the intersection of Kalla 

Road and Lewers Street The problem had become more acute since bus line traffic 

had been routed around the mauka 'Ewe comer. A plan to round off the corner was 

proposed as a temporary measure to the City Board of Supervisors until Kalla Road 

could be wldened.281 

The City Board of Supervisors notified the City Planning Commission on May 22, 

1941, that the Governor had signed Senate 8111474, postponing the deadline for 

completion of the Master Plan to December 31, 1943.282 

Kapi'olani Boulevard improvements, from Ward Avenue to Kalllkaua Avenue, 

were completed June 1, 1941, using Works Projects AcImlnIstration labor. Included were 

construction of sewers, drainage, paving, curbs, Sidewalks, and Ilghts.-

The City Planning Commission, during a meeting held on July 10,1941, 

approved the name "KaI'ollf ('cool ocean") Street for a new road between Ala Wai 

Boulevard and KDhi6 Avenue, between Launiu and Lewers Streets. The name was then 

sent to the Board of Supervisors for finel approval.284• 285 
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On July 31,1941, the City Planning Commission discussed private driveways, a 

frequent method used by developers in the past to evade access width regulations. 

Minimum widths for rights of way and pavements ware set based upon the number of 

dweUings S8IYed and the length of the driveway from the public street. 

• Any driveway longer than 100 feet. serving 2-3 single famDy dwelUngs on a lot of 

more than 5000 square feet. would require a minimum width of 12 feet 

• Any driveway up to 250 feet in length, serving either two to eight single famUy 

dweUlngs or two to eight duplex dwelUngs, wss required to have a 20 foot right of 

way and a 16 foot pavement. This would allow both parking on the side and 

access to the dwellings. 

• In situations in excess of the above, a 30 foot right of way and 18 foot pavement 

would be required. 268 

City Ordinance 915, dated August 5, 1941, established the assessment structure 

to finance Frontage Improvement No. 67 along Launlu Streel287 

The contract for Launlu Street Improvements was Issued to J. M. Tanaka on 

August 8,1941, and completed by September 30111
• Total construction costwss 

$12,165.01.268 

On September 25, 1941, City engineers recommended to the City Planning 

Commission that McCully Street be widened to 80 feet between South Beretanla Street 

and Ala Wal Boulevard in order to make It a major urban route. Widening wss to occur 

by creating ten foot setback lines on either side of the street. and by having the Honolulu 

Rapid Transit Company remove its tracks from the right of way since the street cars that 

had traversed the rails were no longer in use.2S9 

The City Planning Commission, during a meeting haId October 2, 1941, 

expressed a willingness to accept smaller lots from developers along KOhl6 Avenue 
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Impacted by widening of the street. (ExIsting plans called for an 18 foot setback In order 

to widen the street to 56 feet, creating situations where building lots would be reduced in 

sIze.f1" 
The "M Day" (Mobilization Day) bID was approved by the Governor on October 4, 

1941, allowing him to enact or suspend any government rules or regulations he might 

deem necessary in the event of an emergency.271.m 

On October 9, 1941, City engineer Charles Welsh reported to the City Planning 

Commission that his office had prepared a Major Street Plan for the City as pert of the 

Master Plan. (This plan was the forerunner of the Lunalilo or H-1 Freeway and would 

follow mostly existing streets, connecting Dillingham Boulevard, Vinayard Street, Lunallio 

Street, Bingham Street, and WeI'alae Avenue in order to Improve cross town trafIIc.f13 

The Honolulu Board of Supervisors notified the City Planning Commission on 

October 9, 1941, of their mutual desire to widen McCully Street, but directed that the 

new setback lines be ent/rely on the Diamond Head side of the street. 274 

The City Planning Commission on October 16, 1941, recommended to the 

Honolulu Board of Supervisors that 14 foot setback lines be established on either side of 

Hamohamo Street in anticipation of its absorption Into KOhl5 Avenue. This was pert of a 

plan to create KQhi5 Avenue through from Kalakaua Avenue to Kapahulu Avenue.D6 

In response, the Honolulu Board of Supervisors, on October 30, 1941, notified 

the City Planning Commission of their desire to Increase the width of Hamohamo Street 

from 22 to 4Q feet rather than the 50 foot width recommended by the Commisslon.27G 

City Ordinance 932, effective November 17, 1941, instituted one way traffic 

patterns in the "congested district" (I.e. downtown). The traffic pattern would be changed 

considerably after the declaration of war due to military orders and other acts of the 

Board of Supervisors. m 
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City Ordinance 933, effective November 24,1941, established curb lines and 

grades for Kai'olu street from KOhi6 Avenue to Ala Wai Boulevard.278 

On December 4, 1941, the City Planning Commission recommended to the 

Honolulu Board of Supervisors that utilities be constructed underground along Ala 

Moana Boulevard.278 

Just prior to the outbreak of hosti6tles in 1941, buDdings were removed from the 

projected Ala Moana Extension right of way through Fort DeRussy. A total of $3,_ 

was expended for this purpose.280 

The City had also decided to develop a road parallel to Kallkaua Avenue within 

Kapi'olani Park using City crews after rejecting private contrador bid proposals as 

excessive. The estimated cost of the work was $70,000.281 

The Japanese attack in December 1941 led to martial law, the redireclion of 

resources, and the suspension of many cMlian focused capital improvement projeds 

during 1942 including: 

• Ala Moana Boulevard Improvement between Ala Wai Bridge and KalAkaua 

Avenue; 

• Kai'olu Street Frontage Improvement; 

• two additional parallel lanes of Kallkaua Avenue through Kapl'olanl Park. 282 

During 1942 the City Planning Commission continued work on the Master Plan 

for Honolulu. Included were initial studies of arterial routes and major thoroughfares; 

development of standardized sectional maps of utilities, roads, drainage, and other 

infrastrudure; idees for off-street parking; and proposed legislation to facilitate the 

Commission's work. The recommended legislation included organizing street layouts 

ahead of grade establishment; gMng the City Planning Commission authority over 

Territorial Department of Public Works and Territorial Planning Board projects within the 
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city; prohibiting awarding of utility pennlts to unapproved subc!Mslons; and an additional 

time extension for completion of the Master Plan.283 

City Ordinance 946, effec:tive January 6, 1942, banned overnight street perking 

for a period of more than 1 hour between 0200 and 0800 each day.2M 

The Master Plan for the McCully-Kapahulu District (bounded by KalAkaua 

Avenue, South King Street. Kapahulu Avenue, and Ala Wei Boulevard) was discussed 

by the City Planning Commission on February 8, 1942. 

• University Avenue would have a 90 foot right of way with a 10 foot center 

planting strip. University Avenue was seen as the logicallocetlon for a bridge 

over the Ala Wai linking Minoa with WaiklkT. 

• McCully Street would have an 80 foot right of way made possible by acquiring an 

additional 20 feet on the DIamond Head side. The McCully Street Bridge over 

the Ala Wal Canal would be repaired until funds became avaUable for a 

University Avenue Bridge, at which time a decision would be made whether to 

retain the McCully span. 

• Isenberg Street. from South King Street to Kapl'otanl Boulevard, was to have a 

70 foot right of way to accommodate traffic movement from Honolulu Stadium. 

• Date Street. from Kapi'olanl Boulevard to McCully Street, was to have a 70 foot 

right of way, and from McCully Street 'Ewa the width was to be 56 feet foUowing 

the existing Citron Street right of way. (Previous plans to extend Date Street 

further 'Ewa were abandoned.) 

• Punahou Street was to continue as a four lane road to Ume Street to allow an 

additional connection to KalAkaua Avenue. 

• Kapi'olani Boulevard, from KalAkaua Avanue to Harding and South King Streets, 

was to have a 100 foot right of way and 20 foot center planting strip. 
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• Minor streets were to have a 40 foot right of way and 26 foot pavement. 

Necessary utilities for this area were already planned, under construction, or completed. 

Drainage, however, would need additional design and construction within some sections 

of this district. 285 

The Master Plan for the Kewalo-Ala Moana District was reviewed by the City 

Planning Commission on February 19,1942. 

• The Queen Street right of way would be widened to 76 feet and the road 

extended to connect with Ala Moana Boulevard. 

• Halekauwila Street would have a right of way of 76 feet and also be extended to 

Ala Moana Boulevard. 

• Auahl Street would have a right of way of 60 feet and be extended beyond Ward 

Avenue in the DIamond Head direction to service planned hotel and apartments 

closer to WaikOO. 

• PI'lkoi Street would serve as a major entrance to Ala Moana Park. For this 

reason the street makei of Kepl'olani Boulevard had already been developed as 

a 100 foot right of way complete with centrel planting strip. Mauka of Kaprolanl 

Boulevard, PI~kol was to have an 80 foot wide right of way until It reached South 

King Street. 

• Pensacola Street was to have a 56 foot right of way between South King Street 

and Kepl'olanl Boulevard and a 60 foot right of way from Kepl'olanl Boulevard to 

Auahl Street (No plans were made to extend Pensacola between Auahl Street 

and Ala Moana BoUlevard.) 

• Atkinson Drive, a then existing 80 foot private right of way owned by the 

Hawaiian Dredging Company, would be acquired and Improved with an overpass 

constructed at Its Intersection with Kepi'olani Boulevard. 
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• Ke'eaumoku Street was to be extended from South KIng Street to Kapi'olani 

Boulevard as an 80 foot right of way. 

• Minor streets were to have 50 foot rights of way. Included were service roads 

parallel to Kapj'olani Boulevard for access to off-street parking. 

Utilities for this area were in differing states of readiness. Private utility 

companies were asked to submit their proposals to accommodate planned streets. 

Sanitary sewer work was adequate only within the mauka developed section. City 

engineers recommended a ganeral field survey be conducted to detennine how best to 

resolve stonn water drainage problems.288 

The Master Plan for the WaIk1kT-KaI/a District (bounded by the Ala Wal Canal-Ala 

Moana Boulevard-WaIk1kT Beach-Kapahulu Avanue) was discussed by the City Planning 

Commission at a meeting held February 26, 1942. 

• The Engineering staff brought up the fact that WalklkT had developed In two 

different periods. The older WaiklkT, Diamond Head of Ka'/Ulanl Avenue, 

featured the narrow streets common before the advent of the automobile. The 

newer WaIk1kT, 'Ewe of Ka'lulani Avenue had wider streets and the benefit of 

development under rules set by the City Planning Commission. More plaMlng 

coordination between the two arees wes deemed necessary. 

Street widening and extension proposals were then discussed. 

• Kallkaua Avenue, from the Ala Wal Canal to Kapahulu Avenue, should be 

reconfigured. Using the ten foot building setbacks already established on either 

side of the street, the Commission recommended the roadway be reconstructed 

to provide a ten foot sidewalk and 16 foot centraJ planting strip along its entire 

length. 
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• Ala Moana Boulevard should be extended as a 100 foot right of way with a 20 

foot central planting strip from the 'Ena Road-KaHa Road intersection to Kallkaua 

Avenue. 

• Kala1moku Street should be widened to a 90 foot right of way (and 10 foot central 

planting strip) as an extension of University Avenue Into WaiklkT. 

• KOhl6 Avenue was to be completed across the than existing gap between 

Seaside Avenue and Kanekapolei Place as a 70 foot right of way. (A decision to 

widen or use a one way traffic pattern on KDhi6 Avenue bet\Tl88n Ka'iulani and 

Kapahulu Avenues remained undetermined.) 

• Kalla Road was proposed as a 60 foot right of way through Fort DeRussy, 

subject to approval by tha United States Government. 

• Saratoga Road was proposed for redevelopment as a 60 foot right of way, 

pending a grant of 20 feet along the 'Ewa side of the street by the United States 

Government. 

• Beach Walk and Lewers Street were to become one way streets. 

• An established 75 foot right of way along the 'Ewa side of the Ala Wal Canal was 

to be developed as a pedestrian promenade rather than as a street 2If7 

On February 26, 1942, tha City Planning Commission expressed concern about 

military emergency projects under construction that disregarded the Master Plan. It was 

determined that contacts be increased with the responsible military authorities at once to 

explain tha importance of the Master Plan and tha activities of the Planning 

Commlsslon.288 

The Master Plan for the WaikIkT-Diamond Head DIstrict was discussed by the 

City Planning Commission on March 5,1942. 
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• Kapahulu Avenue was to be widened to a 100 foot right of way with a 20 foot 

central planting strip from KaJlkaue Avenue to PIkT Avenue. 

• PIkJ Avenue was to be widened as a major street to connect DIamond Head 

Roed to Ala Wal Boulevard. 

• Kana'ina Avenue was to be extended and meat Li'ahi Avenue. 

• Li'ahl Avenue was to be extended to meet Ponl M6'T Road.289 

On May 28, 1942, the City Planning Commission recommended to the Board of 

Supervisors that due to numerous problems with the use of City owned utiJIty alleys by 

adjacent property owners in WaikikT, future subdivisions should contain utility easements 

instead.290 

The Master Plen for the WaIk1kT-KaUa and WalklkT-Diamond Head DIstricts was 

the subject of a public hearing held by the City Pfenning Commission on July 30, 1942. 

Protests ware heard from businesses along KaJlkaua Avenue who, much like their 

brethren along Kapi'olani Boulevard, claimed that installation of a central planting strip 

would Inhibit business access. Protests ware also made by property owners along 

DIamond Heed Roed, Koko Head of Ponl M6'T Roed, who would lose the front portion of 

their lots to road widening.291 

On August 6, 1942, the City Planning Commission placed in the Master Plan the 

10 foot building setback along Kapi'olani Boulevard that hed been recommended in 1940 

in Oeu of a central pJenting strip.282 

The City Planning Commission on August 27, 1942, received protests filed by the 

business community concerning the proposed central planting strip for the length of 

KaJlkaua Avenue. Protesting companies included Bishop Trust Company, Hawaiian 

Trust Company, DaIrymen's Association, Shell 011 Company, Standard 011 Company, 

and Consolidated Amusement Company. 
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Support for the planting strip came from members of the general public 

concerned about the safety of pedestrians crossing an otherwise wide expanse of 

road.283 

The Master Plan for the McCuUy-Kapahulu and Kewalo-Ala Moana Disbicts was 

the subject of a public hearing held by the City Planning Commission on September 10, 

1942. Objections were received from the public over plans for the width of University 

Avenue and the University Avenue bridge over the Ala Wal Canal. Bishop Trust 

Company representatives also objected to City plans to extend Auahi Street to Atkinson 

Drive, stating that such an extension would encourage through traffic In an area the 

DUlingham Interests planned for apartments using a cul-de-sac design.294 

The Master Street Plan for the WaikOO-Kalia and WaikOO-Diamond Head Districts 

wes formally endorsed by the City Planning Commission on September 17,1942. Final 

&treat elements of the Master Plan for WaikOO-KaIla included widening Kallkaua Avenue 

from 80 to 100 feet with a 16 foot medial strip; the width of KOhl6 Avenue between 

KlJakaua and Seaside Avenues was set at 70 feat, betwean Seaside and Ka'iulani 

Avenues widened to 70 feat, between Ka'iulani and Kapahulu Avenues 66 feet; 

Kapahulu Avenue widened to 104 feet; and Kalaimoku Avenue widened to 90 feet 285. 29B 

The Master Plan for the McCully-Kapahulu and Kewalo-Ala Moana Districts was 

formaHyadopted by the City Planning Commission on October 9, 1942. Of particular 

interest was a section of the Kewalo-AIa Moana District Plan where the Commission 

kept the Auahi Street extension to Atkinson Drive protested by the Bishop Trust 

Company, but offered the Company the option of reaxamlnlng the Issue should a master 

plan for the extensive Hawaiian Dredging landholdings be brought before the 

Commisslon.297 
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City Ordinance 966, effective October 20, 1942, established setback lines for 

PIkl' Avenue to accommodate widening of the street. 298 

On January 19, 1943, the City Planning Commission suggested to the Mayor that 

legislation be sought to create a City Realty Corporation. This Corporation would be 

designed to facilitate street layouts in areas of irregular property lines. This Corporation 

would purchase property, reorganize It. upgrade utilities, and offer the original owners 

first right of repurchase. The Corporation would be non-profit. and utilize a revoMng 

fund.299 

Bus shelters were suggested by the Outdoor Circle at a meeting held on January 

22, 1943.300 

The City Planning Commission on February 19, 1943, recorded complaints 

received from Kalikaua Avenue property owners over Issuance of a building permit 

within the ten foot setback. The "temporary" structure had been approved by the Military 

Govemor's Office and a bond paid for its eventual removel. This being the case, the 

Commission felt itself unable to change the situation.301 

The City Planning Commission and the Honolulu Rapid Transit Company held 

negotiations on May 28, 1943, over the development of bus shelters throughout the City. 

It was determined that. although the City could not finance shelter construction, It could 

negotiate for the purchase of adjacent property needed for such shalters and mainteln 

those shelters located on public property. Eleven shelters were proposed, two of which 

were located at the intersection of Kapi'olanl Bouleverd and Kalikaua Avenue - one on 

the makai-Diamond Heed side and the other on the mauka-'Ewa comer.302 

The City Planning Commission, Board of Water Supply, Board of Health, 

Department of PubUc Works, Bureau of Plans, Superintendent of Buildings, and City 

Attomey's Office held a meating on June 11, 1943, to discuss coordination between City 
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Ordinance 865 (which regulated the subdMsion of land within the City and County of 

Honolulu) with the new Master Plan's SubdMsion Rules and Regulatlons.303 

On October 1, 1943, the City Planning Commission approved preliminary 

subdMslon plans for property owned by the Queen Emma Estate subject to the ten foot 

setback requirement previously estabrlShed along KaJAkaua Avenue and a right of way 

reservation for establishment of KOhlfl Avenue across the mauka central portion of the 

property.304 

The City Engineer notified the City Planning Commission that es of December 

23, 1943, nineteen sections of the Master Plan had been completed and thirteen reports 

written.305 

The City Department of Public Works had the following projects underway during 

1944: 

• 'O/lua Avenue drain; 

• storm drain system from Coyne Street to Hausten Street; 

• storm drain system In the Kapl'olanl BoulevardlUnlverslty AvenueiAianalo 

Streem area; 

• Dole Street extension (from the Pineapple Research Institute to Cooke Fleld).308 

On April 14, 1944. the City Planning Commission approved a proposal to place 

within the Master Plan a realignment of Date Street across Mo'oheau Street to connect 

to Kilauea Avenue. This was seen es creating a main thoroughfare needed in the 

area.307 

Street lighting was fully restored from the military ordered emergency dim out 

conditions on July 21, 1944.308 

During the later half of 1944 a ten year nst of postwar capital improvements was 

completed by the City Planning Commission and Department of Public Works. Included 
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were buildings, bridges, highways, flood control, sewerege, water supply, and off-street 

parking. Projects were to be financed through City appropriations and, whenever 

possible, Territorial appropriations, frontage assessments, and improvement district 

assBssments. Major WaIkIkT and near WaIkIkT road and road related projects are listed 

below: 

• Kai'otu Street Extension from KOhlCl Avenue to Ala Wai Boulevard; 

• Ala Moana Boulevard Extension from Ala Wai Bridge to KalAkaua Avenue; 

• KaIAkaua Avenue parallel road completion through Kapl'olanl Park; 

• University Avenue Bridge over the Ala Wai Canal; 

• University Avenue Extension, King Street to Ala Wai Canal; 

• replacement of bridges over the MAnoa-PAlolo Drainage Canal for (Old) 

WaI'alae Road, Kapl'olani Boulevard, and South King Streete; 

• Coyne Street Drain Extension (in M611i'iIi impacting Alanaio Stream); 

• Pi'ikol Extension from King Street to Kapi'olani Boulevard; 

• Kapahulu Drainage, covering the area from Alohea Street to Campbell 

Avanue, and KaimukT Avenue to Monsarrat Avenue; and 

• McCully Tract Drainage covering the area bounded by McCully, South King, 

and Coolidge Streete, and Kapl'olani Boulevard.309 

On November 10,1944, the City Planning Commission was provided with a 

study conducted by architects V. N. Osslpoff, Phillip Rsk, Allen Johnson, Alfred Preis, 

and James Morrison offering suggestions on Honolulu's urban problems and the Master 

Plan. The study wes city wide and recommended the adoption of one wey sb eets, 

creation of off-street parking facilities, and an overpass at the Kapl'otani BouIevard

KalAkaua Avanue intsraectlon. The Commission invited the architects to attend a future 

meeting of the Commission In order to gather more Input. 310 
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The position of Traffic Engineer within the City Department of Public Works 

Division of Public Safety was created and funded December 1, 1944. This position was 

created to facirltate coordinating the Installation, maintenance, and operation of the 

increasing number of traffic safety faciJities and programS.311 

The City Planning Commission issued its comprehensive Master Plan in 

December 1944 "In order to coordinate all public improvements". The RepoTt began with 

statistics on existing population levels and automobile use, predicting that the end of 

wartime restrictions on travel and fuel, combined with a retum to more normalized 

prewar growth levels in population and automobile use, would tax existing ground 

transportation systems. Investment in facilities would be necessary to provide 

reasonable traffic flow. A land use survey noted that parts of the municipality were 

deteriorating and that automobiles were dispersing growth. The Commission felt that 

growth had gotten ahead of planning such that govemment was dealing with immediate 

needs without coordinating them with future development. The Commission concluded 

that rapid movement along main roads must be provided to both passenger and 

commercial vehicles. It recommended a "mauka arterial" highway to bypass the centrai 

business district. a "makei elevated roadway" along the waterfront, and a superhighway 

to link Honolulu with windward O'shu via Kallhi Valley. Road wldenings were also 

suggested, including Kapahulu Avenue from Kallkaua Avenue to PAkT Avenue as a 108 

foot right of way; PAkT Avenue from Ala Wal Boulevard to Poni MO'T Road as a 108 foot 

right of way; University Avenue (extended) from Kallkaua Avenue to O'shu Avenue as 

90 foot and 76 foot rights of way; and Ala Moana Boulevard from the Ala Wal Bridge to 

Kallkaua Avenue as a 100 foot right of way. 

Alleviation of parking problems through development of five off-street parking lots 

was suggested for downtown Honolulu, but none for WaikOO. Rnancing through bonds, 
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taxes, and user fees was discussed. Legislative recommendations of the Report 

Included: 

• changes to the improvement laws to assess those benefiting from off-street 

parking; 

• requirement that all subdivision maps approved by the Planning Commission be 

recorded by the Bureau of Conveyances; 

• municipal funding to acquire proposed street setbacks as demand rises for use of 

the property; 

• empowering the City to rehabilitate and reorganize blighted areas through the 

use of a revolving fund; and 

• again extend the deadline for completion of the Master Plan.312 

On January 12,1945, the City Planning Commission discussed a desired change 

in Territorial law to permit use of improvement districts for creation of off-street parking 

facillties.313 

The City Planning Commission at a meeting held July 27,1945, asked its 

engineering staff to prepare drawings for an overpass at the Kapl'olanl Boulevard

KaJAkaua Avenue intersection to alleviate traffic congestion there.314 On August 17, 

1945, the Commission was able to study those designs.316 

A one way traffic plan for KaJAkaua Avenue through Kapl'olani Park was 

approved by the City PIannlng Commission and sent to the Board of Supervisors on 

September 21, 1945. This plan would have altered the alignment of KaIAkaua Avenue at 

Ponl M6'T Road.31S 

The City Planning Commission wrote the University of Hawai'l Board of Regents 

on December 21, 1945, to explain the Commission's support of two projects Impacting 

the University. The first was the extension of Dole Street to St Louis Heights DrIve to 
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Improve cross town traffic. The second was the development of Kanewal Park. Both 

projects had become embrollad in a lawsuit between the City and County of Honolulu 

and the Territory of HawaI'i over KInewaIlands desired by the University for expansion 

of the Minoa Campus.Sl7 

On January 31, 1946, the City Planning Commission endorsed the KOhlO Avenue 

Extension Project (actually ·connection" between Seaside and Ka'iulani Avenues). 

KOhiO Avenue was to have a 70 foot right of way. Ka'iulanl Avanue was also to be 

rebuilt with a 60 foot right ofway.31B 

The City Planning Commission was notified by the Board of Supervisors on 

February 14, 1946, that no money was available in the municipal budget for the KOhlO 

Avenue Extension. The Board also advised the Commission that It believed that the 

owners of the adjacent property should both dedicate lend for the project and absorb Its 

costs under the 100 percent provision of the Improvement Statutes.319 

On March 7, 1946, the City Attorney notified the City Planning Commission that 

the developers of Kahakal Drive off privately owned AtkInson Drive were required to 

provide paved access between their property and government roads. WhIle this would 

be possible to undertake through the creation of an Improvement district. in the existing 

sitUation along Atkinson Drive the devek)pers owned less than 60 percent of the length 

of the street and thus would have to either absorb the total cost themselves or reach an 

agreement with the other property owners to also pay for Improvements.320 

The City Planning Commission recommended to the Board of Supervisors on 

March 28, 1946, that the extended right of way necessary for the widening of McCully 

Street be Immediataly acqulred.321 

The City Planning Commission on June 20, 1946, responded to an Informal 

request made by property owners along the proposed Ke'eaumoku Street Extension for 

168 



establishment of an improvement district from South King Street to 290 feet makal of 

Kapl'olani Boulevard. The Commission recommended the establishment of such a 

district to the Board, predicated upon the extension of Ke'eaumoku makai to Ala Moans 

Boulevard as part of the Improvemant and tha understanding that the existing zoning 

would not be changed.322 

The City Planning Commission during the same meeting went on record 

endorsing the proposed 80 foot right of way for McCuUy Street and retaining the McCuny 

Bridge over the Ala Wai Canal after construction of the projected University Avenue 

Brldge.323 

The Bishop Trust Company (agents for Hawaiian Dredging Company) on June 

27, 1946, notified the City Planning Commission of the landowner's willingness to join in 

a future improvement district program to extend Ke'eaumoku Street to Ala Moans 

Bouleverd.324 

The City Attorney's Office notified the City Planning Commission on June 27, 

1946, of Its legal opinion that the establishment of setback lines in the Master Plan did 

not hold the same weight as Ordinances containing such provisions because 

Ordinances Included the mechanism for purchase or acqulsltion.325 

On July 25, 1946, the City Planning Commission received an offer from 

developer Ruddy Tongg concerning the last major subdMsion to be buUt on the WalkikT 

peninsula. ThIs subdMslon was located mauka of Ala Moans Boulevard In the Hobron 

Lane area. Tongg proposed to restrict building within setbacks planned for Ala Moana 

Boulevard and Hobron Lane and to post a $50 bond per foot of proposed roadway 

construction. The Commission gave final approval to the Ala Moana Boulevard lots, 

suggested immediate dedication of land for the widening of Hobron Lane, and creation 

by the Board of Supervisors of an improvement district for the area.328 
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The City Planning Commission and Honolulu Rapid Transit Company held a 

conference on August 5, 1946, to determine how best to remove no longer used Transit 

Company rails from the streets. The Transit Company agreed to uproot its tracks and 

City crews paved over the trenches.327 

The City Planning Commission was notified by Ruddy Tongg et a meeting held 

September 5, 1946, that a $60,000 bond had been filed guaranteeing the construction of 

improvements within his Kahakai Drive subdivision off Atkinson Drive. Tongg also 

stated that he no longer felt obligated to post a similar bond for the Atkinson frontage of 

this same subdivision because the Board of Supervisors had decided to finance 

Atkinson Improvements through an improvement district. 328 

The City Planning Commission Zoning Committee on September 19, 1946, 

recommended approval of a proposed subdivision to be developed by Tongg in the 

Hobron area on the Walki1<T peninsula (Tax Key 2-6-11-07) containing 12Iots.328 

On November 14,1946, the City Planning Commission Zoning Committee 

recommended approval of a subdivision of Hawaiian Dredging Company property along 

Atkinson Drive to facilitate road widening.330 

Hobron district developer Ruddy Tongg filed a plat map with the Territorial 

Bureau of Conveyances on January 14,1947, outlining his plans for the area. The land 

involved the majority of the block bounded by Ala Moana Boulevard, Hobron Lane, and 

'Ena Road. (The only deviation was a separate property at the comer of Hobron Lane 

and 'Ena Road. )331 Unlike previous subdivisions, this Tongg project began as a 

collection of walk up apartments and businesses rather than single family homes. 

The City Planning Commission was notified two days later by developer Tongg 

that he was prepared to deed to the City the area needed for widening Hobron Lane. 

The Commission voted to accept this offer.332 
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The City Planning Commission on January 23,1947, approved a subdivision 

request from Charles Parrent to dMde his property located near the makal side of 

Hobron Lane (Tax Key 2-6-11) Into two lots, each of which was over 40,000 square feet. 

Included in the proposal was the dedication of land for the widening of Hobron Lane.333 

The City Planning Commission subsequently received a second request from 

Charles Parrent for the City to accept the deed for his portion of the widening of Hobron 

Lane. The Commission voted a second time to accept the offer and recommended that 

the Board of Supervisors initiate the nee e Bsary improvement district. 334 

The City Planning Commission on February 20,1947, approved the subdMslon 

of property owned by Nam Yee Chun along Ala Wai Boulevard between Seaside 

Avenue and Nohonanl Place. The subdMslon was designed to accommodate the future 

extension of Nohonanl Place to reach KOhl6 Avenue.33Ii 

Also on February 20,1947, the municipal Traffic Safety Commission 

recommended that the planted medial strip be removed along Kallikaua Avenue 

between Ala Wai Boulevard and 'Ena Road to ease congestion occurring when buses 

stopped for passengers at Kallikaua Avenua and 'Ena Road. The CIty Planning 

Commission instead recommended that Kalikaua Avenue be widened at this location 

and the planted medial strip remaln.338 

The City Planning Commission on April 24, 1947, was contacted by the Hawaiian 

Dredging Company as the company wished to express Its support for civic 

improvements in the Ke'eaumoku Street area. The company was willing to deed any 

land it owned that was necessary for completion of the &treat makal from South King 

Street to a point 290 feet below Kapl'olani Boulevard; provide an 80 foot right of way 

betwaen that point and Ala Moana Boulevard; pay Its share of 2J3 the coat of road 
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Figura 37: Ruddy Ton1111's KaJo'o aubdlYlalon In the Kalla tract, 1947. 

Included on the Map are Parcels to be UtIlized for the Widening of Hobron Lane and Ala 
Moans Boulevard. 

A. Paul Low, Land Court Application 852, Map 15, (Honolulu: Bureau of Conveyances, 
1947). (Map location latitude 21.276 North, Longitude 157.826 West.) 
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Improvements; and provide any temporary drainage necessary for the project. The 

Commission endorsed this project. 337 

On June 12, 1947, the City Planning Commission was notified again by the City 

Attorney's Office that adoption of the Master Plan was not a substitute for enactment of a 

setback ordinance. The John '17 Estate had sought to use a portion of the building 

setback area along KalAkaua Avenue that the Master Plan had reserved for road 

widening purposes. However, no setback ordinance had been established In this case 

as a precursor to the actual road widening. The Attorney's office considered the latter 

step essential to enforcement of any setback. 338 

The Chief Engineer and Planning Engineer on June 19, 1947, conferred with 

United states Army representatives about potential routes for extension of Ala Moana 

Boulevard mauka of 'Ena Road. The Army did not look favorably upon a City proposel 

to cross a portion of Fort DeRussy to link Ala Moana Boulevard with KOhi6 Avenue.338 

The City Planning Commission on June 26,1947, voted to extend Ala Moana 

Boulevard to Kalikaua Avenue along the 'Ewe side of Fort DeRussy rather than follow 

the 'Ena Road corridor or cross Fort DeRussy to connect directly to KOhi6 Avenue. The 

reasons for this decision were shortness of the route, more limited property acquisition 

costs, existing build up of the 'Ena corridor, refusal of the military to consider the cross 

Fort DeRussy route; lack of protests to this alignment; and recent subdivision of 

properties anticipating the approved alignment 340 

The Traflic Safety Commission on July 17, 1947, recommended that the City 

Planning CommiSSion and the Territory determine the future status of the Ala Wal 

Boulevard right of way balwaan Ala Moana Boulevard and Kalikaua Avenue. The 

existing intersection of Ala Wai Boulevard and KalAkaua Avenue was sean as a traflic 

hazard.341 
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On August 14,1947, the City Planning Commission referred to the Board of 

Supervisors the name Kaio'o Drive ("great body of water or sea") for the loop road within 

the Tongg Kalia Tract off Hobron Lane.342 

The City Planning Commission on September 4, 1947, heard a proposed street 

layout change for the Hobron area 'Ewa and mauka of the Tongg development This 

would involve extending Makaoe Lane to the Ala Wai Canal, then turning the road makai 

along the existing right of way for Ala Wai Boulevard, and then further turning the road In 

the Diamond Head direction to connect with Hobron Lane. The purpose of this plan was 

to provide access to the areas 'Ewa of Hobron Lane while removing dangerous 

Intersections at Ala Wai-Ala Moana Boulevards and Ala Wai Boulevard-Kalikaua 

Avenue.343 

The City Traffic Safety Commission subsequently requested on September 25, 

1947, that the Planning Commission conaiderfor safety reasons the elimination of Ala 

Wai Boulevard as a roadway between KalAkaua Avenue and Ala Moana Boulevard. 

(The right of way would instead be used for pedestrians only.) The PIaMlng 

Commission decided further study was warranted for this proposal.344 

The City Planning Commission was notified on October 2, 1947, that both the 

street and water system Improvements for Ruddy Tongg's subdMslon bounded by Ala 

Moana Boulevard, Hobron Lane, and 'Ena Road had been completed. The Commission 

voted that the developer's performance bond be retumed.345 

In January of 1948 the City Planning Commission voted to recommend to the 

Board of Supervisors that they consider the construction of a four lane overpass at the 

Intersection of Kapl'oIani Boulevard and Kalikaua Avenue.345 The City P1aMlng 

Commission gave the Board of Supervisors an estimate of $472,000 to construct an 

overpass 930 feat long and 66 feat wide. The necessity of the structure, however, 
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publicly came into question because the potential bridge over the Ala Wal Canal at 

University Avenue might significantly lessen traffic at the Kapi'olanl Boulevard-Kalllkaua 

Avenue Intersectlon.347 

The City Planning Commission reached agreement with TIde Water AssocIated 

011 Company on January 29,1948, to allow a new masonry building to be built In the 

road widening setback along Kalalmoku Street. The Company agreed that once the 

road widening project began, the Company would demolish their building at their own 

expense.348 

The Honolulu Board of SUpervisors passed Ordinance 1107 on April 16, 1948, 

covering the City's share of costs for Frontage Improvement 72, along Atkinson Drive 

between Kapl'olani and Ala Moana Boulevards.348 

On July 15, 1948, the City Planning Commission responded to actions by the 

Board of Supervisors reducing the width of the proposed Ala Moana Boulevard 

Extension from 100 to 50 feat and requesting that the military allow redirection of the 

Extension to connect with Kaleimoku street (University Avenue Extension). The City 

Planning Commission recommended on July 15, 1948, that the Board maintain the 100 

foot right of way plan ending at Kalikaua Avenue until the military would commit to the 

KalalmokU connection.3IIO 

On July 22, 1948, the City Planning Commission received funds totaling 100 

percent of the estimated coat of street improvements and utilities In a proposed 

subdMsion owned by Archibald Mark In the block bounded by Ala Moana Boulevard, Ala 

Wei Boulevard, LTpe'epe'e street and Hobron Lane. The subdMslon received approval 

for recordation and the Issuance of building permits.381 

That same day the City Traffic Safety Commission requested information from 

the City Planning Commission as to the latest plan for Ala Wal Boulevard between 
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Kallikaua Avenue and Ala Moana Boulevard. The City Planning Commission stated that 

the plan was for a 56 foot right of way with the remaining 21 feet set aside for sidewalks 

and foliage.352 

The City Planning Commission on September 16, 1948, recommended to the 

Mayor and Board of Supervisors that land be purchased immediately for the proposed 

widening of KOhli) Avenue between Ka'iulani and Kapahulu Avenues. Instigating this 

move was notification that a landowner at Paoakalani Street and KOhli) Avenue would be 

seeking permits to conatruct an apartment buDding extending Into the 1 B foot right of way 

set aside for the widening of KOhii) Avenue.353 

The Territorial Highway Department advised the City Planning Commission on 

October 21, 1948, that in their estimation, conatructlon of a permanent Intersection at Ala 

Waf and Ala Moana Boulevards would create a traffic hazard close to the Ala Moana 

Bridge. Instead the Department planned to avoid this situation by creating no 

Intersections along Ala Moana Boulevard until Hobron Lane.354 

On November 1 B, 1948, the City Planning Commission was presented with a 

proposed further subdivision of property owned by Ruddy Tongg In the Hobron area. 

Tongg had planned his original Hobron area subdivision around widened roads. 

Unfortunately the City had not started an improvement district. leaving Tongg with smaO 

parcels betwaen the existing right of way and the lots he had sold. Tongg wished to get 

rid of these small parcels and planned to offer them to the adjacent new property 

owners. Under pressure from this proposal, the Board of Supervisors subsequently 

authorized the City Attomey to negotiate for acquisition of the propertles.3S5 

The Territorial Board of Harbor Commissioners notified the City Planning 

Commission on December 2, 1948, that it agreed with a Planning Commission proposal 

to extend Hobron Lane makal of Ala Moana Boulevard to provide access to the Ala Waf 
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Boat Harbor. The Board of Harbor Commissioners subsequently planned to approach 

the Hobron Estate about this plan.3lia 

On February 3, 1949, the City Planning Commission recommended to the Board 

of SupeNisors that the next Legislature consider creating a fund for purchase of rights of 

way needed for road widening in accordance with the Master Plan and setback 

ordinances. A fund of $200,000 to $250,000 was suggested. S57 

City Ordinance 1162, dated August 4, 1949, established curb Ones and grades 

for Ala Wal Boulevard between Kallkaua Avenue and Ala Moana Boulevard.3lia 

4.4.9 STREET DEVELOPMENT 1960-1954 

In 1950, due to the post war Increase In automobile use, the City decided to 

undertake an expanded program to paint street center lines and to mark legal parking 

spaces.359 

The City and County had the following WaikOO or near WaikOO capital 

improvement road and road related projects either underway or complated during the 

calendar year 1950: 

• Ala Wai Canal retaining wall foundation replacement along Ala Wai Boulevard; 

and 

• Kapi'olani Boulevard Bridge over the Mlnoa-PAlolo Drainage Canal.381) 

On May 11, 1950, the City Planning Commission voted to remove any mention 

within the Master Plan for a proposed roadway off Ala Wal Boulevard Diamond Head of 

the canal in the Ala Moana area. Plans for the proposed roadway had never been 

finalized and construction had overtaken the road right of way so that the Commission 

decided to drop the project altogather.381 



Figure 38: Aerial photograph of Hobron area showing Tongg subdivision and Ala 
Wai Boat Harbor, 1950 

Negative No. 1996.116, Hawai'i State Archives 
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City Ordinance No. 1213, dated October 13,1950, created Frontage 

Improvement District No. 75 to cover the costs of Improvements along Ala Wal 

Boulevard from Kallkaua Avenue to Ala Moana Boulevard.382 

On November 2, 1950, the City Board of PubUc Parks end Recreation notified the 

City Planning Commission that it did not agree with the Commission's suggestion that 

the Monsarrat-Kalllkaua Avenue intersection be remodeled Into a "T" design. The Board 

did not feel safety concems of the existing "Y" Intersection warranted the cost of 

remodeling. The Board did, however, agree to provide $40,000 from the Kapl'olanl Park 

bond fund towards development of new parking areas nearby.383 

On December 21, 1950, the City Planning Commission heard a suggestion from 

the general public to acquire a missing 137 foot segment of Tusitala Street. Acqulsition 

would provide a connection between Ka1ulanl end UlI'uokalanl Avenues as shown on 

the Master Plan. The Commission endorsed the proposal and also recommended that 

the Board of Supervisors widen Cleghom Street between Kapuni and Kaplft Streets.384 

In 1951, the 355 foot Kapahulu Storm Drain was constructed to clear excess 

runoff from streets in the Diamond Head area of WaIkiki end Kapi'oIani Park. 385 

A public hearing held by the City Planning Commission on January 25, 1951, 

dealt with traffic problems in the narrow Lewers Street corridor. Parklng had alreedy 

been banned during peak hours there, but congestion continued to be a problem. Two 

options ware considered: widening the street to a 56 foot right of way or creating a one 

way traffic system. Concems were expressed that widening the street would destroy the 

aesthetics of the area. Landowners also questioned whathar the newly widened Ala 

Moana Boulevard would relieve through traffic in the area. After hearing testimony the 

Commission decided to recommend a one way street system for both Lewers Street and 

Beach Walk to the Board of Supervlsors.368 
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On February 1,1951, the City Planning Commission was asked by a property 

owner on Lemon Road whether the City intended to condemn a planned 10 foot setback. 

The Commission went on record recommending that the Board of Supervisors condemn 

the Lemon Road strip as well as a similar segment along Paoakalani Streel3fIT 

The City Planning Commission on February 23, 1951, received protests from 

George Kimball, owner of the HaiekCllani Hotel, and the Board of Public Parks and 

Recreation over the possible one way traffic pattem for Lewers Street and Beach Walk. 

Kimball was concerned about potential limits on access to his hotel, while the Board of 

Public Parks and Recreation wanted to prevent creation of a left turn lane from Kalllkaua 

onto Beach Walk through the small Beach Walk Triangle Park. 388 

The City Board of Public Parks and Recreation submitted a preliminary Master 

Plan for Kapi'olani Park to the City Planning Commission on May 24, 1951. The 

Commission compared the Parks Board plan with its own. 

• The Parks Board recommended widening Li'ahi Avenue to 100 feet while the 

Commission plan had favored PIlkT Avenue. The Commission noted that the 

Le'ahi route would not separate park lands as much as the PIlkT Avenue route. 

• Acceptance of the Le'ahi Avenue route led to questions of how to use the land 

freed by the closing of PakT Avenue-perking or expansion of the Zoo? 

• Closure of Monsarrat Avenue near Kalllkaua Avenue would greatly increase 

peripheral traffic around the park. The Commission recommended examination 

of a "T" intersection for Monsarret at Kalakaua or a traffic circle. 

• The intersection of Kapahulu and Kallikaua Avenuas appeared complex and 

needed restudy.3&9 

On July 19,1951, the City Planning Commission received word from the City 

Attomey's Office that laws similar to the Commission's proposed off-street parking 
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requirements for businesses had passed constitutional requirements in other 

jurisdictions on the mainland.37o 

On the same date the Board of Public Parks and Recreation notified the City 

Planning Commission that the Board would comply with the Commission's request to 

keep Monsarrat Avenue open to KaIAkaua Avenue and change Hs plan for Kapi'olanl 

Park accordingly.371 

The Board of Public Parks and Recreation similarly notified the City Planning 

Commission on August 2, 1951, that due to the Commission's disepproval, the closure 

of PAkT Avenue had been abandoned by the Board. (The Commission had questioned 

the use of the PAkT site for parking as PAkT was distant from the beach.)372 

The Board of Supervisors in September 1951 requested that engineering 

specifications be completed for a traffic overpass at the Kapl'oIanl Bouieverd-KaIAkaua 

Avenue intersectlon.373 

City Planning Commission Resolution No. 402, dated October 11,1951, set a 30 

day window within which developers would be required to decide whether or not to 

dedicate streets, easements, and other improvements to the City upon complation of 

their subdivision. Should the decision be to dedicate to the City, the conveyance of such 

improvements was required within the same time frame.374 

The City Planning Commission on October 1B, 1951, responded to a proposal by 

the Board of Supervisors placing a roadway on the 'Ewa and mauka sides of the Ala Wai 

Canal, from Ala Moana Boulevard to Kapahulu Avenue. The Board was looking for 

altematives to building a traffic overpass at the Kapl'olanl Boulevard-KaIAkaua Avenue 

Intersection. The Commission replied that the 'Ewa and mauka road would create major 

intersectional problems at Ala Moana Boulevard, KalAkaua Avenue, and McCuUy 

streets; destroy the Ala Wai Park; require bridges over the Makiki Ditch and MAnoa-
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Piliolo Drainage Canal; remove four greens on the Ala Wal Golf Course; and cost an 

estimated $985,000. For these reasons the Commission did not endorse the 

proposal. 378 

City Planning Commission Resolution No. 402, setting a 30 day window within 

which developers would be required to decide whether or not to dedicate streets, 

easements, and other improvements to the City, became effective November 19, 

1951.378 

City Ordinance 1266, adopted December 27, 1951, recognized the Inadequacy of 

parking facilities on private property by rescinding Ordinance 1128 related to ovemight 

parking, thus maklng overnight parking on public sbeets legal agaln.377 

In 1952 the City established Off Set (i.e. ·contraflow") traffic lanes during rush 

hours on South King Street in M6'iII'iJj and Kaprolani Boulevard along its entire Iength.378 

The City and County had the following WalklkT or near WalkikT capital 

improvement road projects either underway or completed during the calendar year 1952: 

• McCully Tract Improvement District; 

• Ke'eaumoku Street extension between South King Street and Kapl'olani 

Boulevard; and 

• Dole Street Bridge.378 

On February 1, 1952, the first parking meters in the City were installed in 

downtown Honolulu.38O 

City Ordinance 1284, dated March 31,1952, created Frontage Improvement 

District No.70 to cover the costs of Improvements to Kal'olu Street. 381 

The City Planning Commission on October 9, 1952, discussed public concems 

expressed by property owners R. J. Smith and Roy Kelley over City plans for a 70 foot 

KOhl6 Avenue right of wey In the existing road gap between Seaside and Ka'iulani 
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Avenues. Complaints were expressed about potential bottlenecks at Seaside Avenue 

(where the street would narrow to 40 feet) and at Ka'iulani Avenue (where the street 

would narrow to only two lanes); removal of a group of 30 well photographed palm trees; 

and potential increases in through traffic that the widened road would entail. The 

Commission responded that eventual development of the Queen Emma Estate lands 

would increase area traffic and place further demands on the road system. Although 

KOhi6 wes a secondary road, it wes indesd being planned as a through artery from 

Kalllkaua to Kapahulu Avenues in order to relieve congestion on KaIIlkaua. Despite the 

protests, the Commission decided to adhere to the Master Plan and widen KOhi6 

Avenue between Seaside and Ka'iulani Avenues to 70 feet.-

The City Planning Commission was informed of the opposition of the Outdoor 

Circle to the Commission's planned widening of KOhi6 Avenue on November 6, 1952. 

The Circle protested that the widening wouid result in the destruction of many trees. The 

Commission. however, reaffirmed its stand to widen the road.383 

The City Planning Commission on November 26, 1952, was presented with 

preliminary cost figures for the widening of KOhi6 Avanue between Ka'iulani and 

Kapahuiu Avenues. Land, engineering, and contingencies were to cost $544,699. The 

Commission accepted this figure and voted to hold a pubHc hearing.384 

The City Planning Commission conduded the public hearing on the widening of 

KOhl6 Avenue between Ka'iulanl and Kapahulu Avenues on December 16, 1952. Two 

issues were under consideration. The first was whether to widen KOhl6 Avenue from its 

original two lane width to an originally proposed 56 foot right of way as shown on the 

Master Plan. The second was a proposal by the Commission to change the Master Plan 

to retied a KOhi6 Avenue right of way of 70 feet Widening of the street to either new 

width would involve removal of foliage and buildings, the specifics of which would 
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depend upon the right of way width chosen and the side (or sides) the additional road 

footage would be taken from. Landowners in the area objected to reconstructing KOhll) 

Avenue as a major traffic artery; condemning private property along Kahll) Avenue 

instead of using existing pubDc land to widen Ala Wai Boulevard; and condemnation of 

street frontages potentially making their remaining propertias too small for practical 

development 38Il 

During 1953 the City and County had the following Waik11<T or near Waik11<T 

capital improvement road projects either underway or completed. 

• installation of 122 new incandascent street lights on KaJlkaua Avenue from King 

Street to Monsarrat Avenue; 

• McCully Tract Improvement District; 

• Kapi'olani Boulevard Extension to Beretanla; and 

• Dole Street Bridge.388 

On January 15,1953, the City Planning Commission received a staff report on 

potential traffic flow for a widened KOhil) Avenue. The Commission discussed the 

possibility of lowaring the projected speed limit to 25 mOas per hour In order to force 

more through traffic onto Ala Wal Boulevard and placate the Kahil) Avenue 

landowners.387 

The City Planning Commission continued a public hearing on the proposed 

widening of KOhii! Avenue on January 22, 1953. Landowner objections again wars 

voiced to widening plans and suggestions were made to move through traffic away from 

the area. Altemative routings Included extension of Ala Moana Boulevard to the Ala 

Wai; one way road pattems on 'Olohana and Kuemo'o Streets if such an extension was 

not constructed; developing a road along the mauka side of the Ala Wal Canal; and 

constructing a University Avenue bridge over the Ala Wal Canal. The Commission 
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Director tried to counter landowner concerns by stating that studies suggested KaIAkaua 

Avenue would continue to absorb the bulk of through traffic while a widened KOhl6 

Avenue would be used mostly by locals.388 

The City Planning Commission on January 29, 1953, was presented with a 

building request on land at Paoakalanl and KOhi6 Avenues designated for road 

widening. The Commission forwarded the request to the Board of Supervisors to 

provide funding for acquisition of the land as designated in the Master Plan.389 

City Ordinance 1333, dated March 11, 1953, created Frontage Improvement 

DIstrict No. 79, establishing curb lines and grades for Hobron Lane from Ala Moana 

Boulevard to 'Ena Road.390 

On April 9, 1953, the Board of Supervisors notified the City Planning Commission 

that no money was available to purchase land within the ten foot setback along 

KaIAkaua planned for future street widening. As a result, the Board had agreed to allow 

a business to expand into the setback area provided that, when condemnation did occur, 

the building addition would be removed at no expense to the City.391 

The Honolulu Chamber of Commerce notified the City Planning Commission on 

May 5, 1953, of Its position favoring widening of KOhl6 Avenue to the existing Master 

Plan width of 56 feet rather than the Commission's recommendation of 70 feel The 

Chamber's reasoning was the existing Master Plan width would encourage through 

traffic to move around, rather than through, WaiklkT.392 

City Ordinance 1338, adopted May 20, 1953, established the finance mechanism 

for Frontage Improvement District No. 79 located on Hobron Lane, between Ala Moana 

Boulevard and 'Ena Road.393 
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Figure 39: Options for widening KOhiO Avenue considered by the City Planning 
Commission. 19&3. 

Honolulu Advertiser, "Proposed Improvement," May 8, 1953, (p. AB, col. 4). (Map 
location latitude 21.276 North, Longitude 157.826 West) 
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Figure 40: Kiihi6 Avenue Improvement District, central WaikikT, 1953 

Honolulu Advertiser, "$600,000 WaikikT Improvement District: August 28, 1953, (p. 13, 
col. 6). (Map location latitude 21 .276 North, longitude 157.826 West.) 

The City Planning Commission voted on June 3, 1953, to delete a roadway 

proposed in 1951 along the 'Ewa side of the Ala Wai Canal that would have removed the 

Ala Wai Promenade. The reasons for the removal included traffic problems that would 
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have been created at both Ala Moana Boulevard and Kalilkaua Avenue. The 

Commission recommended Insteed that a traffic overpass be constructed at the 

Kapl'olanl Boulevard-Kalilkaua Avenue Intersection.394 

On August 6;1953, City Planning Commission member Kenneth Roehrig, an 

architect and member of the Chamber of Commerce, suggested that Kalilkaua Avenue 

be moved mauka to Koa Avenue to provide space for a promenade and hotel sites.386 

The City Planning Commission on August 20, 1953, met with landOWl18rs in the 

Lewers Street, Kalia Road, and Helumoa Road area to discuss proposals to widen thosa 

streets. 

• The Lewers Street right of way would be widened from 40 feet to 56 feet, costing 

an estimated $119,000 for land acquisition, demolition, and construction. The 

City would pay 1/3 of the cost, while the landOWl18rs would be assessed 2/3. 

Total landowner cost estimate was $79,000. 

• The Kalia Road right of way would be widened from 44 and 30 feet to 56 and 44 

feel The landowner's 213 share of costs would be $99,000. 

• The Helumoa Road right of way would be widened from 30 feet to 44 feel The 

landowner share of costs would be $74,000. 

An alternative plan would make Beach Walk one way makal and Lewars Street 

one way mauka. The majority of landowners objected to the widening project 398 

The City Planning Commission on September 3, 1953, received a 

communication from Richard Kimball, owner of the HalekOlani Hotel and representing 

Kalia property owners, supporting most of the alternative proposal to the widening of 

streets in the area. Specifically, the landowners wanted Seratoga Road to be widened 

from Kalla Road to Kalilkaua Avenue; parking eliminated at least temporarily on Lewers 
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Street; conversion of Lewers Street to a one way mauka pattem; conversion of Beach 

Walk to one way makai; and rerouting of public bus service away from the area.397 

Also on September 3, 1953, the City Planning Commission recommended to the 

Board of Supervisors that the Ka'lulani Avenue widening project be extended from 

Prince Edward Street makai to Kallkaua Avenue. The Matson Navigation Company 

was planning to construct a major new hotel on the 'Ewa side of Ka'lulan! Avenue and 

desired road improvements facing Its property.398 

The City Planning Commission on November 12, 1953, examined a report 

submitted by the Territorial Highway Engineer extending the Makal Arterial (Ala Moana 

Bouleverd) from Kallkaua Avenue to Ala Wal Boulevard. The Commission questioned 

the need for this project. as the Commission's data showed the bulk of Walk1kT traffic to 

be local rather than through.399 

On November 16. 1953, the first segment of the "Mauka Arterial" (todey's H-1 or 

Lunalilo Freaway) was opened to the public between Alexander Street and Old WaI'a1ae 

Road.4DD 

The City Planning Commission was presented with designs for overpasses at the 

Kapi'olanl Boulevard-KaIAkaua Intersection on December 3, 1953. While both designs 

allowed left turns from left lanes In order to conserve spece, one plan allowed 

connections in all directions while a second plan pared down allowable tums. Cost 

estimates were $1,750,000 and $1,400,000 respectlvely.401 

On December 3, 1953, the City Planning Commission heard a presentation by 

the Hotel Committee of the Chember of Commerce on a plan to reroute Kallkaua 

Avenue. The area In mind was located between Ka'iulani and Kapahulu Avenues. 

Moving Kallkaua mauka, first along Koa Avenue and then a similar distance mauka until 

Kapahulu would provide spece for a public beach promenade and beach hotel sites. 
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Establishment of a govemment agency empowered to condemn, purchase, and sell land 

was suggested. While dlscusslon occurred about the stimulation of the local economy 

that the plan might foster, issues of finance, recent opposition to the widening of KQhii) 

Avenue, and the plights of both smaD landowners and present occupants received scant 

attention In this presentation.402 

The Chamber of Commerce met again with the City Planning Commission on 

December 17, 1953, to present financing details for its KalAkaua Avenue realignment 

project Realignment of KalAkaua was expected to cost $2,029,421 and to be financed 

by a bond issue amortized through the Fuel Tax fund. The Commission voted to 

approve the proposal as part of an overeliland use project subject to satisfactory plans 

for consolidation of properties, adequate road access (including KQhii) Avenue), and a 

zoning plan.403 

During the year 1954 the City and County had the following Waik1I<T or near 

WaIk1ki capital improvement road projects either underway or completed: 

• KQhli) Avenue Extension and Improvement District; 

• McCully Tract Improvement District; 

• Dole Street Extension; and 

• Kapl'oIanl Boulevard Extension to Beretanla.404 

The City Department of Public Works reported In 1954 that it had 378 parking 

meters opereting within Waik1I<T.406 

On January 19,1954, the City Planning Commission again dlscllssed Territorial 

plans to extend the Makai Arterial (Ala Moana Boulevard) mauka to Ala Wai Boulevard 

In the block between Pa'D and Nlu Streets. It was the Commission's belief that 

constructing University Avenue over the Ala Wal Canal to Kalaimoku Street and 

Saratoga Road would be a better plan. Thus the Commission voted to send data 
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supporting its position to the Territorial Highway Department, disapprove the Territory's 

plan, and recommend the University Avenue bridge proposal to the Territory.408 

City Ordinance No. 1382, approved February 17,1954, located curb lines and 

grades for the KOhi6 Avenue Extenaion (actuaUy connection) between Seaside and 

Ka'iulani Avenues.407 

The City Planning Commission and the Traffic Safety Commission on February 

18, 1954, both received a request from the Board of Supervisors to examine prohibition 

of parking along the mauka side of Ala Wal Bouleverd. Also included was the possible 

widening of the street to accommodate an additional traffic lane.408 

Also on February 18,1954, the City Planning Commission replied to questions 

from the general public conceming plans for Wal Nani Way and KIlhiO Avenue. The 

Commission stated that there existed no scheme to extend Wal Nani Way to KIlhI6 

Avenue because doing so would conaume land proposed for extension of both Waikt1<T 

and Thomas Jefferson Schools. The widening of KIlhi6 Avenue between Ka'iulani and 

Kapahulu Avenues was to serve as a secondary, not major, route through the area to 

entice local traffic away from Kalllkaua Avenue.409 

The City Planning Commission on February 25, 1954, discussed three options to 

widen Ala Wai Bouleverd. The existing street had a 75 foot right of way and the Board 

of Supervisors had asked for information on creating an additional traffic lane. 

• Scheme A would protect most of the existing palm trees on the mauka side of the 

street by only removing three feet of grass on the mauka side and six feet on the 

makai side. The cost was estimated at $331,600. 

• Scheme B would remove most of the mauka trees. The maUka side would be 

widened 11 feet while the makal side six feet Four moving and two parking 

lanes would be the result. 
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• Scheme C would widen the mauka side nine feet. Four 11 foot lanes and 

parking on one side would be available at a projected cost of $106,800. 

The Commission decided to refer this information to the Outdoor Circle and the Chief 

Engineer of the City and County.41D 

The City Planning Commission held a public hearing on March 3, 1954, to 

discuss the realignment of Kallkaua Avanue and widening of KOhi5 Avenue between 

Ka'iulani and Kapahulu Avenues. The Chamber of Commerce made a presentation of 

projected tax benefits in favor of the realignment The Matson Navigation Company, 

however, questioned the benefits of moving Kallkaua inland. Matson aMounced that it 

had hired the firm of Belt, COllins, and Associates to make a study of WaiklkT traffic 

patterns and examine suggestions such as the use of one way streets on the 

peninsula.411 

On March 17, 1954, the Director of Planning discussed the WaikTkT Maater Plan 

in a meeting with the City Planning Commission. The existing Maater Plan called for 

increasing the right of way for Kallkaua Avenue from 80 to 100 feet; connection of KOhi5 

Avenue between Seaside and Ka'iulani Avenues at 70 feet, reconatrudlon of KOhi5 

between Ka'iulani and Kapahulu Avenues at 56 feet; Kapahulu Avenue right of way 

increased to 104 feet; Kalalmoku Street right of way widened to 90 feet, and creation of 

public beach space Diamond Head of the Surfrider Hotel. Suggestions for major 

overhauls of the Maater Plan included one way streets; realignment of Kalikaua 

Avenue; widening of Lewers Street and Ala Wai Boulevard; erection of an overpass at 

the Kapl'olanl-KBiDkaua Avenue intersection; extension of the makal arteriai to Ala Wai 

Boulevard; and creation of public off-street parking facilities. Consideration of such 

major changes led the Director to ask that the Commission determine its objectives in 

WaiklkT-WaikTkT as a tourist resort or WaiklkT for both local and tourist use.412 
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The City Planning Commission voted on March 18, 1954, to approve Scheme C 

for the widening of Ala Wai Boulevard and fOlW8rd the plan to the Board of Supervisors. 

Scheme C would widen the pavement to 52 feet by moving the street curb mauka by 9 

feet, and creating four 11 foot and one eight foot traffic lanes. The road widening would 

necessitate the removal of nearly all the coconut trees along the mauka side of the 

street, bringing into question the advisability of replanting them within the remaining nine 

foot space between the street and canal wall. Cost of the project was estimated at 

$107,000.413 

The City Planning Commission on March 25, 1954, discussed with its staff a 

development study of WaikikT including both transportation and land use. The hiring of 

an outside traffic engineer and urban planner was considered to assist local staff in this 

effort. Names promoted for traffic engineer included Eugene Maier, Director of Traffic 

and Transportation of Houston, Texas; and Theodore Matson, Director of the Yale 

Bureau of Traffic and Transportatlon.414 

The City Planning Commission on April 29, 1954, heard a request by landowners 

affected by the widening and adjustment of &treats near KahiO, Ka'iulani, and 

KAnekapolei Avenues. Under the City plan, Ka'iulani Avenue was to be widened from 

Kallkaua Avenue to Prince EdWard Street. At Prince Edward Street the existing 

Ka'iulani Avenue turned right to parallel the route of the old 'ApuakAheu Stream and 

moved into a highly developed area. The City planned to extend Klnekapolei makai to 

meet Ka'iulani and create a widened, straight route between Kallkaua Avenue and Ala 

Wai Boulevard. The landowners hoped that the City would close either Ka'iulani or 

KAnekapolei between Prince Edward Street and KahiO Avenue and let them gain land 

back. The Commission decided that it could not legally engage in such a land swap, 
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and that the landowners' proposal would negate the traffic benefits of the existing City 

plan.415 

The City Planning Commission also reviewed suggestions for financial help in 

hiring planning consultants for updating the WaiklkT Master Plan. The Commission 

noted that the Plan currently Included: 

• development off Ala Moana Pari<; 

• an overpass at the Kallikaua Avenue-Kapl'olani Boulevard intersection; 

• widaning of Kailikaua Avenue to Include a medial strip; 

• University Avenue bridge over the Ala Wal Canal; 

• PlikT Avenue widening and medial strip; and 

• open areas along WaiklkT Beach. 

Proposed changes to the Master Plan included: 

• rerouting of KaiAkaua Avenue mauka; 

• new intersection at Kallikaua and Monsarrat Avenues; 

• widening of Ala Wai Boulevard to four traffic lanes; 

• planning of off-street partdng lots; 

• extension of Koa Avenue as a service road for hotels; and 

• one way road system on Kallikaua and KOhl!! Avenues. 

In addition, the Territory had plans for: 

• expansion of the Ala Wal Boat Harbor and adjacent beach park and 

• creation of a sandy beach from Ala Moana Park to Poni M!!T Road. 

On the basis of this discussion the Commission voted to invite both the Board of 

Supervisors and the Chamber of Commerce to a meeting to discuss the plans and 

potentlal for WaiklkT.418 
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The City Planning Commission on May 13, 1954, gave tentative approval to 

accept an offer from the Chamber of Commerce to help finance the hiring of mainland 

land use and traffic specialists for a study of WalkOO. The Commission required that the 

study adhere to the existing Master Plan such as the KOhi6 Avenue widening and 

acquisition of beach front property between the Surfrlder Hotel and KOhl6 Beach Park; 

approval of use of private funds by the City Attorney; and the understanding that the City 

would not be bound by the recommendations made by the study.417 

The City Planning Commission on May 13, 1954, also responded to a request 

from the Rotary Club of Honolulu to consider devaloprnent of a parallel roadway to the 

Ala Wal Boulevard on the 'Ewa and mauka sides of the Ala Wai Canal from Ala Moana 

Boulevard to Kapahulu Avenue. The Commission's position was that such a road 

pattem would create a series of complex intersections so close together as to further 

impede traffic flow. The Commission also mentioned that the mauka roadway would 

remove velued open space along lis entire length.418 

On May 26, 1954, Charles Pietsch relessed an economic feasibility analysis he 

had conducted of a proposed realignment of Kallkaua Avenue mauka from Ka'iulani 

Avenue to Monsarrat Avenue. Included in the project would be the creation of a 

promenade along the besch with hotels placed between the promenade and the 

realigned KalAkaua Avenue. 

Pietsch concluded that the project was economically feasible, stating that. in his 

estimate, the total increase in taxes attributable to extra business generated by the 

project would equal the cost of the project In one and a half yeers.418. 420 

On June 24, 1954, Belt, CoUins, and Associates released lis Waikl7cT Traffic and 

Land Use Study. This document was produced for Matson Navigation Company, at that 

time a major land and hotel owner In WalkTkT (including the Moana and Royal Hawaiian 
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Hotels) and major provider of passenger accommodations to and from the mainland to 

Hawai'i. The purpose of the study was to examine the future development potential of 

WaikikT, determine Matson's role, and to suggest improvements to facilitate orderly 

development of "Greater WaIk1k'i". As the name of the documents implied, Belt, Collins 

sought to address traffic and land use issues simultaneously. 

The authors felt it important to study WaJkOO as an integral part of the city of 

Honolulu and representative of the fate of the Territory of Hawai'i. They expressed 

concern that the growth of man-made WaJkOO ramusement park commerciaJism") was 

beginning to endanger the nstural resources of the area. 

The authors noted a number of problems within WaJkOO and blamed them on 

sporadic and unregulated growth. These included service activities on KaJAkaua 

Avenue, narrow streets, smaJllots, makeshift subdivisions of single famUy homes used 

for apartments, insdequate beach access, and the erection of sea walls that increased 

beach erosion. 

The study examined WaikIkT traffic capacity and predicted that the Mauka Arterial 

and a projected extension of KIlauea Avenue to Kepi'olani Boulevard would positively 

impact WeiklkT by drawing away through traffic. The study also critiqued other WaikTkT 

roadway proposals. 

• Extending Ala Moana Bouleverd to Ala Wei Bouleverd was seen as removing 

traffic from KaJAkaua but encouraging Date street traffic onto the peninsula. 

• Widening of PakT Avenue and limiting Monsarrat was foreseen as lessening 

KaJAkaua traffic. 

• Widening and completing Kilhi6 Avenue, although seen as necessary, failed 

to address the "dead end" effect at Kepahulu Avenue. 
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• Unless Beach Walk and Lewers were widened, a one wey traffic system was 

inevitable In order to prevent economic strangulation. The study 

recommended extending Helumoa Road to Saratoga Road and maintaining 

Saratoga and Kalla as two wey streets. 

• Belt, Collins queationed the benefits of extending University Avenue over the 

Ala Wai directly Into the center of WaIkIkI. Instead, the study suggested 

examining merging Punahou and Kallkaue mauka of Waikll<T to ease mauka

makai traffic flows and installing an overpass (as proposed by the City 

Planning Commission) at the Kapl'olanl Boulevard-Kallkaua Avenue 

Intersection. 

• Relocating Kallkaua Avenue mauka to create more beach front hotel space 

was not seen as improving traffic flow unless the road was widened. The 

new nearby hotels were seen as adding to the congeation problem. 

• Construction of a new highway along the complete mauka side of the Ala Wai 

Canal was seen as Ineffectual compared to Investment in the Kaprolani 

Bouleverd-Kallkaua overpass. The highway would have a significant 

negative visual impact from Waik1kT. 

The study made a series of recommendations to Improve traffic centered on completion 

of KOhi6 Avenue and designation of both KOhi6 and Karakaua as one way streets. 

• Twin rotaries would be constructed In WaIkll<T, one centered on Kalaimoku 

street between KOhi6 and KaIAkaua, and the other between Kapahulu 

Avenue and Monsarrat Avenue mauka of Kallkaua Avenue. 

• Diagonal parking installed on KalAkaua Avenue. 
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• KOhl6 Avenue need only be Immediately widened to 56 feet but building 

satbecks would be necessary should later traffic demand an additional lane 

be added. 

• PllkT Avenue widened to encourage use of Ala Wai Boulevard rather than 

Kalikaua Avenue by commuters trsveling between downtown and the 

projected Kahala subdivisions. 

• A new street constructed within the block containing the bulk of the Queen's 

Hospital holdings. 

• A designated alternating one way pattern for mauka-makal streets, 

There were pros and cons to such a traffic plan. Benefits included lessened 

Kalllkaua traffic, left turns on two one way streets eased, synchronization of traffic 

signals facilitated, increased acceas to the mauka districts, and limited costs In land and 

infrastructure. Problems included loss of direct vehicle routing, complaints of increased 

activity in the KOhl6 neighborhood, and continued traffic between hotels and the 

beach.421.4Z! 

On June 28, 1954, the City Planning Commission haId a public hearing on a 

suggestion by the Honolulu Rotary Club to resurrect the Idea of a highway 'Ewa and 

mauka of the Ala Wal Canal. WaikTkT landowners such as Eaton Magoon supported the 

proposal. The Board of Public Parks and Recreation and the Territorial Fair Commission 

opposed It. Matson Navigation Company representatives used the occasion to discuss 

elements of the Belt, Collins, and AasocIates' traffic circulation plan. The Territorial 

Highway Department went further, recommending connecting Ala Moana Boulevard with 

Kalaimoku Street and University Avenue or extending Ala Moana Boulevard to the Ala 

Wal. It was brought up that because federal aid would probably not be forthcoming, the 

Legislature would have to fund any construction proposals.423 
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On July 1, 1954, the City Planning Commission reviewed proposals for building 

setbacks within the Lewers Street, Helumoa Road, and Kalia Road areas. 

• Lewers Street would gain eight foot setbacks on both sides for the first 430 feet 

mauka of Kalla Road and then a 16 foot setback on the Diamond Head side from 

that point to KalAkaua Avenue. The road itself would retain a 40 foot pavement 

• Kalla Road would gain a 16 foot setback on the makai side from Saratoga Road 

to Lewers Street Along Kalia Road from Lewers Street to the proposed 

Helumoa Loop a ten foot setback would be added on the mauka side and 16 foot 

setback on the makai side. 

• Helumoa Road would be widened to 44 feet 

The Commission authorized a public hearing on the matter.424 

The City Planning Commission conducted a public hearing on the Lewers Street, 

Kalla Road, and Helumoa Road setback proposals on July 15, 1954. The HalekOlani 

owners supported the setback proposel, a no parking plan, and one way road system. 

The Matson Navigation Company wanted the route of the proposed Helumoa Loop 

changed to maintain as much contiguous property as possible. A Saratoga property 

owner objected to any Improvement district ordinance that did not assess Kalia Road, 

Lewers Street, and Beach Walk owners also. Developer and hotel owner Roy Kalley 

wanted a new road put through the grounds of the Royal Hawaiian Hotel. After the 

hearing the Commission voted to postpone any action on the setback proposal.425 

The City Planning Commission was notlfiecl by the Honolulu Chamber of 

Commerce that the Chamber would allocate up to $8,000 to cover expenses of mainland 

consultants working with the City on Wall<ikT transportation and land use Issuas.428 

On August 5, 1954, the City Planning Commission voted to delay any decision on 

the Kalla Road, Beach Walk, and Lewers Street building setback issue until after 
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receiving a report from the soon to be hired mainland consultants who were scheduled 

to arrive in October.427 

The City Planning Commission discussed the work to be undertaken by the 

mainland traffic and land use consultants. They were to review the Master Plan and all 

other existing plans, public and private, for WaiklkT. Elements included were rights of 

way and pavement widths; street pattems; location of major thoroughfares; traffic light 

system; possible one way traffic patterns; off-street parking; impact of arterial highways; 

interaction of transportation system and land use; and zoning.428 

On November4, 1954, mainland consultants Charles Bennett and Eugene Maier 

released a plan conducted for the City Planning Commission entitled Studies and 

Recommendations for the Development of Waik1kr. 

• As Belt, Collins had done, Bennatt and Maier examined both circulation and land 

use issues simultaneously. Bennett and Maier suggested that the Planning 

Commission restudy zoning regulations, seek to control land use densities and 

building heights, and strengthen off-street parking requirements so as to batter 

relate development to street capacities. 

• Bennett and Maier recommended that traffic be rerouted eway from the WaiklkT 

peninsula by constructing previously proposed links between Date Street and 

Knauea Avenue, an overpass at the Kapi'olani and Kalllkaua intersection; and a 

grade separated connection between Ala Moana and Ala Wai Bouleverds. 

• Within the peninsula, through traffic would be redirected eway from Kallikaua by 

widening Ala Wai Boulevard and KOhi6 Avenue, constructing and widening a new 

McCully Street bridge, and not erecting a University Avenue Bridge over the Ala 

Wai Canal to connect to Kalaimoku Street 
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• Modem traffic control systems should be Installed at such intersections as 

Kallikaua Avenue and Ala Wai Boulevard. 

• Ban or charge a fee for all night parking on residential streets. 

• Kallikaua Avenue should be widened and provided with a medial sbip. 

• Straightening the alignment of KaIAkaua Avenue from near Ka'iulani Avenue 

would increase the size of Prince KIlhi6 Beach Park. Leasing existing Kapi'olani 

Park land makei of KaIAkaua for hotel use would pay the costs of the relocation 

and new park Space.428
•
430 

City Ordinance 1427, dated November 17,1954, created Improvament Disbict 

No. 107, to provide for costs of the KIlhi6 Avenue Extension (connection) between 

Seaside and Ka'iulani Avenues.431 

The City Planning Commission on November 18, 1954, received preliminary cost 

estimates from its staff for elements of the Bennett-Maier plan. Kallikaua Avenue 

realignment was set at $1,473,400. Related acquisition costs for parks upped the cost 

to $4,688,300. The Commission voted to hold a public hearing on the matter.432 

The City Planning Commission conducted a public hearing on December 9, 

1954, to discuss traffic and parking elements of the Bennett-Maier Plan. The meeting 

began with a presentation of the plan by the Director of the City Planning Commission, 

followed by public testimony. Concerns were expressed about the aesthetics of highway 

structures, keeping through traffic out of Waik1kT, and parking. Especially significant was 

the testimony given by representatives of the Territorial Highway Division who continued 

to promote the roadway on the 'Ewa and mauka sides of the Ala Wal Canal and the 

University Avenue Bridge. The Commission deferred taking any action at the end of the 

hearlng.433 
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Figure 42: Various proposals for WaikTkI, October 1954 

Honolulu Star-Bulletin. ·Sketch Shows Various Proposals for Waikiki Development: 
October 15. 1954 (p. 19. col. 1). (Map location Latitude 21 .276 North. Longitude 157.826 
West.) 
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Figure 43: Bennett-Maier WaikTki Plan, 1954 

Charles Bennett and Eugene Maier, Studies and Recommendations for the 
Development of WaikTkT, (Honolulu: City Planning Commission, 1954), Plate IV. (Map 
location Latitude 21 .276 North, Longitude 157.826 West.) 
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The City Planning Commission met on December 16,1954, to discuss the results 

of the public hearing held the previous week. The Commission then voted to realign 

Kalilkaua Avenue as per the Bennett-Maler Plan. The Commission also recommended 

a financing program adding $1.00 per thousand dollar valuation on all real property, 

estimating that this method would raise over a half million dollars toward amortizing an 

estimated $4,700,000 bond issue over a 13 year periocl.434 

The City Planning Commission, during the same December 16, 1954 meeting, 

objected to plans by the Territorial Highway DMsion to only construct two of four 

planned lanes for a McCully Street bridge over the new Mauka Arterial (Lunalilo 

Freeway, or H-1). The Highway Department claimed no money was available for the 

third and fourth lanes, whOe the Commission protested the narrow route.435 

4.4.10 STREET DEVELOPMENT 1955-1959 

The City and County had the foHowing WaikOO or near Waik1kT capital 

improvement road projects either underway or completed during the calendar year 1955: 

• KOhi(j Avenue Extension and Improvement District; 

• Ka'iulani Avenue Improvement District; 

• Waik11<i off-street parking lot. 438 

On Jenuary 6, 1955, the City Planning Commission heard the reply of consultant 

planner Charies Bennett to the December 9111 public hearing on the Bennett-Maier Plan. 

Bennett discussed positions presented at the public hearing and based his evaluation on 

reduction of traffic volume on Kalilkaua Avenue between Ala Moana Boulevard and 

Kapahulu Avenue and maintenance of this area for tourism and resident recreation. 

Bennett responded to protests against cancellation of the proposed University 

Avenue Bridge. The City, and then the Territory, had previously pursued plans to 
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connect University Avenue, Kalaimoku, and Saratoga Roads or University Avenue and 

Ala Moana Boulevard. The Territory most recently promoted these projects in order to 

connect the Makai Arterial (Ala Moana Boulevard) with the Mauka Arterial (Lunalilo or H-

1 Freeway). Bennett said that public bewilderment of the proposed c:anceIlation of the 

University Avenue Bridge was understandable because some form of the plan had 

existed for such a long time. Merchants In WalklkT also would tend to favor the bridge 

because it would add to their potential customer base. However, the physical separation 

of WaikOO from the rest of the island fortunately acted as an impediment to the use of its 

streets for through traffic. Building the proposed University Avenue Bridge would only 

encourage more through traffic, adding to the congestion of WalkTkfs streets. 

Bennett saw support for his Ideas in the public testimony given by the WaikTkT 

Association and the Rotary Club to prevent KOhi!) Avenue from bacoming an arterial 

road and the Minoa Improvement Association's willingness to endorse McCully Street 

as a Mlnoa-WalklkT route. He replied to aesthetic concems by stating that he felt any 

construction could ba designed to be made attractive through proper design and 

landscaping.437 

On January 14, 1955, the City Planning Commission received cost estimates for 

elements of the Bennett-Maier Plan. 

• McCully Bridge - $329,120 

• Kallkaua Avanue-Kapi'olani Boulevard OVerpass - $402,000 

• Kallkaua Avenue-McCully Street OVerpass (Kallkaua Avenue connection with 

Ala Wal Boulevard) - $1,432,120 

• Atkinson Drive realignment - $289,745 

• Ala Moana Bridge Diamond Head of Atkinson Drive - $228,800 

• New roadway 'Ewa side of Ala Wai Canal - $146,542 
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• Ala Wai Boulevard widening from McCully Street to Kapahulu Avenue - $415,300 

• KOhii) Avenue widening from Ka'iulani Avenue to Kapahulu Avenue as a 70 foot 

right of way - $545,000 

• Kapahulu Avenue widening from Kallkaua Avenue to PIkT Street - $45,000 

• Kallkaua Avenue widening from South King Street to Diamond Head Road 

(excluding realignment) - $1,480,000 

• PlkT Avenue widening from Kapahulu Avenue to Diamond Head Road -

$212,000. 

Total costs were estimatad at $5,527,000 exclusive of the Kallkaua realignment The 

Commission suggested that the project be financed either through dedication of a 

portion of the City's share of fuel taxes or an increase of one half cent in taxes per gallon 

of gasoline sold. Funds raised would be used to amortize bonds Issued for the 

project.438 

City Planning Commission Resolution No. 634, dated February 10,1955, 

amended the Master Plan to redirect Kallkaua Avenue mauka from its original alignment 

from KOhii) Beach to the Natatorium.-

Also on February 10, 1955, Jack Myatt of the Territorial Department of Highways 

met with the City Planning Commission to again discuss Territorial proposals to link the 

Makai and Mauka Arterials. Myatt suggested that federal money might be available for 

the project. The Commission replied that the Bennett-Maier plan had already addressed 

the Departmenfs proposels and that the Commission would adhere to the consultants' 

plan.440 

The City Planning Commission on March 17, 1955, heard a request from George 

Kimball, Trustee for the Estate of Clifford Kimball (owner of the HalekOlanl Hotel), to 

widen Kalla Road by eight feet from Saratoga Road to Lewers Street The Commission 
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decided to adhere to its recommendation for a 16 foot setback along the makai side of 

Kalia Road. The Commission also recommended to the Board of Supervisors that 

Lewers street be made one way mauka and Beach Walk one way makai.441 

The City Planning Commission passed Resolution No. 634, amending the Master 

Plan to realign KaIAkaua Avenue mauka from its existing alignment from KOhiO Beach to 

the Natatorium, effective March 18, 1955.442 

The Territorial Superintendent of Public Works provided the City Planning 

Commission with a new proposal to deal with through traffic in WaikikT on March 24, 

1955. Initially following the Bennett-Maier plan, a series of ramps would leave Ala 

Moana Boulevard near Atkinson and follow the 'Ewa side of the Ala Wai canal, pass 

over both KalAkaua Avenue and McCully street, and connect on the mauka side of the 

canal with University Avenue. Federal funding would probably be available for this plan. 

If the City chose to do so, a separate ramp to Ala Wai Boulevard could be built at 

municipal expense. The Commission voted to further discuss the proposal and seek 

cost estimates.443 

City Ordinance No. 1446, dated March 25,1955, established new curb lines and 

grades along Ka'iulani Avenue from Kallikaua Avenue to Prince Edward Street. 444 

The Board of Supervisors discussed the Bennett-Maler plan with the City 

Planning Commission on March 3D, 1955. Based upon that meeting, the Commission, 

on March 31 61
, voted to endorse six street projects of the plan separately for Board 

action: 

• McCully street Bridge to six lanes; 

• KOhiO Avenue from Ka'iulani Avenue to Kapahulu Avenue; 

• Lewars street from Kalia Road to Kallikaua Avenue; 
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• Kalia Road from Saratoga Road to the Matson Navigation Company proparty 

near Helumoa Road; 

• Helumoa Road and extension to Lewers Street; and 

• elimination of University Avenue Brldge.446 

The City Planning Commission also again voted on March 31, 1955, to adhere to 

the planned widening of the Kalla Road right of way. Both George KImball and Roy 

Kelley had asked for a six foot widanlng of the road only between Saratoga Road and 

Lewers Streel448 

On April 7, 1955, the City Planning Commission received information that J. 

Mlyahlra had requested a building permit for property at Kalakaua and UlI'uokalani 

Avenues within the setback area for the realigned KaIAkaua Avenue. The Commission 

requested that the Board of Supervisors condemn the property Immedlately.447 

City Ordinance No. 1448, adopted April 28, 1955, created Frontage Improvement 

No. 95 to cover costs of work along Ka'iulani Avenue between KaJAkaua Avenue and 

Prince Edward Streel448 

City Planning Commission Resolution No. 662, dated May 12,1955, amended 

the Master Plan street layout for the McCully-Kapahulu-WaikTkT area, to provide for the 

widening of the McCully Street Bridge to six lanes.449 

City Planning Commission Resolution No. 663, also effective May 12,1955, 

amended the Master Plan for the McCully-Kapahulu-WaikTkT araa by eliminating the 

University Avenue-KaJaimoku Street bridge over the Ala Wai Canal.460 

City Planning Commission Resolution No. 665, a third Resolution passed on May 

12, 1955, amended the Master Plan for the Kalla-WaikTkT area by widening Kalla Road to 

56 feet between Saratoga and Helumoa Roads.451 
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The staff of the City Planning Commission offered a revised plan for the widening 

of KOhi6 Avenue between Ka'iulani and Kapahulu Avenues to the Commission on May 

26, 1955. They proposed widening more on the mauka side where lots were deeper and 

the buildings older. The Commission decided to approach area landowners about the 

proposal.452 

City Planning Resolution No. 666, dated May 26, 1955, amended the Master 

Plan to widen and extend Helumoa Road from Kalia Road to Lewers Street The 

Resolution wes then forwarded to the Board of Supervisors for approval.-

City Planning Commission Resolutions No. 662. 663, and 665, which widened 

the McCully Bridge, eliminated the University Avenue Bridge, and would widen Kalia 

Road, were all effective June 17, 1955.464 

The City Planning Commission held a public hearing on the widening of KOhi6 

Avenue between Ka'iulani and Kapehulu Avenues on June 21, 1955. The hearing 

began as a presentation of past plans for the street including the 1942 adoption of a 56 

foot right of wey (based upon an eight foot setback on either side from Ka'iulani to 

Paoakalani Avenues and then varying setbacks for the remaining distance); a 1952 

hearing for a 70 foot right of wey for the complete distance; the Bennett-Maier plan's 

desire for a minimum of four moving traffic lanes; and the most recent proposal to widen 

KOhitl to 70 feet mostly from the mauka side in order to seve as many structures es 

possible. (Widening the Avenue on the mauka side under the most recent proposal 

would seve $49,000.) The Commission also noted that the large number of intersections 

and a 25 mile per hour posted speed limit would discourage the use of KOhi6 Avenue as 

an arterial roadway. 

The subsequent bulk of public testimony consisted mostly of landowners and 

leseees who stated their opposition to a 70 foot right of way because considerable 
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private construction, both planned and completed, had occurred since 1942 based upon 

the Master Plan of that time.455 

The City Planning Commission on July 7,1955, responded to a series of 

questions posed by the representatives of the UII'uokalani Trust during the June 21, 

1955 public hearing held over the Commission's KOhi6 Avenue widening proposal 

between Ka'iulani and Kapahulu Avenues. The Commission felt the following issues 

could only adequately be addressed by widening that stretch of the street 

• Loading and Unloading Zones: The existing practice by businesses of 

performing both the loading and unloading of provisions on the narrow street was 

a significant impediment to traffic flow. 

• Business Zoning: KOhi6 Avenue was a natural site for increased business 

activity because the Kalikaua Avenue realignment plan would dislocate 

businesses which would want to remain in the Waiklki area and because portions 

of KOhl6 Avenue were already located in business districts. 

• Relationship of Building Heights with Street Widths: Changes to the Building 

Code were under study but no decisions had been made. However, narrow 

streets would negatively impact the potential heights of buildings. 

• Improvements for Nearby Streets: While Ke'alohilani and Paoakalani Avenues 

had received improvements, UIi'uokalani Avenue and similar streets Diamond 

Head of UIi'uokalani remained in need of upgrades. A setback was under 

consideration for Paoakalani Avenue. 

The Commisaion then advised the Trust representatives that traffic control was the 

domain of the Traffic Safety, rather than the City Planning Commission, and their 

questions would need to be addressed by that body. Also, the Board of Supervisors 

would be holding a public hearing on off-street parking requirements within 30 days.4fi8 
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The Board of Supervisors notified the City Planning Commission on July 14, 

1955, of Its disapproval of City Planning Commission Resolution No. 664, widening 

Lewers Street from Kalikaua Avenue to Kalia Road and City Planning Commission 

Resolution No. 666, widening and extending Helumoa Road from Lewers Street to Kalia 

Road. The Board was more interested in building setbacks than road widening for the 

area. The Commission, however, responded to the Board by labeling building setbacks 

as a cumbersome process to undertake and enforce compared to road widening, and 

stating that only roed widening could improve traffic problems:467 

On September 1,1955, the Chief Engineer's Office presented the City Planning 

Commission with two proposals featuring a University Avenue Bridge and a widened Ala 

Wai Boulevard. Scheme A would widen Ala Wai Boulevard from University to Kapahulu 

Avenues at a cost of $5,280,000 by placing the mauka portion of the roadway on a 

bridge structure over the Ala Wai Canal. Scheme B would cost $4,200,000 and fill in the 

Ala Wai Canal from Its junction with the MAnoa-parolo Drainage Canal Diamond Head to 

Kapahulu Avenue. The Commission felt that both Schemes would encourage rather 

then discourage through traffic in WaiklkT. Scheme B might also aggravate drainage 

problems. The Commission noted that it had already voted to delete the University 

Avenue Bridge from the Master Plan.468 

The City Planning Commission held a public hearing on December 5, 1955, to 

discuss a number of street and land use proposals for the area between Ka'iulani and 

Kapahulu Avenues in Waiki"kT. 

• widening KOhiO Avenue from 20 and 40 foot rights of way to a continuous 70 foot 

right of way; 

• widening Koa Avenue to a 60 foot right of way and extending the street to 'Ohua 

Avenue; 
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• adding 37 feet to the right of way of Prince Edward Street and tuming H into a 

public parking lot; 

• deleting Ke'alohilani Avenue from Kalllkaua to Koa Avenues to consolidate two 

smaller blocks; and 

• adding 17 feet to the Ke'alohilani Avenue right of way between KOhi6 and Koa 

Avenues and tuming H into a public parking lot. 

The consensus of testimony during the hearing centered on the objections of 

KOhl6 Avenue property owners to the new planned width for their street. The owners 

viewed the change as a means to create a new throughway In WaikikT and 

accommodating new business zoning for the area 

A major surprise during the hearing was a presentation by the Uli'uokalanl Trust. 

The Trust had hired private consultants Belt, Collins, and Associates to produce a long 

range program for the Trust's 16 acres of land In the area that complemented the 

Bennett-Maier plan. This study had several significant elements. 

• Planning must be long term (over 20 years into the future) and facilHate highest 

possible use. 

• The Trust's property was ripe for redevelopment predominately as a Hotel and 

Apartment District A complementary business district would be necessary 

nearby but the existing street system was Inadequate to support such 

redevelopment. 

• CHy proposals for street widening and public parking lots on existing Trust land 

could be facilitated through a series of land exchanges between the CHy and 

Trust. The Trust agreed to the widening of KOhl6 Avenue to a 70 foot right of 

way and similar side street projects but desired to consolidate some of Hs smaller 
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holdings by closing those parts of Koa and Ke'alohilani Avenues adjacent to 

Trust lands. 

• The Trust wanted to undertake redevelopment to promote better interaction of 

padestrians, shops, services, paJ1dng, and hotels; and unobstructed vlews.469 

During the year 1956 the Municipal Department of Public Works continued to 

oversee construction of the Kiihi6 Avenue Improvement District between Seaside and 

Ka'iulani Avenues.4S0 

The City Planning Commission, after discussion on January 26, 1956, voted to 

approve the widening of Koa Avenue from Ka'iulani to Uli'uokalani Avenues using a ten 

foot setback along the mauka side of the street The Commission also approved Belt, 

Collins, and Associates' plan for the Uli'uokalani Trust to eliminate Ke'alohilanl Avenue 

and portions of Koa Avenue in order to create a major new hotel site.481 

On February 2, 1956, the City Planning Commission examined the proposal to 

amend the Master Plan to wldan KOhi6 Avenue from Ka'iulani to Kapahulu Avenues from 

56 to 70 feel The Commission noted 60 parcels, owned by 55 people, fronted KOhi6 

Avenue. Forty-three of the lots ware fee simple, and 12 leased from the Uli'uokalani 

Trust Over 83 percent of the landowners and lessees had protested the proposed 70 

foot width. However, the Commission voted to approve the amendment to the Master 

Plan based upon projected traffic growth created by future business, hotel, and 

apartment use In the area.4B2 

City Planning Commission Resolution No. 738, dated February 23, 1956, 

amended the Master Plan street layout for WalkOO by widening Koa Avenue between 

Ka'iulanl and UlI'uokalani Avenues, deleting the remainder of Koa Avenue from 

Uli'uokalanl to Ke'alohllanl Avenues, and deleting all of Ke'a1ohllani Avenue from 

KalAkaua to KOhi6 Avenues.483 
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City Planning Commission Resolution No. 743, dated March 1,1956, gave 

Commission approval to the widening of KOhil! Avenue between Ka'iulani and Kapahulu 

Avenues to a 70 foot right ofway.484 

The Board of Supervisors on March 22, 1956, notified the City Planning 

Commission that the Board had disapproved City Planning Commission Resolution No. 

738, amending the Master Plan to widen Koa Avenue, and City Planning Commission 

Resolution No. 743 to widen KOhil! Avenue.4&6 

City Ordinance No. 1517, effective July 6,1956, established new curb lines and 

grades for Saratoga Road between Kalia Road and KaIAkaua Avenue.468 

The City Planning Commission undertook a public hearing on August 9,1956, to 

return the planned alignment of Kallikaua Avenue between the Natatorium and Poni MI!' 

Road to its existing route. Testimony by landowners supported the move.487 

On December 6, 1956, the City Planning Commission examined proposals for 

the Makai Arterial mauka of Waik11<f. Planner Charles Bennett had made a suggestion to 

connect the makai and mauka arterials through a highway parallel or above the Minoa

Piliolo Drainage Canal. The Territorial Highway Department stated it had considered 

such a proposal in the past as part of a proposed highway mauka of the canal. The City 

Department of Parks and Public Recreation, the municipal Department of PubliC 

Instruction, and 'Iolani School all voiced concerns over impacts these highway projects 

might have on their own activities. The Commission asked for more information from the 

Territorial Highway Department 488 

The City Planning Commission on January 3,1957, decided to postpone a public 

hearing on the Makai Arterial in order to allow proparty owners a better chance to study 

the latest proposals. As evolved, the plan envisioned an elevated highway near Keawa 

Street and Ala Moana Boulevard, a surface freeway naar the proposed Ala Moana 
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Shopping Canter, grade separation et Atkinson Drive, a route along the 'Ewa side of the 

Ala Wal Canal, and grade separations et Kalikaua Avenue and McCully Straets. 

Possible additions would include building a ramp to Ala Wal Boulevard; extending the 

overhead roadway along the Ala Wal Canal to preserve boating activities et Ala Wal 

Park and 'Iolani School; and follow the MInoa-Pl/olo Drainage Canal to the Mauka 

Arterial.489 

Pubtic correspondence filed by the City Planning Commissinn on January 17, 

1957, addressing the Makal Arterial proposals included a protest from the American 

Society of Landscape Architects. The Society believed thet the City should be 

compensated where land was taken from the park system for highway purposes. The 

Bishop Estete, meanwhile, recommended thet KIlauea Avenue should be widened and 

connected to Date Street as part of the project. 470 

The City Planning Commissinn asked the Board of Supervisors on January 17, 

1957, to correct Board of Supervisors Resolution No. 10, requesting the Commissioner 

of Pubtic Lands to set aside land within Ala Wai Park for the extension of University 

Avenue to Ala WaI Boulevard. The Commission noted a change in the Master Plan had 

elimlneted the proposed University Avenue Bridge over the Ala Wal Canal. Present 

proposals would terminete University Avenue et the Makal Arterial a/ong the mauka side 

of the Ala Wal Canal. The Resolution needed to reflect thet change.471 

City Ordinance No. 1559, elfedNe February 14, 1957, provided financing for 

Frontage Improvement District No. 98, widening Saratoga Road between Kalla Road 

and Kalikaua Avenue.472 

On February 28, 1957, the Territorial Highway Engineer notified the municipal 

Board of Public Parks and Recreation and the City PIannlng Commissinn thet the 
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Territory would reimburse the County for any park properties taken for highway 

projects.473 

The City Planning Commission on March 14, 1957, voted to lessen the building 

setback for Kalaimoku Street from 15 feet on both sides to eight feet. The reason for 

this change was that the delation of plans for the University Avenue Bridge over the Ala 

Wai Canal meant Kalaimoku would no longer have any arterial function. The new 

proposed eight foot width would allow for a 76 foot right of way.474 

The City Planning Commlssion held a public hearing on the KaIairnoku widening 

issue on May 9, 1957. The consensus of opinions expressed was against widening the 

existing street After hearing testimony the Commission decided to further narrow the 

planned right of way from 76 to 70 feet 475 

The 1957 session of the TerrltorlaI Legislature did not provide any funds for the 

realignment of KaIAkaua Avenue. This led the City Planning Commission on May 16, 

1957, to consider alternative financing plans. It was proposed to use the improvement 

district statutes, assessing the area bounded by Seaside Avenue, Ala Wai Canal, 

Kapahulu Avenue, and KaIAkaua Avenue. Private property owners in this section would 

pay $1,743,000, the City $673,000, for a total coat of $2,616,000. The Commission then 

decided to appIosch the Mayor, Board of SUpervisors. and Chamber of Commerce for 

support of this finance p1an.478 

City Planntng CommIssion Resolution No. 845, adopted May 29, 1957, amended 

the Master Plan by reducing the designed width of Kalaimoku Street from 90 feet to 70 

feet. (This change refIeded canceDation of the University Avenue-Kalaimoku Ilnk.) The 

Board of Supervisors approved the Resolution on June 18. 1957. and it became 

effective July 5, 1957.477•478 
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City Planning Commission Resolution No. 872, dated July 18,1957, amended 

the Master Plan by increasing the planned widening of McCully Street from 70 to 80 feet 

between South King and South Beretania Streets. This was to be accomplished by 

adding an additional ten feet to the existing 10 foot building setback on the Diamond 

Head side of the street. The Resolution became effedlve August 23, 1957.479 

The City Planning Commission, as part of the KOhitl Avenue Extension project. 

on January 23, 1958, approved name changes for several previously dead end roads off 

Ala Wai Boulevard to reflect their new status as through streets connecting to KOhitl 

Avenue. Thus Kanekapolei Place became Kanekapolei Street. NAhua Place became 

Nlhua Street. Nohonani Place became Nohonani Street. and Waiina Place became 

Waiina Streal480 

The City Planning Commission again discllS8ed the KaIIkaua Avenue 

Realignment project on March 13, 1958. The Commission was faced with a request to 

authorize a building permit for a 12 story apartment and business complex at Kallkaua 

and Ke'aiohilani Avenues in the realignment path. Condemnation financing continued to 

be such a major problem that the Board of Supervisors was considering deleting the 

entire realignment plan. Meanwhile, the Chamber of Commerce hoped to seve the 

realignment in some form by endorsing a September 1957 Commission steff proposel 

scaling the project back to seve $1,580,000. The Commission then recommended the 

modified steffJChamber of Commerce plan to the Board.481. 482 

City Planning Commission Resolution No. 950, voted May 1,1958, amended the 

Master Plan by modifying the pIanned realignment of Kallkaua Avenue and establishing 

Kallkaua as a roadway 100 feet in width. Resolution 950 became effective June 6, 

1958.483 
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City Planning Commission Resolution No. 470, establishing the width of the 

University Avenue Extension at 80 rather than 90 feet, was adopted by the Board of 

Supervisors and notification was received by the Commission on July 17, 1958. The 

Commission had previously recommended 70 feet. 484 

City Ordinance 1670, effective October 24, 1958, established new curb lines and 

grades on McCully Street from Kapi'olani Boulevard to the Ala Wai Canal.485 

On October 30th the City Planning Commission was presented with information 

on plans by the Hawaiian land Company, Ltd. for Improving access to the Ala Moana 

Shopping Center site. While the shopping center was scheduled to open in 1959, 

Territorial plans to upgrade Ala Moana Boulevard to freeway status as the Makai Arterial 

ware projected to be undertaken 8 to 10 years in the future. Hawaiian Land Company 

was thus offering to pay for a series of improvements for the interim including relocating 

existing breaks in median strips; reorganizing the Pi'ikoi Street-Ala Moana Boulevard 

intersection; widening Ala Moana Boulevard an edditional 6 feet on both the makal and 

mauka sides to provide 38 feet of pavement and three lanes of traffic in each direction; 

installation of electronic traffic signals; and construction of sidewalks (including moving 

the makai sidewalk to the park side of the Ala Moana Park wall).488 

The City and County had the following Waikil<T or near Waik11<T capital 

improvement road projects either underway or completed during the calandar year 1959: 

• Kalla drain and link to shoreline; and 

• McCully Street widening between Kapl'olani Boulevard and Ala Wai Boulevard.487 

In January of 1959 the Honolulu Chamber of Commerce produced a study 

entitled Proposed Walk7kT Beach Improvement. Included ware widened sidewalks along 

the makai side of Kalakaua Avenue into Kapi'olani Park. 488 
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City Ordinance No. 1731, effective OctoberS, 1959, made KOhi6Avenue 

between Ka'iulani Avenue and Makee Road one way 'Ewa bound.489 

On October 13, 1959, the Honolulu Star·Bulletin announced that the Planning 

Commission had approved a $184 million six year CapltaIlmprovement program. 

Included were $1,480,000 towards Kalakaua Avenue widening between Uluniu Avenue 

and Ala Wai Boulevard planned for 1964-65 and $1,000,000 toward a Kapahulu 

Improvement District for 1965. The Capital Improvement program was forwarded to the 

City Council and Mayor for adoption.480 

4.6 ANALYSIS OF STREET DEVELOPMENT 

4.6.1 THE CHALLENGE: DEVELOPING A STREET SYSTEM TO SERVICE 
AND FACIUTATE LAND DEVELOPMENT 

Waikiki is an excellent example of how stJeets foster land development and 

intensive land development then places new demands upon the transportation system. 

Using these concepts, street development in Waikiki can be organized into four types. 

While there existed a degree of temporal overlap bebueen types of street development, 

the general order was: 

1. Initial road to the beach; 

2. extension of through roads beyond Waik1kT; 

3. overlaying of an urban street grid; 

4. widening of major streets into and out of the district. 

These stages reflect both changes In technology and an Increase In population 

which encouraged urbanization. 
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4.5.2 PARTICIPANTS 

As was the case with reclamation projects, the ability of stakeholders to influence 

decision making in road development has historlcally depended upon the breadth of 

democracy in the political system. 

During the early monarchy perlod the population of the Walk1l<i" district consisted 

mostly of Native Hawaiian commoners who lived outside the cash economy and pursued 

agriculture activities In the fields mauka of the beach. Members of the ali'l also lived 

adjacent to the beach. Gradually mercantile activities increased at the harbor at 

Honolulu, necessitating overland Improvements between town and the royal compounds 

at Walk1I<i". The a1i'i used the traditional system of labor requirements placed upon the 

maka'Wnana to improve the traditional trali between the two locations. 

By the latter half of the 19'" century a new mercantile leisure class occupying 

beach lots led to private construction of an extension of Walk1k1 Road Into Kapl'olani 

Park and the Initial development of Kapahulu Avenue. These residents were also 

successful in gaining government fundIng for the extension of Ala Moana Road 

(Boulevard) into Walk1l<i". 

Simultaneous to these events was the ascension of the real estate developer. 

William Achi, Bruce Waring, and Percy Pond, among others, began to subdMde larger 

parcels for mostly middle class houselots. Unfortunately these were mostly simple (but 

often incompatible) plats with minimal Infrastructure. 

The Territorial Board of Health became alarmed by the Increasing use of low 

lying lands for housing that suffered potential fioodlng, mosquito Infestation, cesspool 

leaks, and other threats to human health. Eventually the Governor, Legislature, City 

Planning Commission, City Engineer, Mayor, and Board of Supervisors all became 

involved as It became apparent that the WaikOO district would become urbanized and 
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that the scale of work necessary to prevent repetition of urban ills suffered in town would 

require extensive government investment. 

The Territorial and City governments did indeed become major stakeholders in 

street development. Such investment included upgrades on the Ala Moana Road 

(Boulevard); the 1906 Pinkham Plan; the 1922 City Planning Commission street layout 

program; the Frontage and Improvement district programs; and construction of 

Kepi'olani Boulevard. 

Government. real estate developers, and lot purchasers developed working 

relationships over time based upon government subdivision requirements that offered 

subsidies for infrastructure, a guaranteed level of product quality, Integrated road grids, 

and other amenities. The added supply of new houselots allowed large numbers of 

people to purchase their own homes for the first time. Included in this group were large 

numbers of Asian Americans. 

The Honolulu Rapid Transit and Land Company was another Investor In WaikIkT, 

creating McCully Street as a route between the new subdivisions and town. 

WaikikT renters, particularly in the older sections of the peninsula, struggled to 

maintain their lifestyle as landlords joined Frontage Improvement programs which 

enhanced conditions but raised rents. 

By 1930 moat of the network of streets had been developed on the peninsula. 

The remaining parcels, located on the 'Ewa side, underwent subdMslon in the 1950&. 

Studies from this later period identified several distinct users of the road system. 

These included commercial operations (which often had no off-street loading and 

unloading facilities), tourists, WaikIkT residents, and island residents living outside of 

WaikikT. 
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Through traffic and parking became divisive Issues. Nearly everyone opposed 

overpasses that offered more capacity but might create visual blight Those living 

mauka of the Ala Wal Canal sought construction of a proposed bridge over the canal. 

WaIkOO residents, including lessees and large and smaH landowners, usuaDy held a 

"NIMBY" (Not In My Back Yard) approach to where any new roadway construction would 

occur. The latter group was able to block widening of KOhl6 Avenue until after the 

195Os, when market forces had changed the character of that street 

4.6.3 VISIONING 

Original street plans for WalklkT envisioned country-style housing, with few 

amenities such as drains, wide roads, etc. Developers were allowed to create 

incompatible street plats that have plagued Walk1kT ever since. 

Increases In population, problems with crowding in town, health concems, and 

technological progress in land reclamation convinced an increasing number of Territorial 

and municipal officials that large scale, central planned urbanization would be required 

for Walk1kT. The desire became to organize the area to most efficiently provide cross 

town and mauka-makai street access and Infrastructure such as water and sewer 

service. Updated building codes would ensure public health and creste attractive new 

communities while replacing substandard neighborhoods. 

The type of subdivision envisioned evolved from an uppar class to a middle ciass 

residential environment during the time of the WaiklkT Reclamation Project. 

Completion of the wave of subdivision in the 1920s, further population increases, 

the success of commercial activities In Walki"kT, and government desires to increase 

employment opportunities encouraged property owners to intensify land use. Batween 

1920 and 1959 WaiklkT saw an increase In commercial zoning, replacement of single 
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family homes by apartments in "residential" areas, second and third generation 

structures erected on the same lots, and an increase in the height of construction. 

Unfortunately all this development put increased strain on the street system to provide 

both access and storage for vehicles. 

4.5.4 PLANNING PROCESS 

Street planning was central to the development of WalkIkT. 

The initial rural road system focused on the beach. Potential layouts for streets 

included the Pinkham Plan, which favored a gridiron dasign such that the broad faces of 

blocks would have faced the ocean. The 1922 City Planning Commission also favored a 

gridiron plan, but on a mauka-maksi axis. City Beautiful edvocate Charles Robinson and 

architect Charles Dickey both suggested winding streets. The chosen plan, the 1922 

City Planning Commission design, provided the opportunity to preserve rnauka-makai 

views and take advantage of trade winds within WalkTkT. 

The City Planning Commission, Mayor John Wilson, and City Engineer Fred Ohrt 

desired that the 1922 plan be used to direct the platting of lots and streets; installation of 

utilities; and location and spacing of buildings. 

The overlaid urban street system was predicated upon the decision of the 

WalkOO Reclamation Project planners to draw off water from the area using canals rather 

than a system of box drains. An integrated street plan across multiple private properties 

improved access for residents and lessened circulation problems. The street system as 

designed favored smaller lots affordable to a larger segment of the population. 

Following standard real estate development practice, the WalkOO Reclamation Project 

and City Planning Commission plane placed private development closest to the desired 

amenity-the beach-and public parks on the less desirable areas (to be developed 
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later) farther away across the canal. The Reclamation plan added to the value of lots on 

the mauka side of the peninsula by providing unobstructed canal views. Later plans 

Included the development of McCully Street, the extension of Kapahulu Avenue to the 

beach, and the construction of Monsarrat AvenueJDlamond Head Road, which facilitated 

movement by non-residents Into WaiklkT for purposes of employment and recreation. 

The City also had a major challenge in unifying the pre and post reclamation road 

systems. On the Diamond Heed side of WaiklkT, the Kekio subdivision wss separated 

from the UlI'uokaiani Estate by the old Kuekaunahl Stream bed. The 'Ainahau 

Subdivision was centered on Cleghorn Drive with few connections to adjacent 

developments. KOhl5 Avenue existed In two separate sections. The older subdivisions 

featured narrow rights of way and did not always have proper drainage. The City sought 

to connect and extend KOhi5 Avenue from Kallkaua and Kapahulu Avenues, while 

improving the substandard streets Diamond Head of Ka'iulani Avenue. 

The 1954 Bennstt-Maier report recognized the direct relationship between land 

use density and transportation capacity. WhIle most of Waiklkfs stJeets were designed 

on the single family lot concept, continued increases In land use density have for some 

time threatened to ovelWhelm the transportation system. The question remained 

whether WalklkT and other high density areas could continue to depend upon surfaca 

transportation rathar than supporting some form of high capacity separated guide way. 

4.5.5 IMPLEMENTATION 

The original 1906 Pinkham plan set specifications for the development of 

suburbs in WaiklkT. While the 1922 City Planning Commission plan differed somewhat 

from that of the 1906 plan, potential subdividers were required to meet standard 

requirements for streat and right of way widths; road construction; water distribution; 
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sewer collection; and utilities. These requirements actually assured developers free 

publicity as to project quality and construction uniformity. 

Sales of WaikIkT lots were facilitated by improved access to the area. Territorial 

Governor Charles McCarthy proposed and championed the development of Kapi'olani 

Boulevard to connect town and Kalilkaua Avenue, the traditional entrance to Waik1k1. 

This project was subsaquent/y completed by the City. The City also extanded KaJlkaua 

Avenue to Beretania Street in order to lessen congestion at the South King Street

KaJilkaua Avenue Intersection. 

The City completely reversed its infrastructure development policy. Instead of 

waiting for subdMsions to be completed and having the new residents petition for water, 

sswer, and street improvements, the City cooperated with developers to help finance 

and build specified infrastructure through the Improvement District Laws while the 

subdMsion was first being constructed. These actions prevented the ripping up of 

streets for utility and services installations while ensuring standards compliance. 

The City government continuad to tighten subdMsion regulations by closing the 

major loophole of the Land Court SubdMslon, setting rules for ·private driveways· to 

multiple dwellings, and imposing private on-site parking standards. In addition it was 

determined by the courts that the City could refuse both water and sewer service to 

developments not adhering to municipal zoning and building codes. 

Incentives for desired development undertaken by the Territory Included 

placement of the Ala Wai Boulevard so as to provide permanent views mauka from 

properties along the makai side. this was successful in the Initial development phase of 

WaiktKT as witnessed by the number of expensive houses built along the Boulevard. 

Even in 2007 such sites are offered on the real estate market at a premium because of 

the protected view. 
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Local govemment was successful In gaining agreements from landowners along 

Kalakaua Avenue to dedicate a ten foot wide building setback in order to receive 

business zoning of their properties. 

The City was also able to better Integrate the pre and post reclamation areas of 

WalkIkT, KOhi6 Avenue was connected and extended from KaIAkaua to Kapahulu 

Avenues, Ka'iulani Avenue was widened, and frontage improvements constructed along 

some of the substandard streets. The City was, however, thwarteclln widening the 

Diamond Head side of KOhl6 Avenue. 

Similarly, the City also hoped to encourage redevelopment of central Waikiki In 

the late 1950s through the Bennett-Maler plan's straightening of Kalakaua Avenue to 

improve views from that area of Diamond Head Crater. 

The City also tried to Improve WalklKT street conditions by discouraging through 

traffic, banning street parking, building public perking lots, encouraging pedestrian 

circulation; re-routing bus services, and allowing accessory commercIaJ activItias within 

hotel and apartment areas. 

4.5.6 DISTRICT EVOLUTION 

In the late 19111 century only two roads had existed between town and the Kona 

lands of O'shu past Diamond Head. These had been the M6'i1i'i1i Carriage Road (South 

King Street and Wal'alae Avenue) and WalkikT Road (KaUlkaua Avenue). Ala Moana 

Boulevard began as a beach road and was partially extended Into WalkIkT In 1890. 

Kapahulu Avenue had begun as a route toward Kapl'olanl Park and Monserrat Avenue 

as a road to Fort Ruger. Both the latter roads met at WaIkikT. Thus a rudimentary hub 

and spoke system had developed, allowing residents of WalkikT access out of the area 

and non-area residents In. 
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Just as important, the reclamation projects slowly provided alternative routes for 

through vehicles between town and the subdMslons beyond Walk1kT. These routes 

Included Ala Wal Boulevard, Date Street, and Kapi'olanl Boulevard. Ultimately Date 

Street and the Lunalilo (H-1) freeway could be added to this list of roads that helped to 

discourage through traffic from Waiklkfs streets and Improve pedestrian conditions on 

the peninsula. 

Within WaiklkT evidence of its development can easily be seen on the streets. In 

the Diamond Head side of WalklkT, for example, original property lines can still be 

observed where street curbing suddenly ends mid block. Consistent narrowness of 

roadways and rights of way in the Keldo area suggest its origin es a small lot subdMslon 

In rural WaIklkT. The narrowness of curbed streets In the Uli'uokalanl Estate tract are 

reminders of frontage improvement projects based on low density IMng. 

The growth in population creatad by the post reclamation subdMsions led to 

increased business activity on the peninsula. As eariy as the 1940& the character of 

older areas such es Beach Walk had changed to business without upgrades in 

Infrastructure. Landlords In the Lewers area ware successful In blocking plans for road 

widening but at the price of losing potential prominence es a tourist center adjacent to 

the beach and the Royal Hawaiian Hotel. Most recently the WalklkT Beach Walk project 

has attempted to lessen the sense of density in the area by creating some open space 

without surrendering any land to road widening. 

By the 1950&, Kalllkaua Avenue in front of the Queen Emma property had 

become the business center of WalklkT. this being the case, the Queen Emma Estate 

wished to have the bulk of its property there used for business purposes. The Estate 

made an agreement with the City to connect two nearby previously constructed KOhl6 

Avenue segments with a 70 foot right of way across the rear of its property, creating a 
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third automobile route across the peninsula. The Queen Emma lands were given the 

desired business zoning where developments such as the International Market Place 

were constructed. 

The Uli'uokalani Estate shocked many of its lessees by agreeing with City 

planners that high rise development would be the future of its property, requiring lot 

consolidation, infrastructure upgrades, and road widening. 

The Ruddy Tongg properties, along Kaio'o Drive, then completely skipped 

development es single family homes by developing as walk-up apartments-the land 

had simply become too expensive to do otherwise. As part of the subdMslon process, 

Kaio'o Drive and Hobron Lane were constructed according to City specifications, 

replacing the narrow area entrance off Ala Moana Boulevard. 

One way that the City continued to respond to this increasing density of people 

and structures was by engaging in street widenings at the entrances to WaikOO. 

Immediately after World War II. Kallkaua Avenue had been widened through Kapi'oIanl 

Park. Ala Moana Boulevard was extended and widened in the 1950s. McCuUy Bridge 

was replaced and also expanded in the 19508. (MonsarratlDiamond Head Road was 

widened in the 196Os, and Kapahulu Avenue most recently). These street widenings 

reflect the growth of both Walklkfs population and economy. 

One of the biggest threats to the continued viability of WalklkT could. Ironically, be 

seen by the late 19508 along the only street on the peninsula built speciflcaDy es a 

highway using federal financial assistance. This Is Ala Moana Boulevard. Construction 

of the new Ala Moana Shopping Center made Ala Moana Boulevard the most direct 

route from central WaikOO to the new commercial complex. Local dependence upon 

private vehicular surfece transportation has meant that the Ala Moans corridor hes faced 

increasing congestion ever since. The fact that the road occupies the great majority of 
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the right of way means that individuals on foot are limited to a narrow sidewalk and III 

less than pleasant pedestrian experience. 

4.5.7 LESSONS FOR THE FUTURE 

An examination of the history of street planning In WaiklkT reveals the Importance 

of long term planning and the costs of not doing so. Waik1kT would be much less tenable 

if, for example, the whole peninsula had been designad on the model of the Keldo and 

'A!nahau subdivisions, with narrow streets, poor connections, inadequate drainage, 

cesspools, etc. Indeed, the regular street pattern, wide rights of way, sidewalks, and 

storm drainage systems enjoyed by the 'Ewa half of Walki1<Twere directly the result of 

long term, Integrated planning. 

Part of long term planning, however, requires periodiC reassessment of and 

commitment to making upgrades. street drainage is a good example. Increases in 

density in the Lewers and Seaside areas led to greater amounts of Impervious surfaces 

and larger volumes of water deposited on those streets during heavy rainstorms. Such 

areas became famous among local people for many years as areas to avoid because of 

flooding. But government was slow to Improve the drainage systems. 

WalkTkl's streets have continued to evolve more and more Into a "Manhattan" 

situation, where an automobile has become more of a liability than an asset 

Transportation in WaiklkT is not an enjoyable visitor experience and poor acc ess from 

other parts of the city has lost WaikTkT businesses significant local patronage (witness 

the closure of WaikTk1's theaters). Manhattan's solution to this problem, of course, was 

the development of a grade separated transportation system. 
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CHAPTER 5: WATER AND SEWER SYSTEMS 

5.1 INTRODUCnON 

Development of water and sewer systems are dependent upon topography: 

funding; population pressure; and the locations of population, natural resources, and 

disposal sites. 

The Native Hawaiian population developed over many generations an extensive 

agricultural system within the greater WaiklkT ahupua'a. A study of the 1881 Hawaiian 

Govemment Survey S.E. Bishop Map (see iUustration) shows the complexity of this 

system. The Bishop map also shows the beginnings of urbanization (along the coast) 

within WalkIkT that would overwhelm the area's ability to provide clean water and 

dispose of human waste. 

5.2 WATER SYSTEM 

The first recorded wells developed in Honolulu were privete projects, constructed 

in the 18208 in or near the village of Honolulu.1 Examples of this type of well 

construction can be seen on the grounds of the Mission Houses Museum on South King 

Street 

The first attempt to transport water over any distance occurred In 1847. At that 

time lead pipe was used to draw water from a taro patch behind the French Consul's 

home mauka of South Baretania Street between Fort and Queen Emma Streets to the 

Harbor Master's Office at the makai end of Nu'uanu Streal 2 

More ambitious plans called for the transportation of less brackish water from 

Nu'uanu Valley. A small brick cistem built near Bates street. combined with a four inch 

main, provided sarvicefrom 1851. Ten years later a much more sophisticated system 

was developed by WilHam Webster, collecting water near Kapena Falls, storing it in a 
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new brick reservoir 100 feet by 80 feet in size near Nu'uanu Avenue end Bates Street. 

and transporting the water through a twelve Inch main to Queen Street. Further rights to 

water were purchased In Nu'uanu Valley from Charles Bishop in 1869.3•
4 

The development of this sucxessful system illustrated that each of the mauka 

valleys - Kallhi, Nu'uenu, Pauoa, Makiki, Manoa, and PAloio - offered the possibility of 

use as watersheds. The Importance of cleen mountain water to the growing town of 

Honolulu in 1872 was great enough to warrant a separate Bureau of Water Works within 

the government. Surveys of water sources end water rights were undertaken In MAnoa, 

Makiki, and Kallhi Valleys. 

The discovery of arteslen water by James campbell at HonouUuli end by Dr. 

Augustus Marques near Punahou School led to a series of well boring experiments 

across the Kona plaln that gathered important infonnation. 

• It was discovered that wells drilled over 42 feet above sea level could provide 

good water but would require pumping. 

• Wells differed greatly in mineral quality. 

• Previous drilling experience in an area could predict the likelihood of success of 

subsequent wells. 

Meenwhile, water rights were purchased and a reservoir developed within Makiki 

Valley. The Makiki Reservoir could hold 750,000 gallons of water. 

In 1880 the govemment appointed a Superintendent of Water Works end 

provided $10,000 to drill artesian wells to supplement the existing reservoir system. 

(Artesian wells were preferred because they did not contain suspended plant matter, 

were less expensive to construct then dams, end did not require extensive isnd 

purchases necessary for the reservolrs.t 
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Between 1882 and 1884 the govemment drilled five artesian wells. One of the 

govemment wells drilled was located at PAws'a and an existing wall was purchased at 

Pualeilani, WaiklkT, for $5,500. B 

The govemment conducted a survey of wells, reservoirs, and water lines In 1883. 

A map of the WaikikT portion shows a water line along WaikTki Road (Kallkaua Avenue) 

to 'Ena Road to Kalla Road, back to WalkTkT Road as far as the entrance to Kapi'olani 

Park. 

Concem about overdrawing of the aquifer led to regulation of artesian waDs In 

1884. 

In 1890 the Government replaced the old Pualeilani well bulH on Queen 

Kapi'olani's property with a new one loceted on Queen Uli'uokalani's WaikTkT estate. 

Two new Nu'uanu reservoirs hed also reached completion, and a third one was under 

construction. 

A drought In 1891 drew down the aveilable water supply so much that Water 

Works authorities were forced to experiment A fire engine pump was attached to an 

artesian wellioceted at Thomas Square in order to suppJement the available water in the 

city system. The experiment proved the efficiency and economy of pumping water from 

artesian wells. In the aftermath of the drought plans were developed for permanent 

artesian well pumps and a fourth reservoir in Nu'uanu Valley. 

When drought conditions retumed in 1893, a permanent steam pumping plant 

installed at a well in Makiki provided 1,500,000 gaUons a day to the Makiki Reservoir. 

Contracts were then let for a 3,000,000 gallon facility at Beretanla and A1apa1 streets, 

with McCandless Brothers drilling two ten-inch artesian wells and Honolulu Iron Works 

constructing the pumping plant In 1899 a similar facility was erected at Kallhi, 

consisting of three 12 inch artesian wells and pumps for a 5,000,000 gallon per day 
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facility. A third major urban artesian water source, initially privately developed to serve 

the KalmukT and Pllolo developments and subsequently taken over by the govemment, 

offered an additional capacity of 3,000,000 gallons per day. The KaimukT facility 

inciuded a reservoir on Telegraph Hill (height behind the KalmukT Frre StatIon). 

In 1900 an 875,000 gallon reservoir was built on the slopes of Diamond Head. 

This reservoir was connected to the KalmukT system in 1904, increasing the reliability of 

water servica within WaiklkT. 

The year 1905 saw construction undertaken on both the Makiki Reservoir and 

Nu'uanu Reservoir No.4. The latter facility, first suggested by Wdliam Brunner In 1891 

and completed in 1910, had a capacity of 625,000,000 gallons, greatly augmenting the 

storage capacity of the system for times of drought.7• 8 

Improvements in the WaikTkT water system are Illustrated in a 1909 Department 

of Public Works map. At. that time water lines are shown the length of Kallkaua Avenue 

from South King Street to Diamond Head Roed; along 'Ena and Kalia Roads; on Ala 

Moana Road makai of Kallkaua Avenue; on Makee Road connecting to Kapahulu 

Avenue; along the length of PIkT Avenue; and along the 'Ewa two thirds of Li'ahl 

Avenue. 

During 1910 two additional walls and the necessary pumps ware placed In 

service at the Beretania Station, adding 3,000,000 gallons to the water system. 

Between 1910 and 1912 the govemment replaced the original KalmukT 

Reservoir, a structure plagued by leaks, with a new reinforced concrete structure. The 

KaimukT Pumping Station was also upgraded with two new 12 inch artesian wells and an 

18 inch main, with arrangements made for a new electric pump. 
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Figure 44: Diamond Head Reservoir, 1913 

T. Sedgwick, "History of the Honolulu Water Works,' in Report of the Superintendent of 
Public Wo'*s to the Govemor of the Territory of Hawai'i for the Year Ending June 30, 
1913, (Honolulu: Hawaiian Gazette Co., Ltd. , 1914), between 296-297. 

During the same period monitOring of the artesian well head led investigators to 

conclude that 25,000,000 million gallons per day could be safely drawn from the aquifer, 

at a time when 35,000,000 gallons per day was actually being drawn. The result was a 

renewed program to cap unused wells and control other forms of waste.9 

Territorial Acts 138 and 139 of the 1913 Territorial Legislature transferred the 

Territorial Water Works and Sewers Department to the City and County of Honolulu 

effective June 30, 1914'0 

Ordinance 65, dated 1915, set up the organization, rules and regulations ofthe 

municipal Water and Sewer Works." 

Ordinance 85, dated August 3, 1915, set standards for water and sewer mains 

within new subdivisions. The Ordinance required developers to submit plans to the City 
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for approval and install the planned mains before sales began. Penalties were imposed 

for noncompliance.'2 

In 1917 the Honolulu Water Commission, a group appointed by the Mayor to 

investigate the available city water supply, described the existing system as "haphazard" 

and "overtaxed". It recommended protection of the Nu'uanu watershed; collection of all 

surface waters from valleys between Moanalua and Palolo; redirection of water from 

windward sources; limiting new artesian wells and plugging unused ones; employing a 

professional hydraulic engineer to conduct further surveys of water sources for cost and 

quantity ' 3,'4 

In 1920 the City began a series of tunnel borings into the Ko'olau Mountains from 

Nu'uanu, Palolo, Makiki, Kalihi , and Manoa Valleys. The hope was to find additional 

sources or water, but the results were disappointing.'5 

Legislative Act 150, dated April 29, 1925, established the Honolulu Sewer and 

Water Commission. The Commission was given authority to enter into contracts, 

condemn land, and construct sewer and water works which would then be turned over to 

the City. The Act also authorized $3,000,000 in bonds for construction, to be repaid 

using revenues from the City Water Works.'s 

In 1926 three new artesian wells were constructed at each of the Beretania and 

Kalihi plants, with an additional two wells drilled at Kalihi in 1927. During the years 

1927-1928 the KaimukT, Beretania, and Kalihi steam pumping plants were reconstructed 

with new buildings and pumps. In 1928, 24-inch low pressure header mains were built 

connecting all three plants, greatly increasing reliability throughout the system and 

lowering insurance rates. Efforts continued to prevent wastage, recover costs, and 

encourage conservation by capping unused artesian wells and instituting a 100 percent 

metering program.17 
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Figure 45: Near WaikOO water system, 1929 

G, K. Larson, "Water Supply,· in Report of the Honolulu Sewer and Water Commission 
to the Legislature of the Temtory of Hawai'i, Fifteenth Regular Session, (Honolulu: 
Advertiser Print, 1929), Plate 5, between 60-61 , (Map location Latitude 21276 North, 
Longitude 157.826 West.) 
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A map of the Honolulu water supply system dated January 21, 1929, illustrated 

very uneven service levels in Honolulu. What it did show, however, were both Installed 

mains and those under conatruction contract. Waik11<l's service from the three large 

municipal pumps, provided by the Honolulu Sewer and Water Commission, consisted of 

a 16 inch main down McCully Street, then Diamond Head along the Ala Wai, makai on 

Kuamo'o Street, Diamond Head along the KOhi6 Avenue alignment and ending at 

Kapahulu Avenue. The Commission also provided 12 inch lines between KaIAkaua 

Avenue and McCully Street on Ala Wai Boulevard; Lewers Street between Kallkaua 

Avenue and KOhi6 Avenue; Ka'iulani Avenue between KaIAkaua Avenue and KOhi6 

Avenue; and Kapahulu Avenue between Kallkaua Avenue and PIkT Avenue. The City 

and County similar1y provided a 12 inch main makai along Kapahulu from the KaimukT 

pump; an eight inch main along the length of Kallkaua Avenue from South King Street 

to Poni Ma'T Road; six inch mains on Hobron Lane from Ala Moana Boulevard to 'Ena 

Road, 'Ena Road from Kallkaua Avenue to Ala Moana Boulevard. Lewers Street from 

KaIAkaua Avenue to Kalla Road, Uluniu Avenue from Kallkaua to KIlhi6 Avenue, along 

central alleyways from Pa'O Street to Launiu Street, and a line mauka along Ka'iulani 

Avenue then 'Ewa approximately three blocks long following Ala Wai Boulevard. Also 

provided by the City In the Kapl'olani Park area were a 12 inch main along PAkT Avenue 

from the Diamond Head Terrace area to Kapahulu Avenue and a 12 inch line along 

Monsarrat Avenue from Fort Ruger to Kallkaua Avenue (around the mauka-'Ewa side of 

the Kapi'olani Park Racetrsck).18 

The semi-autonomous Board of Water Supply was established by Act 96 of the 

Territorial legislature on April 27, 1929. Effective July 1, the Board was given complate 

authority over the municipal water system; empowered to issue and sell bonds; and fix 
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and adjust water rates to meet expenses.19 The Board took over actual management of 

the municipal WaterWorks on February 1,1930.20
•

21 

Work within the greater WaiklkT area in 1931 included additions to the low 

pressure arterial system in the area bounded by Kapahulu Road (Avenue), Piihoa 

Avenue, Trousseau street. and MonsarratAvenue. (Included were 11,100 feet of 16 

inch, 450 feet of 12 inch, 6,800 feet of eight Inch, and 600 feet of 6 inch mains.) 

In 1932, 1,200 feet of8 inch and 415 feet of6 inch water mains were added on 

Lewers Street and Kalla Roads In WaikTkT.22 

The Board of Water Supply undertook a survey of existing water mains during 

1933-1934. The progrem of cutting waste, comprehensive development of resources 

and transmission systems, recovery of costs, and 100 percent metering resulted in a 

reduction of draft on artesian reserves and a rise in the artesian head. This would be 

very important in sustaining the increase In population due to the defense build up during 

the last pre-war and war years.23 

In 1935 the Board of Water Supply took advantage of financial assistance from 

the federal Public Works Administration and its own bond funds to begin construction of 

an underground pumping station in KaimukT near 16th and Claudine Avenues 

(WIlhelmina Rise) and connecting it to the distribution system mauka of KalmukT.24 The 

project was completed in 1937 at a cost of $106,359.80 for construction and $11,985 for 

pumping equipment. 

The Board of Water Supply in 1937 sold $450,000 in bonds authorized by the 

Legislature and Congress. This money, added to Public Works Administration 

assistance, was applied to various projects throughout the city and improvements to the 

Walkil<T water system. On the peninsula, John Hansen was awarded In 1938 a 

$153,292.07 contract to install 5.8 miles of cast Iron water mains consisting of 19,500 
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feet of 12 inch main, 9,216 feet of8 inch main, and 1,970 feet of6 inch pipe. Included 

were 67 edditional fire hydrants.25 The work was finished in August of 1939.28 

Development of underground water sources in the North HlUawa VaHey was 

begun on AprIl 28, 1942, with a 42 inch main between North King street and that source 

was completed on December 1, 1944. Additional transmission systems toward the 

Waiklki area were completed through the McCully District on July 14, 1947. %7 

During 1952 contractor Gilbert Kobatake completed work on a $17,595 project to 

instaU 1,100 feet of 8 inch cast iron pipe along Beach Walk in Waiklki.28 

February of 1953 was the completion date of a major cross town water maln 

construction project along South Beretania, Isenberg, Date, Kapahulu, and Ho'olulu 

streets. O'ahu Construction Company placed 1,187 feet of 42 inch maln, 8,566 feet of 

30 Inch maln, and 700 feet of 20 inch cast Iron malns. In October of that same year 

contractor J. Tanaka installed 1,536 feet of six and eight inch cast iron mains along 

Hobron Lane from Ala Moana Boulevard to 'Ena Road as part of street improvements. 

In 1954 Pacific Construction Company laid 16,400 feet of 12, 8, and 6 inch cast 

iron malns as part of the McCully Improvement District. American Co"bading Company 

also placed 895 feet of 12 inch and 1 ,550 feet of eight inch cast iron mains along Minoa 

and WalkikT streets, including Nihua, Walina, and Kiinekapolei Placas.28 

The American Contracting Company in May of 1956 finished installation of 4,045 

feet of 16 inch, 202 feet of 12 inch, and 236 feet of 8 and 6 inch cast Iron malns from the 

comer of McCully street along Ala Wal Boulevard, to Kuamo'o Street, to KQhi6 Avenue, 

to Seaside Avenue.3O 

During December 1957 J. Tanaka, Inc., completed work on 2,566 feet of 12 inch 

and 1,867 feet of 8 inch cast iron malns in Waiklki along KaJaimoku and Lewers Streets 

and Seaside, Ke'alohilani. and PaoakaJanl Avenues. 
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The importance of constructing these extensive water transmission systems was 

wall Hlustrated In the 1957-1958 Biennial Report of the Board of Water Supply. Data 

from the Report showed that the North Hllawa wall was providing 34 percent of the total 

artesian draw being utilized In 1958.31 

As of 1959 the bulk of the capital improvement projects destined to be 

undertaken by the Board of Water Supply were to accommodate the needs of new 

suburban aresS.32 

5.3 SEWAGE SYSTEM 

As is the fate of any port city, Honolulu has been at risk to introduced disesses 

such as cholera and typhoid. These diseases can be spread by water contaminated by 

human waste.33 

Cities have constructed sewage systems to remove and later also to remedy 

these threats to public health. Honolulu's efforts at sewage collection (and later 

treatment) reflect a cyclical series of investments predicated upon the incident of 

disease, public awarenass, population density, population Increase, technology, and the 

availability of funds. 

Honolulu's initial sewage system was designed by Rudolph Hering of New York 

City, a noted Sanitary Engineer, who arrived in 1896.34 In 1899 the firm of Vincent and 

Belser was awarded a contract to construct sewers within the ares bounded by Honolulu 

Harbor; River, Beretania, Alapa'i, and South Streets; and Ala Moana Boulevard. (Also 

included was South King Street to Thomas Square and construction of a sewage 

reservoir.) In 1900 a second contract was signed with Vincent and Belser to expand 

service from Uliha to Artesian Streets. 

By 1900 the Kewalo sewer outfall was complete, running 1300 feet offshore and 

constructed of 24 inch steel pipe.36 However, work on the sewer system was 
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discontinued In 1901 after funds ran out. Furthermore, southerly winds continued to cast 

foul odors over Honolulu from overflowing cesspools and polluted ponds within the 

Kewalo District. 38 

The Legislature of 1901 responded to this situation and passed Ad. 4 

appropriating $25,000 for sewers and a "ditch" In the Kewalo District. The project was 

completed in 1904.37
•

38 

On March 20, 1911, a Sanitation Commission was appointed, which included a 

former Territorial Govemor, a United States Public Health and Marine Hospital Service 

representative, the Director in Charge of Federal Leprosy Investigation Station In 

Hawsl'i, a former Territorial Attorney General, a representative of the University of 

Hawai'i, and a licensed contractor. The Commission was to investigate all types of 

sanitation In Honolulu and make recommendations to prevent disease and improve 

conditions.39 

Act 138 and 139 of the Territorial Legislature of 1913 transferred the Territorial 

Water Works and Sewers Department to the City and County of Honolulu.40 The 

transfer became effective June 30, 1914.41 

By June of 1914 a Sanitary Census had been organized to monitor conditions 

and respond to problems quickly. The city was systematically divided into 9 districts and 

720 subdistricts. Each subdistrict map contained information as to the number of 

dwemngs, the purposes of each dwelUng, the location of outhouses, piggeries, dairies, 

privies, streams, and roads. Periodic Inspections were made, with no time between 

inspections longer than 21 days. Record books ware carried by inspectors and 

violations recorded as warnings were issued.42 
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Figure 46: ~e from clty-wlde SanltaJy Ceneue, showing 'Alnahau, 1914. 

Included are structures. cIstems. cesspools. roads. etc. 

Hawal'! (Territory), Board of Health, Report of the President of the BoatrI of Health of the 
Territory of Hawan for the Twelve Months Ended June 30, 1914. (Honolulu: HawaIian 
Gazette Company, 1915).54. (Map location latitude 21.276 North, longitude 157.626 
West.) 
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The President of the Board of Health in 1915 stated that population growth in 

Pu'unul, 'AIewa Heights, and WaikikT made it necessary to construct new sewer lines 

there "as soon as practicable".43 

The President of the Board of Health in 1920 repeated the need for new sewers. 

He noted "gross contamination that is at present taking place in the Nu'uanu Stream. It 

is time that Honolulu cease using the stream as an open sewer". He expressed alarm, 

however, about proposals for a new outfall sewer proposed by the Public Works 

Department that he felt was too closa to WaikikT Beach.44 

Problems with the sewage system had reached the point that the public 

approved the issuance of bonds to finance sewers In WalkikT and Kalihi.45 

Late in 1921 the 24 Inch main sewer outfall was found to be broken In numerous 

places, discharging sewage Inside the reef.48 The pipe was replaced in 1923. The new 

pipe discharged raw sewage into 16 to 18 feet of water outside the reef. 

In 1923 the HewaHan Contracting Compeny was ewarded the contract to build a 

WaikIki sewage system.47 

In the latter half of 1923 and into 1924 the Board of Health received numerous 

complaints about overflowing cesspools in PAlolo, Kaimuki, and Waikil<i. Hewaiian 

Contracting Co. meanwhile, completed approximately 70 percent of the new WalkIkT 

Sewer System. Completion of the WaikikT System was expected to alleviate problems at 

over five hundred cesspools.48 

By June of 1925 the Board of Health annual report stated that the WalkIkT sewer 

main work had bean completed, and that as soon as alterations were finished at the 

Main Pumping Station to accommodate the additional load, the Waikiki lines would be 

connected to the city system. 
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One problem area in WaikTkT remained, however. That section bounded by Kalia 

Road, Dewey Avenue, Ala Moana Road, and the beach remained without sewers 

because rights of wey had not been granted to the government The government 

planned to issue orders to the local trust companies in charge of these properties to 

construct the sewer laterals and connect them to the government sewer mains. 

The Board recommended extension of sewage systems as a solution to 

increasing cesspool problems in Minoa, the mauka-'Ewa side of KaimukT, and the makai 

side of King Street 49 

Act 150 of the 1925 Territorial Legislature created the Water and Sewer 

Commisslon.5O The Commission set about administering relief projects proposed by the 

Hawsi'l Chapter of the American AssocIation of Engineers.61 

In 1926 work was undertaken on gravity systems to service upland areas of the 

city. One gravity system was to intersect numerous lines above it west from Pllolo 

Valley to the corner of Beretania and Kapl'olani (Ward Avenue) Streets. The second 

gravity system was to begin at Houghtailing Road and School Streets and collect all 

sewage above, meeting the first gravity system at Beretania and Kapl'olanilWard. This 

system, as planned, then followed Ward Avenue makai, to discharge 3,600 feet from 

shore near the Kaka'ako Incinerator site. 52 

Act 40 of the 1927 Legislature appropriated an additional $3,000,000 towards the 

expansion of sewer and water systems.i3• 64 

In 1928 Territorial Board of Health noted the new gravity sewar outfall had been 

put into operation, partially relieving the lower elevation pumping system. The Walk1kT 

Sewer System was operating and being extended Into reclaimed areas that were rapidly 

being developed. The eUmination of cesspools in older WaIk1kT, particularly the John 

'Ena Tract. was slowly being accomplished. However, the 1928 annual report stated 
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that WaikOO Beach will never be safe until the discharge of sewage into the ocean is 

elimlnated".66 

In 1929 the Honolulu Sewer and Water Commission was abolished. Urban water 

supplies then came under the jurisdiction of the Honolulu Board of Water Supply. Rural 

water systems and all sewers were to be administered by the Honolulu Water Supply 

and Sewer Department (In 1932 the Honolulu Water and Sewer Department was 

changed to the Bureau of Rural Water Supply and Sewers, and in 1940 was reorganized 

and divided into the Suburban Water System and the DivisIon of Sewage).58 

City Ordinance 520, passed in 1930, provided for the cost of sewers in 

Improvement District 32 in the Robinson and McCully Tracts.57 

The McCully District. Kapahulu Pumping station, and Ala Moana Park Pumping 

Stations were all completed or upgreded during 1932.58 

In 1933 the City Planning Commission approved a list of sewer improvements to 

be paid for using National Recovery Act grants and loans. Included were extension of 

the MAnoa-Kaimuki Interceptor Sewer, the West KaimukT Interceptor Sewer, and the 

Date Street and Campbell Avenue Main Trunk Sewer, all located mauka ofWaOOkT.69 

Water samples taken in 1936 by the Territorial Board of Health from the Ala Wai 

Canal, Ala Moana Park area, and Kewalo Besin fOUnd the water there to be unfit for 

swimming. strong northwesterly winds brought material from the sewer outfalls toward 

WaOOkT and forced the Board of Health to close WsOOkT Beach. The President of the 

Board recommended detailed studies of water circulation neer the beaches so as to 

better understand the threat that pollution posed to tourists and residents. till 

In 1937 the Bureau of Rural Water Supply and Sewers installed a ventilator at the 

WaikTkT Beach Walk Sewage Pumping station after receiving complaints from nearby 

homeowners about noxious odors.61 
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Figure 47: Near WaiklkT sewer system, 1929 

Robert Mowry, "Sewer Division", in Report of the Honolulu Sewer and Water 
Commission to the Legislature of the Territory of Hawai'i, Fifteenth Regular Session, 
(Honolulu: Advertiser Print, 1929), Plate 1, between 24-25. (Map location Latitude 
21.276 North, Longitude 157.826 West.) 
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The Director of the Territorial Bureau of Sanitation In 1938 complained that while 

the 1937 Territorial Legislature had provided $1,750,000 towards extending the City's 

sewer system, no money had been spent The City had not changed its policies, 

preferring to continue a 55 percent frontage tax for the financing of sewers rather than 

using general funds. As the system stood, homeowners were under no Incentive to pay 

such a tax, thus increasing the number of cesspools, stalling the expansion of the sewer 

system, and leaving the $1,750,000 idle.82 

In 1941 the municipal Public Works Department reported that the Ala Moana 

Sewage Pumping Station had been completely rebuilt the previous year. A study 

undertaken In March of 1941 to examine problems of the sewage system led to a 

contract awarded on October 17, 1941 for $71,404.65 to contractors Walker and Moody 

for construction of a new WaikTki Sewer Pressure Une. 83 

The entry of the United states Into World War II led to the suspension of most 

civilian projects because materials and labor ware redirected to the war effort. Plans to 

replace the Public Baths Sewage Pumping Station equipment and lay a new WaikM 

Sewer Pressure Une ware among the first affected. The City was forced to keep the 

original Public Baths unit running. Blackout regulations meant that a night time break in 

the old 12 inch KQhi6 Avenue sewer line had to be left unrepaired until morning. 

The military government did, however, undertake some positive changes. Begun 

as General Order No. 122, issued July 1, 1942, a general cleanup of all refuse disposal 

facilities was undertaken. Harrison Eddy, a consulting Sanitary Engineer with the federal 

govemment, assisted the City in applying for federal money for two municipal 

incinerators. Eddy was also asked to assist with similar applications for water and sewer 

systems assistance.84 
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By 1943 the City had been able to resurrect the 20 inch Waik11<T Sewer Pressure 

Une project from the Beach Walk Pumping Station to Kalllkaua Avenue and Kapi'olani 

Boulevard and the replacement of the Public Baths Sewage Pumping StatIon. The City 

Administration appointed a Honolulu Sewerege Committee which conducted a study of 

the Honolulu system. (During the term of the study, the River Street Sewage Force Main 

broke six times). The Committee decided to seek an outside consultant and contacted 

the firm of Metcalf and Eddy to make recommendations for improvements.66 

Sewage system construction In 1944 included both the Public Baths and KOhii! 

Avenue lines and a reconstruction of the Beach Walk Sewege Pumping StatIon. The 

City also placed a Kaimukf Interceptor Sewer on Its "wish list for post war projects". 68 

The Honolulu Sewerage Committee was presented, on December 31, 1944, with 

a cepital improvement sewerege plan by Metcalf and Eddy, Engineers from Boston, 

Massachusetts. 

Metcalf and Eddy expressed concern that the increasingly important tourist 

industry be protected. The report noted that during regular periods of trade wind 

weather, sewage solids from the existing Kewalo outfaIls had not been found at Waiki1<T 

Beach. However, during periods of lee (Kona) winds (especially westerly winds), waters 

off WaiklkT registered unacceptable levels of pollution. Unacceptable bacterial counts 

had also been documented at the Ala Wai Yacht Basin and Canal. 

The report recommended a treatment plant using sedimentation and separation 

of sludge be located on Sand Island. An ocean outfall two thirds of a mile off Sand 

Island would discharge the effluent. The treatment plant, outfall sewer, relief sewers and 

force mains would cost an estimated $15,517,000. 

Immediate construction included trunk sewers in the Kaimukf, Date Street, and 

Kapahulu areas that frequently were experiencing difficulties with cesspools; Ala Moana 
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force main and new pumping station; KOhi6 Avenue relief sewer; Sand Island treatment 

plant; and outfall. The estimated cost over five years of work was $9,403,000. 

Second stage construction included other trunk sewer extensions and relief 

sewer work in PAloIo Valley and again in the Date Street-Kapahulu Avenue area. coats 

over ten years were estimated at $1,768,000. 

Third stage construction consisted of other relief sewers and sewer extensions 

into new areas. Included was work in M6'fIj'fIj and an outlet force main from the 

treatment plant to outfall to manage the increased volume of waste. Estimated cost was 

$4,346,000. 

As a result of the Metcalf and Eddy Report on Sewerage and Sewage Disposal, 

the City: 

• signed a contract with the consulting firm of Austin and Towill for surveys and 

preparations of plans and specifications for 21 sewage collection facilities; 

• signed a contract with the consulting firm of Metcalf and Eddy for surveys and 

preparations of plans and specifications for six sewage disposal facilities; 

• negotiated and reserved a site with the u.s. Army for the Sand Island sewage 

disposal plant; and 

• approached the T erTitorial Legislature for financial assistance. 

Meanwhile, work continued on both the Beach Walk and Public Baths Sewage 

Pumping Statlons.1Tl 

During 1946 city wide sewage collection surveys, plans, and specifications were 

undertaken and completed by consultants Austin and Towill; city wide sewage disposal 

surveys, plans, and specifications were undertaken by Metcalf and Eddy, consultants; 

and President Harry Truman issued an executive order approving a city sewage 

treatment plant on Sand Island.68 
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Acts No. 68 and 69 of the 1947 Territorial Legislature authorized a sewer bond 

issue to finance $6,500,000 in city wide sewer system upgrades and extensions as 

recommended by the two consulting firmS.59 The Beach Walk Pumping Station 

reconstruction and improvement was finished. Mauka of WaOOkT where the 

contamination of groundwater by cesspools had been the worst in the city, the Bingham 

and Wai'alae-Kapahulu Extensions were also completed, and the Pillolo Relief Sewers 

placed under construction.70 

The Legislature in 1949 authorized an additional $4,500,000 in bonds to continue 

construction of the Meteelf and Eddy sewer program.71 During this same year the 

Honolulu Board of Supervisors established Improvement District No. 67, Date-Kapahulu 

Sewerage District. to cover costs of improvements there.72 

In 1950 the City and County had the Ala Moana Force Main ("mcludlng Send 

Island), Sand Island Sewer Outfall, and the Date Straet-Kapahulu Improvement District 

Sewers either under construction or completed.73 

The Honolulu Board of Supervisors in 1951 passed Ordinance 1222, 

Improvement District No. 73, to cover the costs of the KaimukJ--West Sewerage District. 74 

The Supervisors also passed Ordinance 1237 as part of Improvement District 82 to 

cover the costs of the Date-Kapahulu Sewerage District 11.16 

The Honolulu Board of Supervisors passed Ordinance 1311, Improvement 

District No. 83, to finance improvements within the McCully Tract 78 Work underway in 

1952 included the Kilhl6 Avenue Relief Sewer; McCully Tract Improvement District; Ala 

Moana Pumping Station upgrade; Ala Moana Sewage Force Main (including Sand 

Island); and the Date Straet-Kapahulu Improvement District Sewers.77 

In 1953 an additionat $2,000,000 in bonds was authorized by the Territorial 

Legislature.78 The City Board of Supervisors passed Ordinance 1362, Improvement 
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District No. 103, providing for the costs for the Date-Kapahulu Sewerage District 111.78 

Work in progress included the KOhii! Avenue Relief Sewer; Ala Moana Pumping Station 

upgrade; East End Sewer; Date-Kapahulu Sewers; and sewer work within the McCully 

Tract Improvement District so 

During 1954 the City had work underway at the Ala Moans Pumping Station and 

within the Date-Kapahulu Sewerage District 81 This work continued into 1955.82 

Five million dollars was authorized in 1957 by the Legislature for sewer 

construction.83 However, the only sewer work shown in records from the municipal 

Public Works office for areas in or near WaikTki is for "East End Relief, Ala Moana". 

The Lewers Street Relief Sewer, Minoa Trunk Sewer Extension, and the Date

Kapahulu Sewers were completed in 1958. Construction wes underway on the MInoa 

Trunk Relief Sewer and the University Avenue Extension Sewer.84 

The Division of Sewers of the municipal Department of Public Works annual 

reports for 1950 and 1958 noted the increased volumes of weste that the Beach Walk 

Sewege Pumping Station wes moving out of the WalkTki area. 

Table 5.1. Growth By Gallons Pumped By The Beach Walk Sewage Pumping Station, 
1945-1958 

YEAR MILLION GALLONS MILLION GALLONS 
PUMPED PER ANNUM PUMPED PER DAY 

(AVERAGE) 
1945 797.246 2.18 
1950 806.175 2.21 
1955 987.197 2.70 
1958 1,174.220 3.22 

Honolulu (City and County), Department of PubUc Works, DivIsion of Sewers, 1950 
Annum Report, (Honolulu, 1951), 18; 1958 Annum Report, (Honolulu, 1959), 11. 

The municipal Department of Public Works noted In Its 1959 report that the 

number of miles of sewers had increased from 371 miles In 1950 to 708 miles in 1959. 

Projects completed that year mauke of WalkTki Included the MInoa Trunk ReHef Sewer 
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and the University Avenue Extension. The WaikikT Relief Sewer was underway at a cost 

of $226,646. B5 

The Honolulu Star-Bulletin on October 13, 1959, reported that the Planning 

Commission had approved $184,000,000 as part of a 1960-1985 Capital Improvement 

Program. Included in the program was $451,000 for KaimukT West Section Sewers 

Section II to be constructed mauka of WaikTkT in 1964-65. The program was to be sent 

to the City Council and Mayor for final approval. 88 

5.4 ANALYSIS OF WATER AND SEWER SYSTEMS 

5.4.1 THE CHALLENGE: PROVIDING INFRASTRUCTURE SUPPORT FOR 
INTENSIFYING DEVELOPMENT IN A LOWLAND ENVIRONMENT 

The initial impetus for the WaikTkT Improvement Project was the desire by the 

Territorial Board of Health to improve IMng conditions in order to prevent dlsease. At 

the end of the 19111 century the Board had had some success in isolating disease carTiers 

in the port of Honolulu, but had also experienced disester in a fire that consumed a 

major district of Honolulu. The Board subsequently determined that population density 

and building construction were major factors facilitating the spread of disease and 

conflagration. It recommended dispersion of the town population and upgraded building 

codes. Included in this program were development and/or expansion of water and 

sewer systems. 

5.4.2 PARTICIPANTS 

Development of safe water and adequate sewer systems impected all citizens of 

Honolulu for purposes of public health and safety. Costs initially limited development of 

both systems to those areas requiring the least investment in terms of numbers served 

and distance from source or disposal. Those in need of such services otherwise had to 
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provide their own catchment basins or cesspools until a line became available in their 

area. 

Lack of available public funds and the willingness of those with means to pay for 

sewer installation led to gross injustices in the development of the sewer system. 

MAnoa Valley, for example, received such service early in the 20th century, while 

portions of the Nu'uanu Stream traversing poorer sections of town remained an open 

sewer. 

later City sewer system development programs also found that personal 

economics would continue to frustrate the City's efforts to end cesspool dependence and 

link all reaidents to the sewer lines. Some homeowners preferred to remain dependent 

upon cesspools rather than pay the costs of hookup and maintenance of the new sewer 

lines. The City was thus forced to mandate such hookups. 

6.4.3 VISIONING 

The Territorial Board of Public Health's vision for urban disperssl differed from 

that of many land developers in two important ways. The Board's vision encompassed a 

broader section of families Including those from the most crowded sections of the cI1:y. 

The Board also saw Infrastructure and strengthening of building codes as a means to 

improve and maintain public health rather than as marketing tools to entice families Into 

the new developments. 

Developers and real estate speculators, however, first focused on the segment of 

the population most able to afford land purchases and a commute to town. This led to 

ideas of WaikOO as an upper class suburb with amenities designed to attract such 

clientele both locally and from abroad. Government officials and developers gradually 

changed their view of the market to focus on the middle class while still providing levels 
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of infrastructure including sewers, wide roads, and water. This was personified by ex

Govemor and WalklkT landowner Charles McCarthy, who came to advocate designing 

smaller lots and blocks to make the subdMsions more affordable. 

Plans for smaller lots thus led to increased requirements for both water and 

sewer service. 

6.4A PLANNING PROCESS 

The Board of Health recommendation for population cflSpersai logically meant 

that those areas at the periphery of town would be urbanized. Unfortunately, on both the 

'Ewa and Diamond Head sides of town the immediate areas consisted of lowlands and 

tidal flats. Private parties, realizing this, had begun to subdivide the more easUy 

developed upland areas instead. 

The development of the uplands and nature of the lowlands threatened to 

increase costs of lowland urbanization. Upland terrscing could, for example, change 

drainage pattems below. Upland cesspools could degrade lowland wells. Lowland 

water and sewer lines, located at or near the water table, would be especially subject to 

corrosion and thus higher maintenance costs. Low lying areas also suffered from poor 

water and waste drainage. 

The sheer size of the WailoKT district, for example, encouraged large scale 

govemment planning to accommodate both population dispersal and growth. The 

special challenges of low lying area development encouraged govemment to include 

both upgraded water and sewer services as part of the overall development project. 

This may be one reason why plans such as Charles Dickey's curved street pattem were 

rejected in favor of a grid of straight streets. 
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5.4.5 IMPLEMENTATION 

The first water system developed for urban use caught and distributed mountain 

runoff downhill to provide for commercial, domestic, and fire protection needs for those 

living in the congested town of Honolulu. This system was then extended into other 

watersheds such as Maklki and MAnoa VaDeys. The development of artesian wells, 

which required less initial investment and could be more easily distributed across the 

landscape, greatly extended the areas and population that could be provided with 

potable water. WaikikT was an early beneficiary of artesian wells with water drawn from 

M6'j(j'IIi, at Queen Kapi'olani's home, and at Queen Uli'uokalani's home. 

Rapid growth in the number of artesian wells resulted in a massive draw down of 

the artesian lens which threatened the supply for the entire city. To prevent this, the 

govemment instituted regulation of artesian wells. The government also promoted 

conservation of water by changing its permit system for water use rights from unlimited 

use to a matering system. Greater charges for greater use drastically curtailed wastage. 

By constructing new sources or purchasing existing private facilities, the City 

eventually developed a municipal water system with major water pumping units at Kalihi, 

Beretania. and Kapahulu. storage facilities at Kaimuki and Diamond Head, and a 

redundant distribution system. This ensured both quafrty and quantity of supply. 

Potable water supplies reached Wail<ikT from both the 'Ewa and Diemond Head 

ends. Major water lines ran along both KaJAkaua and KOhi6 Avenues. 

New water sources such as HAlawa Valley and expanded transmission systems 

throughout the urban core in the 19508 assured adequate supplies for WaikikTs postwar 

tourist boom. 

Sewer system development also began as a service to the congested town area. 

The initial 1900 system required force pumps to push the material through flat areas and 

256 



then out to sea. The outfall Itself soon proved a health threat along the shore as the pipe 

became quickly corroded and untreated sewage emptied Inside the reef. Population 

growth both 'Ewa and Diamond Head of the original town site necessitated new miles of 

sewer lines and upgrades In force pumps along the coast. Subdivisions in the hills 

utilized a gravity system of lines focused on Ward Avenue. Sewar facilities ware paid for 

using a system of Territorial construction grants and use of municipal Improvement 

District and Frontage Improvement programs. The City also changed Its Improvement 

District program to facilitate Installation of water and sewar service before, rather than 

after, initial subdivision construction. 

The sewar system as bunt in the 19208 initially collected waste water through a 

system of pipes laid within utility corridors in the newar sections created as part of the 

WaiklKT Reclamation Project and under the surfaces of sbwts within the older 

subdivisions. The WaikTkT sewar system focused on the WaikTkT Sewar Pumping Station 

located off the makai side of KOhiO Avenue near KaI'olu Avenue. WalkTki"s effluent was 

then sent through a coastal force main first to a pump located 'Ewa of the Atkinson Drive 

entrance to Ala Moana Park and then on to the ocean outfaU. 

Continued population expansion, coupled with numerous maintenance problems, 

encouraged the federal government to provide financial assistance to upgrade and 

extend the sewar system throughout Honolulu. WaikTkT benefited from this work 

throughout the late 19408 and 1950& through increased sewar capacity and removal of 

sewar outfalls to a location farther 'Ewa from WalkTkT Beach. Thus WaikTki's 

infrastructure could accommodate the tourist boom of the 1950s. 
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5.4.6 DISTRICT EVOLUTION 

The WaiklkT Reclamation Project and the Improvement DIstrict laws provided the 

volume of clean water and sewer service necessary to remove WaikikJ's dangerous 

dependence upon cesspools and provide for subdivision growth. 

The fundamental design of water and sewer facilities In Waiki1<T continued to 

follow the outline based upon the 1920 systams. Water users enjoyed the security of 

multiple sources accessed through redundant systems. Sewer users, however, 

continued to be dependent upon the force main system centered on the WalkTki Sewage 

Pump Station and line to Ala Moana Park. 

The one major change from the Initial Waikil<1 Reclamation Project design for 

water and sewer line instellation that did occur was the abandonment of mld-block utility 

corridors In the newer districts by utility organizations that preferred to upgrade or 

replace lines under the wider city streets. 

Waikil<i's water and sewer systems were continuously subjected to problems with 

corrosion and unsteble soil. Repairs were historically made on a "need" basis and 

wholesale replacement of lines undertaken most often when market demand threatened 

to overwhelm existing facilities. Government did indeed upgrade line capacity in the 

1950s, just in time to accommodate the wholesale growth of tourism on the peninsula 

that was underway later in that decade. 

5.4.7 LESSONS FOR THE FUTURE 

During recent years the City and State have seemingly been successful enough 

in the development of water and sewer systems in Honolulu that service is often taken 

for granted. However, history illustrates the danger of this attitude. Provision for 
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adequate supplies of clean water and satisfactory disposal of waste water necessitate 

continuous, rather than cyclical, investment of resources. 

Clean water supplies require funding water source development. monitoring and 

control of the amount of water drawn, creation of an interlocking distribution system that 

limits disruption caused by water main breaks, a mobile potable water backup 

distribution system, and a scheduled maintenance program. Population increases, both 

horizontally and vertically, create new complexities as new sources and distribution 

capabilities are required that do not overtax any particular watershed. 

Waste water disposal requires examination and monitoring of ground water 

contamination due to cesspool use; capital investment in sewage collection, treatment, 

and disposal; providing distance between outfall and beaches; scheduled maintenance; 

and provision for expansion. 

Local history relates that water and sewer service improvements were repeatedly 

instituted under crises conditions. Water service has been impacted by droughts, 

earthquakes; conflagrations; the threat of disease; large numbers of illegal taps lowering 

water pressure; lack of conservation incentives; and poor maintenance. The sewer 

system was subjected to oversubscription; disposal issues; outmoded equipment. and 

maintenance problems. Municipal resources were so meager and conditions so bad that 

the Territorial government on several occasions felt it necessary to either build or 

administer such services. The federal government also made large financial 

contributions to the sewer system beginning in the 19308. 

The City's historic preference to couple most sewer system extensions through 

the use of the improvement statutes rather than relying on general funds was also often 

criticized as slowing the growth and use of the sewer system in established 

neighborhoods. 
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The practice of postponing capital improvements until a crisis developed led to 

an unfortunate cycle wherein a large number of aging facilities needed replacement at 

the same time. This resulted in both fiscal strains upon the municipal budgat and 

multiple traffic impediments being erected across the city. Indeed, the downside of 

cyclical sewer system investment was experienced by the City's Hanneman 

Administration after the Kai'olu Street break in 2006. 

The problems of cyclical investment can only be aggravated by increases in 

population and building density. Increased population and building density further raise 

the need for both redundancy in service systems and proactive maintenance. While the 

City did undertake redundancy for the water system within the urban core in the 1940s 

and 195Os, it has not accomplished the same with the sewer system. This is indeed an 

important issue. After all, potable water can be brought by vehicles if necessary into a 

high density district, but lack of sewer service (or worse, a spill) can make an area 

temporarily uninhabitable. This scenario is unacceptable in any urban district, and much 

more so in an area seeking to attrad large numbers of tourists. 
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CHAPTER 6: LAND USE 

6.1 INlRODUCTION 

Land use is a function of natural resources, access, market demand, available 

utilities, investment, and govemment authorization. Previous chapters discussed many 

of these elements. This chapter will focus on zoning, zoning variances, density, and 

land utilization. 

The idea of separating urban functions began in the 1 gIh century ovar issues of 

health. San Francisco, for example, in 1867 prohibited slaughterhouses, hog storage, 

and hide curing within cartain sections of that city. In 1895 the courts in Los Angeles 

upheld laws based not just on specific land uses but the relationship between uses.1 In 

1916 such laws were combined by New York City into a comprehensive Zoning 

Resolution that specified land use, building placament, and building height. In January 

of 1926 the Supreme Court of the United States upheld the policy of comprehensive 

zoning in the Village of Euclid, Ohio VB Ambler Realty Company.2 

6.2 CREATING AN URBAN LANDSCAPE 

6.2.1 LAND USE 1900-1919 

Similar to the mainland, the predecessors of zoning in Honolulu were public 

health and safety meesures that Included elements of what would later become separate 

health, building, and zoning codes. These Involved on site examinations, surveys, and 

eventually comprehensive mapping. 

• City Ordinance 4 (February 9, 1909) prohibited tenements. 

• City Ordinance 6 (August 4, 1909) detailed the appointment of a Plumbing 

Inspector, description of the powers and duties of the offica, building plumbing 

and drainage rules, and penalties for violations. 
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• City Ordinance 8 (August 4, 1909) described the appointment of Sanitary 

Inspectors and their duties. 

• City Ordinance 18 (March 24,1910) established Are Umitsforthe City and 

County of Honolulu and regulated the erection and alteration of structures within 

them.3 

Private organizations were also involved. In 1914 the first Sanborn Map 

Company Insurance Map was produced for the central portion of the city of Honolulu. 

These maps, by a private New York based firm, provided local insurance companies 

with detailed information about structures throughout the city, including their 

construction, height, location, and use for determining property insurance rates to be 

offered to the general public.4 

By June of 1914 the Territorial Board of Health had organized a Sanitary Census 

that mapped structures and their use in order to monitor conditions and respond to 

problems quickly. The city was systematically divided into nine districts and 720 

subdistricts. Each subdistrict map contained information as to the number of dwellings, 

the purposes of each dwelling, the location of outhouses, piggeries, dairies, privies, 

streams, and roads. Periodic inspections were made, with no time between inspections 

longer than 21 days. Record books were carried by inspectors and violations recorded 

as warnings were issued.6 

On July 17, 1915, the City and County of Honolulu followed the example of many 

other municipalities within the United States by establishing an official planning 

organization. City Ordinance 90 established the City Planning Commission as a group 

of advisors to the Board of Supervlsors.8 

Territorial Act 212, effective May 2, 1917, confirmed the right of the City Board of 

Supervisors to limit and regulate the construction and repair of wooden and inflammable 
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Figure 48: Waikiki Church and School (on left) face the new Moana Hotel (on 
right), post 1901 

Image No. SP _73255. Bishop Museum Archives. 
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Figure 49: Moana Hotel and spire ofWaiklkT Church in left distance, circa 1901-
1916. 

l. E. Edgeworth, Image No. SP _24940, Bishop Museum Archives. 
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buildings within designated areas. The Supervisors were given the authorization to 

extend such zones as the city grew.7 

The City Engineer's Department first began regularly providing the Planning 

Commission with detailed, comprehensive maps of Honolulu on September 3,1919, 

supplementing the data available from the private Sanborn Map Company.8 

City Ordinance 175, effective December 29, 1919, split the City Into two Districts. 

• A Fire and Industrial District that covered the area approximately from the ocean 

to Ward Avenue, then by King, Alapa'l, Beretania, Vmeyard, Uliha, and then 

again to the waterfront. 

• The remainder of the city constituted the second District. 

Outside the Fire and Industrial District of the city no building could be used as a 

store, public garege, tenement house, factory, theater, dairy, or laundry without the 

consent of all property owners within a radius of 500 feel Existing businesses could 

remain in their structures, provided that any building repairs not total more than 50 

percent of the assessed value of the structure. Should such repairs exceed 50 percent 

of the structure value, the business owner would be required to obtain the approval of 

adjacent property owners for construction of a new building. The City reserved the right 

to condemn unsafe structures and approve new building plans before issuing any 

building permit. The new Ordinance thus had the effect of regulating the physical growth 

of business districts.9 

6.2.2 LAND USE 1920-1924 

The City Planning Commission, during a meeting held on February 3,1921, 

discussed elements of a draft zoning code. The conversation centered on whether 

hotels and apartments should be able to be built in residential areas without securing 
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signatures from 60 percent of nearby property owners. WaiklkT was seen by some 

members as a natural area for apartment IMng, while Chairman James Mcinerny felt 

that existing apartments in WaiklkT had depreciated property values there. Concern was 

expressed by members of the Commission that allowing apartments should not lead to 

erection of tenements and that the width of streets in the Royal Grove (originally single

family) subdMsion In WaiklkT was already unsatisfactory.l0 

Further discussions held by the City Planning Commission on February 10, 1921, 

led to proposals that hotel and apartment districts be created in both WaikTkT and MaklkI. 

The WaiklkT district would be bounded by the makal-Dlamond Head comer of Fort 

DeRussy; Kalla Road; Lewers Street; 500 feet mauka of Kallkaua Avenue; Kapl'olanl 

Park; the ocean; and back to the point of origln.11 

On September 14, 1921, the Aloha Amusement Park was opened on land 

located in the block bordered by Kallkaua Avenue, John 'Ena Road and Fort 

DeRussy.12 The park was financially backed by prominent local businessmen but bitterly 

opposed by many area residents. It was the first major man-made attraction in WaiklkT, 

eclipsing a previous water slide and other beach related activities, and refocused 

potential commercial activities away from the Moana Hotel area. 

City Ordinance 207, dated April 7, 1922, established the first true zoning districts. 

• Fire District No. 1 encompassed the Central Business District. commencing 

approximately from the waterfront to Punchbowl Street, then Beretania Street, 

River Street and back to the waterfront 

• Fire District No. 2 occupied those areas immediately adjacent to Fire DIstrict No. 

1, including the 'Ewa end of today's Kaka'ako District. the Vineyard area, pert of 

Uliha, and lowar Kapllama. 
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• Industrial District No. 1 covered much of the area mauka and 'Ewe of Fire District 

No.2. This included part of the waterfront, KapAlama and lower Kallhl to Fort 

Shafter, and those areas mostly makai of the then existing O'ahu Railway and 

Land Company's original reilline back to Fire District No.2. 

• Industrial District No. 2 covered today's Kaka'ako from the boundary of Fire 

District No.2 to Kamake'e street to the waterfront 

• Residential Districts included all parts of the City not included in the Fire and 

Industrial Districts. 

• Business Districts were designated parts of the "Residential District" where sixty 

or more percent of property ownersJIessees within a 500 foot redlus were using 

the premises for purposes other than as a residence. 

• Two Hotel and Apartment Districts were created, one in WalkOO, and the other in 

Makiki. Hotel and Apartment Zone A, in WalkikT, wes bounded by the Diamond 

Head side of Fort DeRussy from the ocean to Kalia Road, Kalla Roed to Lewers 

Street, Lewers Street to 500 feet mauka of Kalikaua Avenue, parallel to 

Kalikaua Avenue as far as Kapl'olani Park's 'Ewe boundary, following the Park 

boundary to the ocean, and back to the point of origination. 

Provisions In the Ordinance included: 

• allowable building uses; 

• fireproofing; 

• maximum lot coverage for access to light and air; 

• maximum height (75 feet); and 

• access requirements. 

Penalties for violating the Ordinance included imprisonment for one year and a $1,000 

fine.13 
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Figure 61: Growth In Hotel and Apartment zoning In watk1kJ, 1822-1826 

Adapted from Hawai'i (Territory), Tax Map Bureau, Territory of Hawa/'i, First Tax 
Division, City and County of Honolulu, Map 2~. (Honolulu: No date). (Map location 
Latitude 21.276 North, longitude 157.826 West) 
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city Ordinance 237, dated June 21,1923, set apart Business from Residential 

Districts. It increased the percentage of nearby landowners/lessees required to consent 

to such a change from 60 percent to 75 percent 14 

City Ordinance 240, effective August 31, 1923, established Hotel and Apartment 

Zoning for the two blocks bounded by Kalla Road, Saratoga Road, Kallkaua Avenue, 

and Lewers Street 16 

City Ordinance 249, approved August 19, 1924, provided for an increase of two 

members for the City Planning Commission. These two positions were to be occupied 

by a practicing engineer and a practicing architect. 18 

City Ordinance 250, also approved August 19,1924, established Hotel and 

Apartment Zone C, covering much of the Royal Grove and 'Ainahau Subdivisions

those lots facing either Koa or Prince Edward Streets, and portions of Ka'iulanl, 

UII'uokalani, and KiJhi6 Avenues, and Cleghom Street 17 

6.2.3 LAND USE 1925-1929 

On March 12, 1925, the Commission voiced no opposition to a legal move by 

MAnoa residents asking the Territorial Legislature to grant the City and County Board of 

Supervisors "restrictive district" zoning powers further limiting activities in residential 

areas. The Commission viewed this as indirect support for its zoning program.1S (This 

MAnoa legal move paralleled efforts by upper class mainland subdivisions to restrict 

housing within their neighborhoods.) 

On July 30, 1925, a proposal from the Board of Supervisors was presented to the 

City Planning Commission to create a hotel and apartment district for the remainder of 

the Waikiki peninsula not already in that classification. The proposal met with opposition 

from the Commission on several counts: 
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• the Commission feH that lands bordering Ala Wal Boulevard should be excluded 

from hotel and apartment zoning; 

• if not, lands along Ala Wai Boulevard should be protected by an ordinance to 

ensure uniform building character (including height, design, and setbacks) on 

property facing the canal; and 

• properties bordering the waterfront, makal of Kapi'olani Park and Kalakaua 

Avenues, should be excluded from such hotel and apartment zoning and instead 

purchased for public park space. IS 

On September 3, 1925, the City Planning Commission discussed a policy change 

such that the creation of any new business district in the city should automatically make 

such area a Second Class Fire District. A Second Class Fire District entailed that 

buildings therein be constructed "with walls of masonry or concrete supports of adjacent 

floor loads, with interior floors supported by studded partitions or by columns and 

girders, with the roof or roofs constructed of incombustible materiar. 20.21 

The majority of the City Planning Commission, during the September 3, 1925 

meeting, expressed dismay that the Board of Supervisors was contemplating increasing 

the allowable building height from 75 feet to 150 feet. (The Board was considering this 

in order to accommodate a new Royal Hewaiian Hotel up to twelve stories in height.) 

The Commission was "loathe to see sky scrapers come to Honolulu, protesting that they 

are not consistent with the typical Hawaiian beauty we are ell anxious to conserva, and 

offer no distinctive feature". 22 

City Ordinance 279, effective September 28, 1925, established Hotel and 

Apertment Zone D covering those areas not already part of Hotel and Apartment Zones 

A and C. This included the bulk of the Ala Moana and Ala Wai areas, and the eastern 

and western stretchs of KOhiO Avenue.23 
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In 1926 the Heen Estate purchased the Cressaty, Hummel, and Pierpoint 

properties near Ala Moana Boulevard for $385,000. The Estate undertook renovation 

and apartment construction to create the Niumalu Hotel.24 

The City Planning Commission was notified on April 22, 1926, that the Building 

Inspector had received the required number of signatures to create a business zone in 

WaikOO. The area in question was along Kalilkaua Avenue from Ala Wai Boulevard to 

Fort DeRussy near the Amusement Park. The petition had been widely protested, 

particularly by the WaikikT Improvement Club. The Commission recommended to the 

City Board of Supervisors that, should the Board agree to such a change, an ordinance 

be drawn up to have such new business districts be designated as Fire Districts, and 

that a common building line be created for new structures along the property line for 

visual consistency. 2!i 

The City Board of Supervisors notified the City Planning Commission on May 6, 

1926, that the Board had declined the Commission's recommendation designating all 

new Business Districts as Fire Districts. The Board reasoned that such action was 

"dlscriminatory".28 

On May 27,1926, representatives of Realty Associates, a large landowner atong 

KaJilkaua Avenue, approached the Commission with a proposal to develop a Business 

District along the mauka side of that street between McCully Street and the Moana 

Hotel. The project would include building setbacks of 10 feet from the sidewalk or 22 

feet from the curb, lawn and other shrubbery, and a provision that all business buildings 

be constructed of atucco or concrete. If this suggestion was not followad, Reaity 

Associates would sell off the property to individuals, probably sacrificing uniformity of 

appearance and setback. The Commission preferred that the area remain residential 

but felt that commercialization of the property was inevitable.27 
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On June 3, 1926, the City Planning Commission approved and sent on to the 

Board of Supervisors a plan to create a Business District between Kalikaua and KOhi6 

Avenues with the stipulation that a perpetual building setback of 10 feet from the 

property line be established.28 

The City Planning Commission on July 29, 1926, debated possible changes to 

the Business District Ordinance. While It was agreed that the existing method wherein 

property owners could petition for rezoning should continue, the Commission felt that 

final action should be through legislation by the Board of Supervisors, rather than action 

by the Office of the Building Inspector. The Commission made this recommendation to 

the Board of Supervisors and also reiterated to the Board Its earlier suggestion that new 

Business DIstricts encompass second class construction or higher.28 

The City Planning Commission considered a new draft Business District 

Ordinance during a meeting held October 28, 1926. Provisions of the draft included: 

• consent of 75 percent of landowners within a radius of 400 feet; 

• Business Zones, which might be any size, could cover one lot or many lots; and 

• second class construction would be required, as all such buildings would be 

commercial in nature.30 

City Ordinance 313, effective December 13,1926, replaced sections of lew 

applying to the creation of Business Districts. The Deputy City and County Attorney had 

declared the previous ordinance void because It Ulegally authorized delegation of power 

by the Board of Supervisors. The order of procedure to create business districts was 

changed. 

• A petition signed by 75 percent or more of landowners within a radius of 400 feet 

from the center of the proposed district would be submitted, no longer to the City 
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Building Inspector, but rather to the City Planning Commission. (The proposed 

District could be any size.) 

• Public hearings then would be held by the Commission to gather information as 

to the desirability, need, and compatibHity of the proposed District within both its 

immediate environment and the overall development of the city. 

• The Commission would then accept or reject the proposal and send their 

recommendation to the City Board of Supervisors. 

• The Board would then take final action.31
• 32 

The City Planning Commission noted during 1927 the large number of 

applications being made for new business districts outside the central business district. 

The Commission in its annual report expressed concem that developers were seeking 

business zoning In outlying districts as a means of inflating land values for resale, having 

the effect of creating more business zoned land than there existed demand for, and 

resulting in unused business zoned land in the old business area. The City had to 

defend itself in court in a test case agsinst the Bailey Groceteria challenge to the Board 

of Supervisors and Planning Commission over a refusal to grant a petition for such 

zoning in KaimukT. 33 

Also during 1927 the Sanborn Map Company, for the first time, produced fire 

insurance maps covering the Diamond Head side of Honolulu, including WsiklkT.34 

On February 1, 1927, the second Royal Hawaiian Hotel (popularly known as the 

·Pink Palace") opened. Noticing the increase in travel world wide aftar World War I, 

Matson Navigation Company officials decided to undertake a "grand scheme" that would 

make Hawai'i an important luxury tourist destination. This involved construction of a first 

class luxury liner (the "Maiolo") and a first class hotel on the beach at WaIklkT. 

Inexperienced In hotel operations, Matson bought into the Territorial Hotel Company, 
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which already owned the Moana, Seaside, and Alexander Young Hotels. The 

$3,500,000 Royal Hawaiian was designed by a nationally known architectural firm 

(Warren and Wetmore), built by a local contractor (Ralph WooDey), featured the work of 

a famous landscape architect (R. T. Stevens), and created its own golf course (the Royal 

Hawaiian, now known as Wal'alae).3Ii 

The City Planning Commission on February 10,1927, received formal application 

for a Business District in WaikOO submitted by Realty Associates, Guardian Trust 

Company, and Bishop Trust Company-owners of the entire area. A public hearing was 

scheduled and Enginear Charles Welsh asked to interview the landowners concerning 

their stated Intention to establish a ten foot setback line along Kalakaua Avenue and 

deed such to the City and County.38 

On March 3,1927, the City Planning Commission received a guarantea from 

Realty Associates, Guardian Trust Company, and Bishop Trust Company that a ten foot 

setback line would be established along Kalakaua Avenue and that all buildings built on 

that street would be designed by professional architects with plans approved by the 

present landowner/developers for visual consistency. The Commission had set this as a 

condition for creating a Business Zone for the companies' properties on Kalakaua 

Avenue.37 

The public found itself in three different camps during a March 10.1927 public 

hearing held on the first rezoning of residential land in WaikOO to business: 

• those who opposed the rezoning; 

• landowners mauka of Kalakaua who had submitted the petition; and 

• landowners from the makai side of Kalakaua who expressed concern that 

any later petition on their behalf would be opposed by the mauka 

landowners who would benefit from the zoning as submitted. 
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After initial hesitation, Eaton Magoon, owner of land on the makai side of Kalikaua 

agreed to a ten foot setback plan for his property. 

The Commission subsequently decided to submit to the Board of Supervisors a 

proposed Business District ordinance focused on the mauka properties but with the 

understanding that once the mauka area was established, the Commission would 

consider adding the makai portion to the Business District. 38 

As expected, a petition was received on March 31,1927, from landowners on the 

makal side of Kallkaua Avenue, asking that their properties be added to the upcoming 

Business District on the mauka side of the street39 

City Ordinance 340, effective April 21, 1927, established the first Business 

District In WaiklkT. This Business District extended along the mauka side of Kallkaua 

Avenue between Ala Wai Boulevard and Kalaimoku Street Included were the whole 

Kaliikaua Avenue-Ala Wal Boulevard-McCully Street block, a one block extension at the 

KOhi6 Avenue-Kaliikaua Avenue Intersection, and then an average one lot depth along 

Kaliikaua Avenue to Kalaimoku Street40 

On the same day that City Ordinance 340 became law, the City Planning 

Commission was notified that the ten foot building setback had been formally accepted 

by the City and recorded. The CommiSSion then forwarded to the Board of Supervisors 

their recommendation that the same setback be part of any rezoning action for 

properties makai of Kallkaua Avenue.41 

City Planning Commission President James Mclnemy on June 23, 1927, 

expressed regret that Hotel and Apartment zoning existed on the makal side of Kaliikaua 

Avenue at the entrence to Kapi'olani Park. 42 

The City Planning Commission voted August 11, 1927, to add four more lots to 

Business District No. 39 along the makal side of KOhl6 Avenue between Kalaimoku and 

276 



'Olohana Streets 'Ewe of the Kalilkaua Acres subdlvlsion.43 The Board of Supervisors 

subsequently confinned the Commission's action by passing City Ordinance 371, dated 

August 24, 1927, adding the 19,000 square feet to the Business Zone.44 

City Ordinance 374, effective August 30, 1927, created a Business Zone along 

the makai side of Kalilkaua Avenue between Ala Wai Boulevard and Fort DeRussy.48 

During 1928 Clifford Kimbell purchased the hotel, Grey's By the Sea, for 

$150,000.48 

City Ordinance 413, dated March 21, 1928, estabDshed Business Zoning for 

depths of 110 feet along Kalilkaua Avenue. On the mauka side, this extended between 

KaJaimoku Street and Makee Road. On the makai side, this extended from Seratoga 

Road to Lewers Street.47 

City Ordinance 475, effective April 6, 1929, created Hotel and Apartment Zone E 

on a triangular shaped piece of beachfront property opposite Kapi'olani Park, 

approximately from Monserrat Avenue to the Queen's Surf site.48 

The City Planning Commission, meeting on July 11, 1929, denied a petition from 

businesses along KaJilkaua, between Lewers Street and Seaside Avenue, to extend 

such zoning mauka. Residential property owners further above Kalilkaua had objected, 

and the Commission agreed with the residents that extending business zoning would 

encourage commercialization of the whole district. 49 

6.2.4 LAND USE 1930·1939 

During 1930 Clifford Kimball spent $250,000 to purchase the Halekillani Hotel. 60 

The City Planning Commission on March 27,1930, recommended a change of 

zoning from Hotel and Apartment to Business for the 'Ewe side of 'Ena Road between 

Hobron and Kalilkaua Avenue for a depth of 100 feet. The Commission noted that the 
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area had been functioning as a business area since before the passage of the Zoning 

Ordinance. 51 

City Ordinance 509, dated April 18, 1930, aeated Business District No. 32 along 

the 'Ewa side of John 'Ena Road mauka of Hobron lane.52 

On July 10, 1930, the City Planning Commission heard a presentation by Edward 

Bassett, past President of the National Conference on City Planning, and special 

counsel for the City of New York's comprehensive Regional Plan. Emphasis was on 

basic laws and enabling legislation for city planning and zoning functions.53 

The City Planning Commission, after a meeting held September 11, 1930, 

recommended the addition of a single lot of the Kalllkaua Aaes Tract to the Business 

Zone at the comer of NAmllhana street and KOhi6 Avenue.64 City Ordinance 525, dated 

October 7, 1930, added that property to Business Zone No. 34.55 

On June 18,1931, the City Planning Commission was petitioned by the 

Territorial Hotel Company, owner of the Moana and Royal Hawaiian Hotels, for Business 

Zone designation for its properties on the makai side of Kalllkaua Avenue from Lewers 

street to near Ka'iulani Avenue. Included within the petition was the fact that the area 

was becoming commercialized (some nearby residential structures were in fact being 

used as shops) and a claim It was unfair that properties across the streat from the hotels 

did have business zoning. The Commission noted that the Territorial Hotel Company 

had at one time requested not to be Included in the Business Zone. The Commission 

then approved the petition and sent It to the Board of Supervisors. 

During the same meatlng the City Planning Commission also approved a petition 

to Increase Business Zoning in the Kalllkaua Acres subdivision to accommodate the 

growing Leu Yee Chai Chop Suey Restaurant on KOhi6 Avenue. This involved lots 57 

and 61, Tax Map Key 2-16-15, between Kuamo'o and Nilmlihana Streets.56 
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City Ordinance 545, dated July 2, 1931, created Business Zone 36 along the 

makai side of Kallkaua Avenue between Lewers Street and Ka'iulani Avenue. Sf 

City Ordinance 546, effective July 8, 1931, created a two lot Business Zone 37 In 

the block between Kuamo'o and Nlmlhana Streets mauka of Kilhl6 Avenue.1iS 

The City Planning Commission on January 7,1932, rejected a petition for 

additional Business Zoning from Towne and Country Homes. The petitioners hoped to 

extend their business into lots 31 and 36 of the Kallkaua Acres subdIvision mauka of 

KOhl6 Avenue between Keonlana and Kuamo'o streets. The Commission disapproved 

because the lots bordered side streets and any business there would have encroached 

upon a residential area.69 

The City Planning Commission, during a September 15,1932 meeting, heard 

suggestions from the Automobile Deelers Association concerning gasoline atations. 

There existed at the time approximately 275 gasoline stations on O'ahu with an 

estimated 100 more being added each year. Most of these atations had been built with 

the gasoline pumps at the curb. This resulted in traffic tie ups and safety Issues. The 

Commission agreed that traffic safety could be grounds for an ordinance governing the 

placement and design of future atations. The Commission's engineer was requested to 

draft such an ordinance for their further study. eo 

On January 1, 1933, the City Board of supervisors discontinued funding for the 

City Planning DIvision of the Department of Public Works. This action raised difficulties 

both for the public requesting information about their properties and for the Commission 

needing professional engineering help.81 

The City Planning Commission on June 28, 1934, tried to compromise between 

the wishes of WalklkT developers and residents over the development of the proposed 

WaiklkT Theeter on Kallkaua Avenue near Seaside Avenue. The developers needed an 

279 



Increase in Business Zone depth to 275 feet from KaIAkaua Avenue In order to 

accommodate the theater. Residents did not want business activity nearby and the 

additional street parking demand that the theater would create. The Commission 

decided to recommend increasing the size of the Business Zone for the theater on 

condition that free off-street parking for 200 cars be provided to theater patrons. 

The CItY Planning Commission also disapproved that same day a request from 

the Alexander Young Estate to increase the depth of the Business District along 

KalAkaua Avenue to 200 feet from Saratoga Road to Lewers Street and also extend 

such zoning to the service road mauka of KalAkaua Avenue between Lewers Street and 

Seaside Avenue. The Commission said It preferred to examine specific cases rather 

than general changes, prevent the encroachment of business into Residential and Hotel 

Zoned areas, and confine business (service) entrances to KalAkaua Avenue.82 

The CItY Planning Commission on September 13,1934, heard a reapplication by 

Hawaiian Hotels Company, Ltd., for the zoning change on Kalllkaua Avenue near 

Seaside Avenue needed to accommodate the WaikikT Theater. The previous petition 

had sought an adjustment of boundaries to accommodate the theater but had received 

numerous public protests. The new application used a different legal route for approval 

by receiving the signature endorsements from 90.16 percent of landowners within a 750 

foot radius of the property. The Commission approved the application on the latter 

basls.B3 

CItY Ordinance 628, dated October 12,1934, created Business District No. 46 on 

Kalllkaua Avenue near Seaside Avenue to accommodate the depth off Kalllkaua 

Avenue needed for the WaikikT Theater.84 

The CItY Planning Commission in Its annual report for 1935 expressed Its desire 

for Hotel and Apartment Zoning on both Kapi'olani Boulevard between KalAkaua Avenue 
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and Wal'alae Avenue, and Ala Moana Boulevard from Kamake'e Street to Kalikaua 

Avenue.85 

The City Planning Commission ended its 1936 report requesting that the Board 

of Supervisors restore positions of a full time engineer and office staff to facilitate City 

planning functions.86 

The City Planning Commission on February 6, 1936, approved a 30 foot 

extension of Business Zoning along Seaside Avenue to accommodate parking for the 

new WalkIkT Theater.B7 

In March of 1936 the City Board of Supervisors authorized the Chief Engineer of 

the Department of Public Works to permit a Bureau of Plans engineer to work part time 

on city planning with the City Planning Commission. lIB 

City Ordinance 652, dated March 10, 1936, created the additional Business 

Zoning area (No. 49) along Seaside Avenue to accommodate parking for the new 

WalklkT Theater.89 

The City Planning Commission approved another extension of Business Zoning 

on March 19, 1936, to accommodate the Lau Yee Chai Restaurant near the comer of 

KOhi6 Avenue and Kalikaua Avenue. The expansion was justified on the grounds that it 

was done to permit the expansion of an already established business.70 

City Ordinance 661, effective May 8, 1936, created Business Zone No. 53, 

between Kuamo'o and Nimihana Streets mauka of KOhi6 and Kalikaua Avenues.71 

The City Planning Commission heard a request from the Alexander Young Estate 

on July 23, 1936, for extension of Business Zoning along the mauka side of Kalikaua 

Avenue to a service road (Lau'ula Street) between Seaside Avenue and lewars Street 

Despite protests from several district property owners that this action further extended 

business activity onto the side streets, the Commission granted the request. 72 
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On August 20, 1936, concerns over Business Zone abutment against the narrow 

service alley (Lau'ula Street) mauka of KalAkaua Avenue, adjacent to Lewers Street, 

Royal Hawaiian, and Seaside Avenues, led the City Planning Commission to rescind 

Business Zoning for a ten foot distance from the aIIey.73 

City Ordinance 675, dated October 20,1936, established Business Zone 57, 

further adding to Business Zoning along Seaside Avenue mauka of KalAkaua Avenue?4 

In 1937 American Factors opened the first branch of its Uberty House retail store 

outside downtown Honolulu in WaikIkT, demonstrating the increasing importance of 

tourism and the Waiklki retail trade in the Hawaiian economy?5 

The City Planning Commission, during a February 11,1937 meeting, officially 

recognized the organization of the WaikIkT Improvement Association and urged its 

cooperation in lacel planning activitles.78 

The City Planning Commission on October 7,1937, heard a petition for Business 

Zoning by Bishop Trust Company for a part of the old Aloha Amusement Park site on the 

Diamond Head side of 'Ena Road extending to Fort DeRussy. As no protests were filed 

against the petition, the Commission approved It. T7 City Ordinance 712, effective 

October 26,1937, created BUsiness District No. 60 on the property.78,78 

City Ordinance 721, passed December 10, 1937, declared that Waiklki utility 

alleys, although owned by the City, were to be used only as service corridors and 

specifically prohibited vehicular use. so 

The Territorial Commissioner of Public Lands during December of 1937 asked 

the City Planning Commission for input on a request to lease public property at the 

intersection of Kapahulu Avenue and Ala Wai Boulevard for a service station. The City 

Planning Commission unanimously rejected the idea at a meeting hald on December 16, 

1937.81 
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On February 3, 1938, the City Planning Commission was notified by the Building 

Department that E. L Peacock had constructed five apartments on residentially zoned 

land near the Elks Club. His building permit had only allowed a duplex. The Building 

Department had ordered the developer to conform to the permit as issued.B2 

The City Planning Commission was notified on February 10, 1938, of proposed 

City Charter revisions that would: 

• provide the Commission with authority over building along mapped streets; 

• require Commission approval before subdivisions could be recorded in the Land 

Court; 

• direct the Commission to undertake comprehensive zoning control through 

development of a master plan; 

• require Commission approval for changes in the master plan or a vote of no less 

than five members of the City Board of Supervisors to overtum the decision of 

the Commission.83 

On April 7, 1938, the City Planning Commission expressed Its displeasure with 

the actions of the Building Department. The Department had Originally issued a building 

permit at Diamond Head to E. L Peacock for a duplex, only to find that Peacock had 

also built an additional three units. The Depertment had initially told the Commission 

that it had demandad that the building permit be honored. Peacock had then removed 

stoves from three units, technically tuming the units into rooms to foHow the letter, if not 

the intent of the law. The Commission asked the City Attomey whether Peacock could 

be forced to comply with the original building permit. 84 

The City Attomey on May 5, 1938, gave his opinion in the E. L Peacock zoning 

violation case. The City Attorney ruled that, if stoves and iceboxes were removed, 

Peacock was within his rights to rent the three additional rooms. The City Planning 
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Commission asked that the BuDding Department carefully monitor the removal of the 

equipment from the units "because of the precedent Involved".86 

The City Planning Commission, after hearing protests from KQhl6 Avenue 

residents on May 19, 1938, voted to write the Uquor Commission about a night club 

operating in this Hotel and Apartment Zoned area. The Planning Commission wished to 

clarify the rationale behind the eldsting zoning, wherein a hotel would be allowed to 

operate a restaurant catering to Its customers. What had not been anticipated was that 

restaurants would solicit general business and that the repeal of Prohibition would 

change the character of such establishments.88 

City Ordinance 739, dated May 25,1938, created Hotel and Apartment District H 

encompassing the area between Kalikaua Avanue, South King Street. Kapahulu 

Avenue, and the Ala Wai Canal. At. the time of designation the area was mostly 

undeveloped. The Planning Commission felt that, although much of the property might 

not be ideal for residential purposes, the construction of hotels and apartments would 

provide both needed housing and a commercial use for the land. Such hotels and 

apartments would make adjacent Kapi'olani Boulevard more aesthetically appealing than 

creation of a retail Business Zone.87
• 88 

Lewis Mumford, Internationally known city planning writer, on September 25, 

1938, released a study of Honolulu for the City Park Board. He observed that existing 

City planning efforts had failed to prevent "spotty and erratic' development and that the 

profile of WaikikT had been marred by two "gawky" hotel structures. Mumford felt that 

planning must become central to government operations, better financed, long term, 

comprehensive, and apolitical. Mumford recommended that 

• a comprehensive survey be conducted of the city to determine Its essential 

characteristics; 
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• policy development be undertaken for maintaining and conselVing Important 

urban elements; 

• a master plan be created to direct future developmenl89 

On January 5, 1939, the City Planning Commission was notified that the Board of 

SupelVisors had agreed to fund positions for a full time engineer and draftsman 

requasted by the Commission. The Commission requeated these positions to provide It 

with professional help in planning activities and office support for pubUc inquiries. 

Also on January 5111 a City Planning Commission committee examining the 

subdivision law made three recommendations: 

• Immediate emphesls on the creation of a master plan to guide subdivision 

development; 

• legislation be undertaken to pool small or Irregular lots into a comprehensive 

subdivision layout; and 

• the subdivision ordinance be changed to prohibit Issuance of building permits 

within any subdivision not approved by the Commisslon.90 

City Planning Commission records Indicated that on April 20, 1939, the 

Commission was notified that the City Attomey successfully prosecuted a test case 

against a business Illegally operating on Seaside Avenue near Ala Wal Boulevard In the 

Hotel and Apartment Zone. While the defendant was given a suspended sentence, the 

Court ordered her business closed and banned from the Hotel and Apartment Zone. 

Several other lIIagal businesses, faced with similar legal action, also agreed to close.91 

Territorial Act 242, approved May 16, 1939, gave Territorial recognition of the 

City Planning Commission and its efforts to create a Honolulu city plan. ThIs Act had 

several Important provisions. 
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• The Commission was given a minimum budget floor to be provided by the City 

Board of Supervisors. 

• The Commission was required to prepare a city plan by December 31, 1941. The 

master plan was to cover all pubUc and private improvements, safety, zoning, 

and transportation, providing for Mure growth and development of the city. 

• The Commission was to develop subdMsion rules and regulations. No real 

estate development could be recorded at the Territorial Bureau of Conveyances 

or the Land Court without first being approved by the Commission, ending major 

loopholes used to bypass regulations in the past. 

• The Commission became an executive rather than an advisory body. It was 

givan the right to zone on its own initiative. The City Board of Supervisors 

needed five votes to override the Commission. (This high number would support 

most Commission actlons.)92 

The City Planning Commission noted on May 18, 1939, that the City Board of 

Supervisors had received a petition for Business Zoning by groups operating Illegally in 

the Hotel and Apartment Zone. The area affected was along Lewers Street between 

KaIAkaua Avenue and Helumoa Road. The Commission expressed disapproval of 

legalizing any such operations because owners/operators should have been aware at 

the start of business activity that such land use was illegal. The Commission, howaver, 

did note that any business operating before the start of the zoning law would have the 

right to continue their business in the existing location. 

Supervisor James Gilliland subsequently withdrew a proposed ordinance to 

extend Business Zoning along Koa Avenue between Uluniu and Uli'uokalani Avenues to 

accommodate the zoning needs of a longstanding business there that would be 

"grsndfathered" under the Commission's program.93 
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On June 1, 1939, Legislative Act 242 granting the City Planning Commission 

administrative authority became effective. The Commission could now pass resolutions 

that had the force of law unless vetoed within 30 days by five or more votes of the Board 

of Supervisors.94 

The City Planning Commission began utilizing Its new administrative authority 

under Legislative Act 242 on June 22, 1939. The Commission passed Resolution No.1, 

to create Hotel and Apartment District J at Sierra Drive and Keanu Streat In Kaimuki.95 

City Planning Commission minutes from July 6, 1939, noted the closure of one 

illegal business along Lewers Street and the "granclfathering" of three businesses that 

had proved their existence on site before passage of the zoning law. 

That ssme day the City Planning Commission went on record opposing changing 

the clessificatlon of the Bks Club property to Hotel and Apartment until complation of the 

Master Plan.98 

The Board of Suparvisors gave final approval to City Planning Commission 

Resolution No.1, creating Hotel and Apartment District J at Sierra Drive and Keanu 

Streat in KaimukT, on July 11,1939.87 

On July 13,1939, the City Planning Commission discussed updating the 

subdivision law and recommended a minimum residential lot Size of 5100 square feat 

with a minimum width of 60 feet and an average depth of not less than 85 feel98 

The City Planning Commission on December 28, 1939, adopted a change in the 

minimum residential lot size to 5000 square feel The Commission also celled for a 

public hearing on proposals to create single family residential dlstricte. (Whoe In the past 

any area not zoned Business or Industrial had automatically had a designation of 

Residential, tha existing Residential Zoning category allowed the construction of multiple 

residences on any lot as long as the spacing requirements of the Building Code were 
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met Some property owners were thus seeking legal assistance to preserve a one 

house per lot ratio in their neighborhoods. )89. 100 

The City Planning Commission made several observations in its annual report at 

the end of 1939. 

• The growth of tourism in the local economy was making the aesthetics of 

development Increasingly Important 

• The Commission was considering separating zoning for hotels and apartments 

and creating restridad business areas In order to protect some activities while 

discouraging others. 

• The Irregular property patterns unique to Hawsi'i created difficulties In master 

planning the city's growth. The Commission hoped that some form of legislative 

action could be undertaken to reorganize landholdlngs.101 

6.2.5 LAND USE 1940-1944 

On January 10, 1940, the City Planning Engineer issued a progress report on the 

Master Plan to the City Planning Commission. Much work had been done on mapping 

the city on 500 foot to the inch and 200 foot to the inch drawings showing both existing 

and planned iliflasbudure. Upcoming decisions would need to be made as to the 

location of the arterial highway and updating of the zoning code. Irregular landholdings 

were a particular problem In subdivisions and for road placement 

The City Planning Commission on January 11, 1940, dlsct rased the problem of 

existing Irregular lot shapes and sizes which made subdivision difficult The Commission 

expressed the hope that the Territorial Legislature would allow pooling of properties and 

readjustment of boundaries to facilitate comprehensive plannlng.l02 
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On January 25, 1940, the City Planning Commission, after hearing from property 

owners near Hobron Lane, went on record as opposed to Business Zoning for this 

residential area.103 

The City Planning Commission passed Resolution No.8, dated February 1, 

1940, to establish Business District No. n along the makal side of Kallkaua Avenue 

opposite the beginning of KOhifi Avenue. This was done to equate both the zoning and 

lot lines for the property.l04 

City Ordinance 819, dated February 6,1940, created Class "AD Residential 

Districts to contain either one house on a minimum 5,000 square foot lot or the 

equivalent, being two houses on a minimum 10,000 square foot lot.1C5 

On February 13, 1940, the Board of Supervisors approved City Planning 

Commission Resolution No.8, creating Business Zone 77 along the makai side of 

Kallkaua Avenue near KOhlfi Avenue.1oe 

City Planning Commission Resolution 10, dated March 14,1940, was passed by 

the Commission to create Hotel and Apartment DIstrict L makai of Kallkaua Avenue 

between the Netatorium and the Diamond Head property /lne of the Bks Club. The 

Commission had hoped to establish e 25 foot building setback on the makai side of 

these properties as part of the rezoning but could not get the owners to agree. 

Fortunately, all the propartles Involved were party to the WaiklkT Beach agreement of 

October 19, 1928, that provided a 75 foot public right of way created by any beach 

reclamation project along the shore. The Board of Supervisors subsequently approved 

City Planning Commission Resolution No. 10 on March 26,1940.107 

City Planning Commission Resolution 21, dated September 12, 1940, was 

passed by the Commission to create Business Zone 81 between two existing Business 
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Zoned parcels on the Diamond Head side of 'Ena Road. The Board of Supervisors then 

approved this City Planning Commission Resolution on September 25, 1940.108 

City Planning Commission Resolution No. 26, dated September 26, 1940, was 

passed by the Commission to create Business District B3 along 'Ohua Avenue near 

KalAkaua Avenue. The Commission felt this was necessary to correlate zoning with 

property lines. The Board of Supervisors subsequently approved City Planning 

Commission Resolution No. 26 on November 11,1940.109 

The City Planning Commission, during a December 19,1940 meeting, expressed 

concem that the Elks Club property might fece subdMsion. One of the agreements for 

the recent rezoning to Hotel and Apartment was that the property would not be 

subdMded. While the Elks leaders blamed real estate promoters for such rumors, the 

Commission decided to hold off publishing the zoning change, thus holding the rezoning 

technically in abeyance. IID 

On January 30. 1941, the City Planning Commission recommended to the Board 

of Supervisors that the deadline for completion of the Master Plan be extended to 

December 31, 1943. The Commission suggested that grade data for proposed streets 

be omitted from the Master Plan in order to speed production of the document, and that 

the Territorial Legislature conSider some method of consolidating odd shaped lend plots 

that could be utilized in the Master Plan.111 

City Ordinance 881, dated March 14, 1941, prohibited certain activities within 

Hotel end Apartment Zones. Banned were gasoline service stations, amusement 

houses, theaters, dance halls, office buildings, etC.
112 

The City Planning Commission on April 10, 1941, heard the Consolidated 

Amusement Company's request for the use of three addittonallots along Seaside 

Avenue mauka of KeIAkauB Avenue to serve the parking needs of WBiklki Theater 
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patrons. The Commission felt that any paid parking facility would require rezoning to 

Business, and was on record as opposing extension of such zoning further into the Hotel 

and Aparbnent District. The Commission sought legal counsel whether some provision 

could be aeated to sHow theater parking only until such use was no longer needed, and 

that the property would then revert to Hotel and Apartment Zoning.113 

The City Planning Commission on May 22, 1941, was notified that existing 

zoning law did not allow temporary permits for non-complying purposes. The City and 

County Attorney did recommend the use of a zoning variance as applied on the 

mainland for such situations. A draft of such an amendment authorizing such variances 

was submitted to the Commission and sent with their recommendation to the Board of 

Supervisors. 

The City Board of Supervisors notified the City Planning Commission on May 22, 

1941, that the Governor had signed Senate Bill 474, postponing the deadline for 

completion of the Master Plan to December 31,1943. 

Also on May 22, 1941, the CIty Planning Commission advised the City Building 

Department to examine potential violations of the Zoning Ordinance at Kallkaua Avenue 

and Poni M67 Road, where aparbnents were under construction in a residential area.114 

City Ordinance 900, effective June 21, 1941, allowed the City Planning 

Commission to approve variances to regular zoning requirements. Such variances could 

be issued when "strict enforcement of the existing regulations would involve practical 

difficulty or unnecessary hardship and further that desirable relief may be granted 

without substantially datracting from the intent and purpose of the zoning regulations·. 

The Commission was authorized to require conditions for such variances if it felt 

conditions were warranted.11S 
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Figure 52: Zoning map of greater Waik11tTarea, January 1941. 

Green designates Business, orange Hotel and Apartment, pink Fire District Nos 1 and 2, 
purple Industry, and yellow Residential. 

Honolulu (City and County), City Planning Commission, "Map of the City of Honolulu, 
Showing Existing Zoning: included in Honolulu 's Master Plan: A Progress Report, 
January 1941. Back pouch. (Map location Latitude 21.276 North, Longitude 
157.826 West.) 
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The City Planning Commission conducted a public hearing on July 31,1941, 

over zoning violations at the well known Kau Kau Comer Restaurant Oocated at the 

makai-Diamond Head comer of Kalikaua Avenue and Kapi'olani Boulevard). Problems 

included parking outside the Business Zone and the main building extending Into the 

Hotel and Apartment Zone. No protests were received over the veriance proposal.118 

On August 21, 1941, the City Planning Commission gave approval of a "technical 

subdivision" of land on the Diamond Head side of the Moana Hotel. This legal maneuver 

allowed the United states Army to construct a machine gun nest on Matson Navigation 

Company property for purposes of national defensa.117 

Zoning Variance No.1, dated August 28, 1941, was issued by the City Planning 

Commission to the Consolidated Amusement Company for property located on Seaside 

Avenue mauka of Kalikaua Avenue. The property was to be used for Waik1kT Theater 

parking and would revert to Hotel and Apartment Zoning when no longer used for that 

pUrpose.118 

Zoning Variance No.3, dated September 11, 1941, was issued by the City 

Planning Commission for the Kau Kau Komer Restaurant at the comer of Kapl'olanl 

Bouleverd and Kalikaua Avenue. The property was to be used as an open air parking 

lot until expiration of the on lease July 1, 1952.119 

City Planning Commission Resolution No. 74 was pessed by the Commission on 

January 8, 1942, to create Hotel and Apartment District S from the Weatervelt to the 

Harrison properties Diamond Head of the Elks Club. The Board of Supervisors 

approved City Planning Commission Zoning Resolution No. 74 on January 27,1942.120 

On February 28, 1942, the City Planning Commission expressed concem about 

military emergency projects under construction that disregarded the Master Plan. It was 

determined that contacts be Increased with the responsible military authorities at once to 

293 



explain the importance of the Master Plan and the activities of the Planning 

Commission. l21 

The City Planning Commission meeting on June 11, 1942, examined a new 

method used by developers to subdivide lots. Properties developed as rentals in the 

Unrestricted areas were originally subject only to building code restrictions as to the 

number of structures allowed on the lot, unlike Restricted Zones that specifically detailed 

lot sizas and the number of homes allowed per lot Developers in the Unrestricted 

Zones were beginning to break up their muJti..unit rental properties, claiming that the 

change of ownership for individual units would not affect the visual character Of the 

neighborhoods. The Commission felt such developer actions threataned the integrity of 

the entire zoning system as court-style housing was popular throughout the cIty.l22 The 

City Planning Commission subsequently recommended to the Board of Supervisors that 

Unrestricted Residential Zoning be eliminated entirely. Duplex or two family units would 

be restricted only to hotel and apartment zoned areas. l23 

The War Deparbnent of the United Statas Govemment responded on October 

30, 1942, to City Planning Commission concerns over "temporary" war construction 

conflicts with the Master Plan. Major Charles Marek, Real Estate Officer, noted that 

federal contracts with property owners stated that: 

• all construction remained the property of the United States Govemment during 

the lease term; 

• upon expiration of the lease to the federal govemment, the property owner was 

assumed to have knowledge of the local laws and to make a detarmination of 

whether the structure wes legal or Illegal. 
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• The federal govemment did offer the landowner the option to have the 

govemment remove the structure and restore the property to Its Original 

condition. 

Major Marek requested a copy of the Clty's Master Plan and stated that the federal 

govemment would remove all structures found In conflict with the Plan at the end of 

hostilities. The consensus of the Commission was that It would be easier to enforce 

compliance with permanent building and zoning codes in the postwar environment If 

removal stipulations were already in place rather than to initiate such stipulations and 

enforcement after the fact.124 

On November 6, 1942, the Honolulu Board of Supervisors approved the City 

Planning Commission's comprehensive zoning plan for the cIty.12& 

The Breakers, located along the shore next to Kapl'olani Park, was opened for 

armed services personnel recreational use on December 2, 1942. It featured dancing, 

club activities, swimming, and refreshments. 128 

On January 19, 1943, the City Planning Commission suggested to the Mayor that 

legislation be sought to create a City Realty Corporation. This corporation would be 

designed to facilitate improvements in plat and transportation layouts in areas of 

Irregular property lines and/or narrow streets. This corporation would purchase property, 

reorganize It. upgrade utilities, and offer the Original owners first right of repurchase. It 

would be non-profit, and utilize a revolving fund.127 

The City Attomey on January 29, 1943, issued an opinion that designation of 

Zoning Districts on the Master Plan was not sufficient to create those Districts without 

enactment by resolution of the City Planning Commission.128 

CIty Ordinance 992, dated August 4, 1943, suspended building, elactrlcal, and 

plumbing ordinances to allow the use of substitute materials during the wartime 
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emergency plus six months. A bond was required to ensure that the work would be 

upgraded or removed at the end of the stated period when regular materials became 

avallable.l29 

City Ordinance 994, dated August 30, 1943, authorized non-conformlng uses and 

buildings in residential districts during the war emergency. This specifically allowed the 

operation of rooming or boarding houses to accommodate more persons than would 

have been allowed under existing City ordinances.131l 

The City Planning Commission on October 29, 1943, approved a request by the 

owner of the Glass Bottom Boat concession at Ala Wei Boulevard and Kalllkaua Avenue 

Bridge to build a temporary landing shelter for business patrons. Permission for the 

shelter was to be withdrawn, like other emergency, temporary construction, at the end of 

the war plus six months. lSI 

The City Planning Commission during a meeting held November 5, 1943, 

decided to ask the City Attomey for assistance in writing legislation setting off-street 

parking requiraments through the regular zoning code. This was believed more praticel 

than the existing practice of granting restricted use variances for parking.l32 

On November 12,1943, the City Planning Commission granted preliminary 

approval for a change from Hotel and Apartment to Business Zoning for property 

between Ala Moana Boulevard and the Ala Wai Boat Harbor on the Ala Wai Canal 

slde.l33 

City Planning Commission Resolution 136, effective November 19,1943, was 

designed to create Business District 98 for the P. Y. Chong property between Ala Moana 

Boulevard and the Ala Wai Boat Harbor. The Resolution was subsequently held In 

abeyance by request of Chong and never approved by the Board of SUpervlsors.1301 
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The City Engineer notified the City Planning Commission on December 23, 1943, 

that nineteen secions of the Master Plan for the City had been completed, and thirteen 

reports written. l311 

However, military needs and other reasons throughout 1944 continued to shrink 

the pool of experienced staff available to the City Planning Commission for completion of 

the Master Plan. ISS 

On May 19,1944, the City Planning Commission agreed with the Park Board to 

Include in the Master Plan the offshore area between Kewalo Basin and Fort DeRussy. 

The Commission also noted the Park Board had authorized Its engineering staff to study 

the possible creation of "offshore atolls· to beautify the approach to the harbor. 

The City Planning Commission also heard on May 19,1944, from the Ubrary of 

Hawsl'i staff about plans for expansion of the Tenitoriallibrary system. It had been 

determined by the Territory that WalklkT and Kalihl-PAIama ware the two neighborhoods 

found most in need of upgraded library facllitles. l37 

Zoning Variance No. 14, dated May 26, 1944, was adopted by the City Planning 

Commission to allow operation of a portrait studio at 238 Lewers Street in a Hotel and 

Apartment District. The property had originaliy been "grandfathered" as a non

conforming use in operation previous to the zoning law, but during the war had, for a 

short time, become entirely a domlclie. The Commission thereupon fait the variance 

was necessary for renewed business use. The variance was for the duration of the war 

plus 6 months. ISS. 139 

On June 2, 1944, the Public Works Committee of the City Planning Commission 

recommended that all govemment land along the shore between Kewalo Basin and Fort 

Armstrong be used for the disposal of incinerator refuse and as a proposed sewage 
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treatment plant site. This government land was central to the City, offering easier and 

more economical collect/on and disposai of waste material.140 

The City Planning Commission, during a meeting held October 20, 1944, 

disalssed ways to ensure adequate off-street parking within Business DIstrIcts. The 

Commission had initially triad to require parking by first granting Business Zoning to one 

portion of a property and then providing separate Hotel and Apartment Zoning with an 

off-street parking Zoning Variance on the other portion. However, the method was 

cumbersome and problematic. A suggestion was made to examine whether the zoning 

iaws could be used to limit building coverage as a set percentage of land in order to 

provide open space for vehicles. 141 

The City Pianning Commission on November 3, 1944, again disCllssad ways to 

ensure adequate off-street parking within Business DIstrIcts. Using building coverage 

through a revision of the Zoning Ordinance would allow an entire area to be zoned for 

business in one operation, offering orderiy development and guarenteed parking. A 

building to parking ratio of 60 percent to 40 percent was suggested using the coverage 

system. The Commission then requested that its staff prepare a tentative Resolution 

empioying this concept 142 

In December of 1944 the City Planning Commission released an update of work 

on the Master Pian entitled: Report 1939-1944: Master Plan CIty and County of 

Honolulu. A land use survey included in the document demonstrated that automobiles 

were dispersing growth and parts of the municipality were deteriorating. The 

Commission felt that government was often dealing with immediate needs instead of 

coordinating future development The Plan thus contained a list of clty-wide road, school, 

and park improvements and sample designs for them. Included in these proposals were 

several Waik1kT projects. 
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• WaikikT Beach was offered as the perfect site for a war memorial using open 

space rather than buildings. Acquiring the whole of WalkikT Beach from the 

Moana Hotel to the DIamond Head side of the Elk's Club (18.3 acres at an 

estimated cost of $2,551,000) was seen as a way to unite all members of the war 

effort - veterans and those who worked at home -In a sense of community. 

• WaikTkl Elementary School could be relocated from Its KAneloa location. 

The Plan then listed a series of recommendations for new legislation. 

• SubdMslon maps approved by the Planning Commission should be recorded by 

the Bureau of Conveyances. 

• A munlclpel urban renewal agency should be created to reverse deterioration. 

• A system of off-street perking lots should be developed to alleviate parking 

problems. (The first five lots would all be in downtown Honolulu, however.) 

Financing possibilities included bonds, taxes, and user feas. l43 

• Additional time was requested to continue work on the Master Plan. 

On December 1, 1944, the City Planning Commission disapproved a subdMsion 

petition from Richard Imada near Ka'iulani and KOhi6 Avenues due to inadequate size. 

The property lay In the Hotel and Apartment Zone, Tax Map Key 2-6-21-1.144 

6.2.6 LAND USE 1945-1949 

At a January 12, 1945 meeting the City Planning Commission diSCIlSSed possible 

changes In Territorial legislation needed to permit creation of off-street parking facilities 

through the Improvement District laws.l45 

City Planning Zoning Variance No. 29, dated April 29, 1945, allowed the Hobron 

Land Trust to use land at Ala Moana for boat construction and repair during the length of 

299 



the war plus six months. The permanent zoning for the land was for Hotel and 

Apartment use. l48 

On May 25, 1945, the City Planning Commission discussed a preliminary federal 

plan to place emergency housing in Kaprolani Park. Of special concern ware 100 units 

to be located at the Diamond Head side of the park where the Commission planned to 

realign KaIAkaua Avenue. The Commission requested a meeting with federal housing 

officials to discuss the hOUSing project. 147 

City Planning Commission Zoning Variance No. 30, dated June 22, 1945, 

allowed F. K Aona to temporarily use Hotel and Apartment Zoned land off Hobron Lane 

for public luaus, entertainment, and dancing for the duration of the war plus six 

months. l48 

The Federal Public Housing Authority, on July 27, 1945, stated that temporary 

housing structures were to be removed two years after the end of the declared (war) 

emergency, unless local conditions demanded otherwise. The City Planning 

Commission was concerned that, due to the wartime housing shortage, pressure would 

be exerted to continue the use of 'emporary" housing structures far into the future. l49 

During a meeting held August 24, 1945, the City Planning Commission 

recommended to the Board of Supervisors that no further temporary structures or 

wartime variances be allowed due to the end of hostilities and that Ordinances 992 and 

994 allowing such variances be repealed. The Commission hoped to remove all 

temporsry construction and bring units up to code within six months. l50 

The City Planning Commission on September 28, 1945, denied a request from 

Ernest Akina for Business Zoning along KOhl6 Avenue between Nlmlhane and 

Kala1moku Streets. Akina offered to circulate a petition for the rezoning If the 
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Commission approved it. The Commission declined, concerned that a precedent might 

be established breaking down the City's comprehensive zoning pIan.I!! 

On October 5, 1945, the City Planning Commission was notified by the 

Commanding General Mid-Pacific that many landowners had, upon termination of the 

lease, purchased the temporary buildings placed on their land by the Army instead of 

having the structures removed. To date the mUitary had not received any complaints 

from landowners over this practice. The City Planning Commission decldad to compile a 

list of such structures that were in violation of local building and/or zoning codes and 

send this list to the Genera/'s office.l
&2 

The City Planning Commission, at a meeting held October 12, 1945, was 

presented with a letter from the Commandant of the 14111 Naval DIstrict suggesting that 

any problems with the disposal of temporary structures be directed to him. The 

Commission decided to request that the Board of Supervisors address lattars to all 

property owners found to have non-conforrning structures built by the Army or Navy on 

their properties, stating that such structures must be tom down or made to conform to 

existing building and/or zoning codes. l53 

The City Planning Commission held a public hearing on November 2, 1945, over 

an application by the WaIk1k1 Tavern, Ltd., for BusIness zoning. The property Involved 

was makal of Kallkaua Avenue between Ka'iulanl and UlI'uokalani Avenues. As the 

majority of properties nearby were also Business zoned and no protests ware filed, the 

Commission voted to approve the zoning change from Hotel and Apartment. 

Also on November 2, 1945, the City Planning Commission received a request 

from Capital Properties, Ltd., for Hotel and Apartment Zoning for the Chris Holmes 

(Queen's Surf) property. Some of the members felt this area was unsuitable for a hotel 

location as the property was surrounded on three sides by public perfdands and perfdng 
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was problematic. Howaver, the Board of Supervisors had made known Its unwillingness 

to purchase the property. The Commission voted to postpone Its decision until more 

plans were presented by the applicant 

That same day the Honolulu Board of Supervisors advised the City Planning 

Commission of Its approval for an off-streat parking program. The Commission decided 

to follow the recent example of Pasadena, CaIIfomja, In obtaining community Input for 

decisions as to facility location, size, financing, etc. '64 

CIty Planning Commission Resolutions Numbers 191 and 192 were adopted 

November 9, 1945. Resolution 191 created Business DIstrict 117 makal of Kalikaua 

Avenue between Ka'lulanI and UlI'uokalani Avenues, subject to final approval by the 

Board of Supervisors. Resolution 192 redefined Business DIstrict 36 to include the area 

makai of Kallkaua Avenue between Lewers Street and Ka'iulanl Avenue. The Board of 

Supervisors gave final approval of City Planning Zoning Resolutions No. 191 and 192 on 

November 20. 1945.'B5 

The City Planning Commission on November 9, 1945, was notified that the 

Superintendent of Buildings had Issued notices to aU private owners of "temporary" 

buildings erected by the Army and Navy that it was the owners' responsibility to follow 

the requirements of the BuIlding Code for these structures. 1M 

The City Planning Commission on November 16,1945, tumed down a request 

for Business Zoning made by Francis Moylan for property at the comer of KOhI6 Avenue 

and the proposed «aj'olu Avenue. The Commission felt it was being consistent with 

decisions made In the past maintaining the Hotel and Apartment Zoning for this area. 

During the same meeting the City Planning Commissioners circulated amongst 

themselves material on multi-story parking garages. These were seen as a possible 

solution to parking problems in areas of congestion and high land velues. 
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A third Issue discussed by the City Planning Commission on November 16th was 

the shortage of storage facilities within Honolulu and anticipated public pressure to use 

temporary structures for such purposes beyond the post war six month time limit for 

temporay structure demolition. The Commission decided to await the February deadline 

to determine the extent of this demand. l67 

City Planning Commission Resolution No. 193, dated November 30,1945, 

established Hotel and Apartment District No.6. on the Chris Holmes (Queen's Surf) 

property along KalAkaua Avenue opposite Kapl'olanl Park. The Board of Supervisors 

gave final approvel of this Resolution on December 11, 1945.168 

The City Planning Commission on December 14,1945, denied a request by 

Jesse and Leslie Jackson to extend Business Zoning across an additional ten feet of his 

property to reach the makal boundary of Lau'ula Place. Lau'ula Place had been created 

by the original area developer with disregard of the City Planning Commission's 1922 

Plan by using the loophole of Land Court Registration. Lau'uIa Place had remained a 

narrow, dead end private right of way. The Commission felt that Lau'ula Place was too 

narrow to support such business activltles. l59 

The City Planning Commission held a public hearing on December 21,1945, to 

hear testimony about the upcoming six month post-war variance deadline for non

conforming warehouses erected by the military. The Commission decided to extend 

such variances for warehouse use only to June 30, 1946.160 

On January 3, 1946, the City Planning Commission issued Variance No. 37 to 

the Aloha Broadcast Company for Its radio studio and broadcast towar located in a Hotel 

and Apartment District. The facility was located on Ala Waf Boulevard between 

KalAkaua Avenue and Ala Moana Boulevard.181 
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The City Planning Commission on February 14, 1946, denied a request by the 

Hobron Land Trust to continue boat building activities off Ala Moana until June 30, 1946. 

The Commission felt that the existing underlying Hotel and Apartment Zoning was a 

more appropriate use of the property.l82 

The City Plenning Commission held a public hearing on February 21,1946, to 

hear testimony on a request by WaIk1kT Tavern for Hotel and Apartment Zoning for its 

property immediately Diamond Head of the Elks Club on WalklkT Beach. The 

developers stated that they intended to subdivide the property. As no protests ware 

flied, the Commission gave preliminary approval for the zoning change.1B3 Howevar at 

its next meeting, held February 28, 1946, the City Plennlng Commission authorized its 

Engineer to contact the Board of Supervisors to inquire if this parcel might be purchased 

for public use instead.l84 

On March 7,1946, the City Plennlng Commission conferred with a Territorial 

Department of Public Works representative about the Ala Wal Boat Harbor. It was 

agreed to request that the Govemor allow the Diamond Head shore of Ala Moana Park 

facing the Harbor be used for boat building and repair and that the Harbor itself be 

reserved for recreational boats. las 

City Planning Commission Resolution No. 205, dated March 7, 1946, created 

Hotel and Apartment District No. 7 makai of Kallkaua Avenue end immediately Diamond 

Head of the Bks Club. The Board of Supervisors gave flnal approval on March 19, 

1946.168 

The City Planning Commission held a public hearing on March 28, 1946, to hear 

comments over the potential expension of Business Zoning into the Hotel and Apartment 

District mauka of KalIkaua Avenue along the 'Ewa side of Pa'C Street No protests were 

flied from the public and the Commission gave preliminary approval for the request. 187 
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Subsequently, City Planning Commission Resolution No. 210, dated April 4, 1946, 

created Business District No. 123 for this property. The Board of Supervisors provided 

final approval for the zoning on April 16, 1946.169 

On May 16. 1946. the CIty Planning Commission denied temporary use of a 

Class A residential area at 2909 Coconut Avenue below Diamond Head for use as a 

retaU dress ShOp.l69 

The City Attorney's Office on May 31, 1946, stated that the City Planning 

Commission erred on issuing a Zoning Variance at 238 Lewers Street The property had 

originally been a "grandfathered" non-conforming Business use in a Hotel and Apartment 

area, then occupied as a residence during the wartime housing crisis, and lastly given a 

short term variance to return to business use. The City Attorney felt that wartime 

conditions made the switch to residential use temporary and thus the landowner retained 

the benefits of non-conformlty over those of a temporary variance. The Commission 

voted to drop the matter.l70 

The Territorial Board of Harbor Commissioners reported on June 30, 1946, that 

negotiations were underway with the United States Govemment for return of control of 

the Ala Wai Boat Harbor to the Territory. In lieu of restoration of facilities the 

Commissioners had offered to accept twenty buildings erected on the property for 

$4,000. The Harbor Commissioners also noted that two dinghy docks had been erected 

adjacent to the cat walks.171 

On July 11, 1946, the City Planning Commission heard a talk by Paul Williams, 

architect and former member of the Los Angeles, CalIfornia, City Planning Commission. 

Williams discussed issues of projecting tourist growth, aesthetic design approval, off

street parking, and limiting building to the mauka side of streets along the shore.l72 
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The Congressional Military Affairs Committee wrote the Honolulu Board of 

Supervisors on September 5, 1946, asking both the Board and City Planning 

Commission's opinions on using the Ala Wai Golf Course site for federal housing 

programs. The Commission endorsed the use of the golf course site for housing. 173 

The City Planning Commission, meeting on September 12,1946, denied an 

appUcation by Arthur Trask for Business Zoning at 414 Kuamo'o Street. The 

Commission felt that granting the request would lead to similar requests from other 

property owners and thus change the character of the nelghborhood. '74 

On September 26, 1946, the City Planning Commission refused to engage in 

what it called ·spot zoning" by denying a request for approval to operate a business In an 

aree designated Hotel and Apartment at 451A 'Ena Road. '76 

The Governor's Coordinating Committee on Housing on November 29, 1946, 

recommended that the City Planning Commission provide variances for up to five years 

for use of ex-mUitary buildings for shelter purposes. The Commission wrote back that it 

already had granted variances for this pUrpose.'78 

On January 9, 1947, the Hawaiian Dredging Company wrote the City Planning 

Commission of Its desire to hire Harlan Bartholomew and Associates, nationally known 

planners from St Louis, Missouri, to sMIy Its Kalla landholdings. Hawaiian Dredging 

was seeking professional land use advice for the area that eventually beceme Ala 

Moans Shopping Center.177 The City Planning Commission acknowledged this effort 

during a meeting held January 23,1947. The Commission, which had considered 

Industrial and business proposals In the past for the area made by Hawaiian Dredging, 

and which considered Hotel and Apartment Zoning across from Ala Moana Park the best 

option for the land, voted to Inform the Company that, "as fer as the Commission's plans 

are concerned, the area In queetion Is already zoned and a master plan adopted".'78 
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On February 21,1947, the City Planning Commission decided to relocate WaikTkT 

School by placing the school either mauka of CsmpbeU Avenue between Kauna'os and 

HTnano Streets or makal of Kana'ina Avenue 'Ewa of Monsarrat Avenue.l78 

The City Planning Commission on March 6,1947, postponed a request by louis 

Stephens to receive zoning for apartment. but not hotel, use on Ponl M6'T and Diamond 

Head Roads In the Diamond Heed Terrace Tract. The appUcenl was advised that the 

Commission was considering such a zoning classification and had decided to ask the 

City Attorney's Office to draw up an ordinance for apartments only. 

The City Planning Commission on March 6, 1947, heard L Deming nlton, 

Consultant for City Planning of San Francisco, discuss off-street parking and the 

establishment of municipal redevelopment programs. ISO 

On March 20,1947, the CIty Planning Commission Zoning Committee heard an 

appeal by nine property owners within the DIamond Heed Terrace Tract asking for 

Apartment ZonIng for their lots. A study by the Commission noted several problems with 

this request. including the small size of lots, insufficient street width, satisfaction by the 

majority of area residents with the existing zoning, and limited number of lots used for 

other than purely single family purposas. On this basis the request was denied. 181 

On March 27,1947, the City Planning Commission examined possible 

amendments to the Zoning Code providing for separate Residential Apartment and Hotel 

and Apartment Zones. 

• The Residential Apartment Zone would prohibit hotels and require one parking 

stall per two units. 

• The Hotel and/or Apartment Zone would require one stall per four units. 

Professional buildings ware to be allowed In this area provided 40 percent of the 

lot was reserved for parking 

307 



The Commission then decided to undertake a study as to where such zoning districts 

might be established before actually creating the new zoning classifications. '82 

The City Planning Commission on April 30, 1947, heard two requests for 

business zoning near the intersection of Ala Moana Boulevard and Hobron lane. 

Herbert Lee was denied such zoning after the Commission had visited the site. The 

Commission based Its disapproval upon traffic concerns, potential future growth of 

business activity, desire to avoid spot zoning, and the probability of similar requests for 

rezoning by other nesrby property owners. The situation of Kem Young was handled 

differently. Young's property, on the mauka 'Ewa side of the intersection, had been 

occupied by a "grandfathered" store for many years. The store building now faced 

demolition as part of the widening of Ala Moana Boulevard and Young wished to replace 

it. The Commission thus requested a legal opinion as to the rights of an applicant for 

continued usa of his property for a non conforming function when impacted by 

government action. '83 

The City Planning Commission on May 8,1947, received a lengthy letter from 

George Kimball of the HalekQlanl Hotel discussing the fact that the existing BuDding 

Code contained nothing requiring a property owner to provide parking facilities on the 

premises. It was Kimball's argument that. although he understood the construction of 

such facilities involved potentially great cost, the lack of off-street parking facilities was 

having an Increasily negative Impact on the area. He recommended a change in the 

Building Code be considered for future hotels and apartments. '84 

On May 22, 1947, the City Planning Commission was notified by developers Roy 

Kelley and Charles Parrent that their Hobron lane project, already approved by the 

Commission, had run Into technical problems because Bishop National Bank had 

overcommitted Itself to project financing. The developers wished to continue with 
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multiple financiers, but Federal Housing Administration requiraments demanded that the 

project be formally reorganized into separate projects. The developers planned to retain 

the same design and submitted their reapplication to the Commission. After examination 

and clarification of project details, the Commission's Zoning Committee recommended 

approval.18S 

During a meeting held May 29, 1947, the City Planning Commission discussed 

potential off-straet parking requirements and concluded that Hotels should have the 

equlvalant of 40 percent of their property areas dedicated to parking; Residential

Apartments provide one stall per unit; and comblned Hotel and Apartment areas furnish 

one stan per three gueats. Potential Walkik1 off-street parking sites for public use were 

also identified as 'Ewa of Saratoga Road in Fort DeRussy and at Kepl'olanl Park at 

Monsarrat and Kallkaua Avanues.188 

The City Planning Commission was notified on June 12, 1947, that the Traffic 

Safety Commission and the Building Department hed endorsed the Commission's 

recommendations for off-straet parking. It was decided to forward these 

recommendations to the Board of Supervlsors.187 

The City Attorney on July 10, 1947, advised the City Planning Commission that 

Kern Young, operator of a "grandfathered" grocery business at Ala Moana Boulevard 

and Hobron Lane, could legally continue his operation by substituting a new building 

after the old one was Impacted by road wldening.188 

The City Planning Commission, during a meeting held September 4, 1947, 

discussed the need to separate Business Zoning into different classifications. 

• A Umited Commercial Zone would allow only retail establishments found in 

community shopping centers. A detailed list of potential stores was included. 
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• A General Business Zone would contain any of thirty economic activities found 

along highways. A detailed list of potential stores was also Included for this 

category. Parking would require a 60 percent lot coverage. 

• The Centrel Business District would Include all uses except SemI-Industrial, 

Industrial, and Noxious Industry. 

• Professional Buildings would be a seperate category to end the existing practice 

of providing variances for their constructlon. l89 

City Planning Commission Zoning Variance No. 79, dated October 9, 1947, was 

adopted to allow a garden restaurant on the mauka side of Kallkaua Avenue directly 

across from the Royal HawaHan Hotel. This eatery, by entrepreneur Don Beach, was to 

be known as "Don the Beachcomber's Restaurant".l9!1 

On February 19,1948, the City Planning Commission discussed a loophole In 

the zoning law that was being utilized to expand business operations within the Hotel 

and Apartment Districts. A lengthy case was that of Roy KeUey, owner of the Islander 

Hotel. Kelly had leased a portion of his premises to a curio shop, claiming that the store 

was a "pertinent function" of his hotel. However, the shop had direct street access and 

signs visible from the street advartislng Its products which served to entice non-hotel 

guests into the shop. The usual poUcy of the City Planning Commission to such zoning 

violations was to seek resolution either through the City Attorney's OffIce or the Building 

Department In this case, the City Deputy Attorney determined that KeUey was In 

violation of the zoning code.l91 

The City Planning Commission on March 25, 1948, turned down two petitions 

and upheld one for Business Zoning In the Ala Moana Boulevard-Hobron Lane area. P. 

Y. Chong had requested rezoning for the makal side of Ala Moana Boulevard and was 

rejected, the Commission citing traffic concerns. Albert Yee was also rejected for a 
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request for rezoning on the mauka-Dlamond Head side for the same reason. Herbert 

Lee was given Business Zoning for a lot on Hobron lane and Kaio'o Drive after lee 

promised to provide 40 percent of the property for patron parking whRe leaving that 

portion of the property along Ala Moans Boulevard In hotel and apartment usa. l82 The 

City Planning Commission approvad Resolution No. 275, datad April 8, 1948, to create 

Business District 149 off Ala Moana Boulevard at Hobron lane and Kaio'o Drive.I93 

The City Planning Commission held a public hearing on April 29, 1948, after 

receiving requests from four Diamond Head Terrace residents to change their lots to 

Hotel and Apartment Zoning. After hearing arguments pro and con from area residents 

the Commission voted to recommend to the Board of Supervisors disapproval of the 

zoning request. 1M 

The Board of Supervisors that same day denied the recommendation of the City 

Planning Commission Resolution No. 275 cresting Business Zone 149 at Hobron lane 

and Kaio'o Drive. The Board called the Resolution spot zonlng.l95 

The City Planning Commission on May 13,1948, gave preliminary approval to 

WiUlam Char for Business ZonIng along the 'Ewe sida of the proposed Ala Moans 

Extension from Kalia Road to Kallikaua Avenue. This was done under the stipulation 

that existing private land to be used for a portion of the road extension was to remain 

unbuilt upon until the project actually began.l98 

On May 20, 1948, the Manager and Chief engineer of the Board of Harbor 

Commissioners communlcatad his concerns to the City Planning Commission about the 

legality of boat repair operations conducted at the Ala Wal Boat Harbor. The City 

Planning Commission replied that such operations that had occurred previous to 

establishment of the area in Hotel and Apartment Zoning. such as the boat repair 

activities. were exempt (grandfathered). Any new activities, such as a restaurant, would 
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be non-conforming and needed to be discontinued, or an application made for a Zoning 

Variance. l97 

City Planning Commission Resolution No. 285, dated June 10,1948, created 

Business District No. 152 on the mauka 'Ewa side of the proposed Ala Moans Boulevard 

Extension to KaIAkaua Avenue. The Commission's Resolution was approved by the 

Board of Supervisors on July 16,1948.188 

On September 9, 1948, the City Planning Commission heard a presentation by 

the Hawaiian Dredging Company for use of its property between Pi'lkoi, Kona and 

Mlhukona Streets, Atkinson Drive, and Ala Moana Boulevard. Lowell Dillingham stated 

the Company desired to construct a regional shopping center on the site and asked the 

Commission for suggestions as to the desirable ratio of stores to shopping space and 

widths of nearby roads. The Commission considered the idea as potentially beneficial to 

the public but recommended further market and engineering studies. l99 

The CIty Planning Commission on September 23, 1948, approved a proposed 

property subdMsion requested by the Matson Navigation Company, at that time a major 

land and hotel ownsr In WaIkOO (Including the Moana and Royal Hawaiian Hotels) and a 

major provider of passenger accommodations to and from the mainland. Matson wished 

to subdivide part of the Royal Hawaiian Hotel lot at the makai-OIamond Head corner of 

KalAkaua Avenue and Lewers Street in order to create two parcels, one of 14.953 acres 

and the second of 45,591 square feet The smaller lot, located on the comer, was to be 

used for business actMties.2OO 

The City Planning Commission, during a meeting held October 7, 1948, heard 

deteils of the development plan from the Matson Navigation Company for that proparty 

along Kallkaua Avenue Diamond Head of Lewers Street FIfteen shops and parking for 

130 cars were to be constructed on the site. The Commission recommended that the 
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plan have entrances and exits only from the Royal Hawaiian Hotel access drive or 

Lewers street In order to prevent increased congestion on Kallkaua Avenue. 

Also on October 7, 1948, the CitY Planning Commission authorized the Hawaiian 

Dredging Company to prepare construction plans for property to be zoned as Business, 

bounded by Pi'ikol and Kona Streets and the Ke'eaumoku and Auahl street Extensions. 

Total area Involved was approximately 22.61 acres. Included were to be department 

stores, women's and men's apparel stores, shoe stores, food shops, a supermarket, 

drug stores, jewelry shops, theaters, offices, a service station, etc. The Commission 

recommended that copies of the construction plans be sent to both the Chamber of 

Commerce and Retail Board.201 

CitY Planning Commission Zoning Variance No. 106, dated November 4, 1948, 

was passed to permit Hawaiian Electric Company to construct a substation on a 

substandard sized lot of 3,561 square feet on Kai'olu Street. 

During the same meeting, the CitY Planning Commission decided to circulate 

copies of allowable uses within proposed separate Business Zones and Regional 

Shopping Center Zones for Input from the business community. The Hawaiian Dredging 

Company which was undertaking plans for the first such center, was to be given a 

copy.202 

The CitY Planning Commission on December 2, 1948, assured Dr. Samuel 

Allison that the Hibiscus Drive aree within the Diamond Head Terrace Tract would 

remain in Residential Class A Zoning. Allison had raised the question because he 

wished to remodel his home and did not wish to have a zoning change negate his 

investment203 

On February 3, 1949, the CitY Planning Commission Review Committee 

recommended approval of a resubdMson of Matson Navigation Company's property 
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mauka and 'Ewa of the Royal Hawaiian Hotel. The resubdivison request was made to 

increase the lot depth from KaJakaua Avenue so as to accommodate a service road and 

allow more back lot parking space. The lots had all utilities and street improvements, 

and met the lot size requirements. 

That same day the City Planning Commission recommended to the Board of 

Supervisors that the next Legislature should consider changes to the mechanism of 

funding off-street parking. The existing system used the Improvement District format 

where nearby property owners and the City bore the costs. Recommended Instead was 

the use of revenue bonds, backed by parking fees, to cover the cost of off-street parking 

construction. 

Also on February 3n1 the Commission gave official support to a proposed Urban 

Redevelopment Act promoted by the Honolulu Chamber of Commerce. This act would 

empower the City to create a redevelopment agency to replan and rebuild bUghted and 

deteriorated areas.2D4 

The City Planning Commission held a public hearing on March 24, 1949, on a 

request by the Hawaiian Dredging Company for a zoning reclassification to Business for 

portions of its Kalla property then zoned es Hotel and Apartment. The specific land 

involved was bounded by Pl'lkoi Street, a mauka service road (Kona Street), the 

proposed Ke'eaumoku Street extension, and proposed Auahl Street extension. No 

protests were made at the hearing, so the Commission granted tentstive approval as 

long as at least 40 percent of the property was reserved for parklng.20S 

City Planning Commission Resolution No. 322, dated March 31,1949, created 

Business District No. 165 on the Diamond Head side of PI'ikoi Street between the 

proposed Auahi street Extension and the 60 foot service road (Kona Street) reaching 
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Diamond Head to a proposed Ke'eaumoku Street extension. This action by the 

Commission was subject to final approval by the Board of Supervisors.-

The City Planning Commission looked with alarm on April 21, 1949, at the 

establishment of a drive In restaurant at Ala Moana Boulevard and Pi'lkol Streets and 

plans for a second one at 'Ena Road and Ala Moana Boulevard. The Commission felt 

such businesses as the Kapi'olanl Drive Inn did not belong in Hotel and Apartment 

Districts because they solicted general public patronage. The Commission requeated a 

legal opinion from the City Attorney's Office.207 

The Board of Supervisors approved City Planning Commission Resolution No. 

322, changing Hotel and Apartment to Business Zoning in the Kalia area for Hawaiian 

Dredging Company on May 6, 1949.208 

Territorial Act 379, dated May 23, 1949, authorized counties to create urban 

redevelopment agenCies. The Board of Supervisors subsequently created the Honolulu 

Redevelopment Agency on October 11. 1949. to replan and rebuild blighted areas of the 

city.209 

The City Planning Commission undertook a public hearing on November 10, 

1949, for another zoning change and road plan refinements requested by Hawaiian 

Dredging Company for Its Kalla properties. The major request was a change from HotaJ 

and Apartment to Business for the area bounded by the Kona Street extenSion, a 

proposed Road "A" between Kona Street and Atkinson Drive (MAhukona Street). 

Atkinson Drive, Ala Moana Boulevard, and Pi'ikoi Streets that had not previOUsly been 

rezoned by City Planning Commission Zoning Resolution No. 322. The Ke'eaumoku 

Street extension makai of Kepi'olani Boulevard to Kona Street was to be widened, while 

the Ke'eaumoku Street extension makaJ of Kona Street was to be eUminated. Kona 

Street from Pi'ikoi Street to Road A would be widened from 40 to 60 feet Fifty percent 
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of the area was to be reserved for parking for the new regional shopping center. A 100 

foot wide park strip would also be estabUshed as a buffer to Ala Moana park along the 

mauka side of Ala Moana Boulevard from Pi'ikol Street to Atkinson Drive and mauka 

along Atkinson to Road A. As no protests were filed against the zoning request and 

street revisions, the Commission gave the plan preliminary approval.210 

City Planning Commission Resolution No. 339, dated December 1,1949, 

redefined the boundaries of Business District No. 165 to include areas of 2007's Ala 

Moane ShOpping Center that previously did not have such zonlng.211 

6.2.7 LAND USE 1960-1954 

The Honolulu Board of Supervisors gave final approval to City Planning 

Commission Resolution 339, rezoning portions of Hawaiian Dredging Company's Kalia 

property, on January 6,1950.212 

City Planning Commission Resolution No. 356, passed May 18, 1950, Initiated 

Business District No. 175 along the Diamond Head side of Saratoga Road makei of 

Kallkaua Avenue.213 

City Planning Commission Resolution No. 358, dated June 15,1950, created 

BusIness DIstrict No. 177 along the 'Ewa side of Lewers Street mauka of Kallkaua 

Avenue.214 

The Board of Supervisors gave final approval for City Planning Commission 

Resolution No. 356, creating Business District No. 175 on Saratoga Road, on June 23, 

1950.216 

The Board of Supervisors provided approval for City Planning Commission 

Resolution No. 358, creating Business DIstrict No. 177 along the 'Ewe side of Lewers 

Street, on July 21,1950.218 
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On August 31, 1950, the City Planning Commission officially disagreed with the 

Board of PubUc Parks and Recreation, the Harbor Board, and the Chamber of 

Commerce as to a new site for the Aquarium. The latter three groups wanted to utilize 

the old "Breakers" site while the Commission favored leaving that area as ocean front 

open space and instead acquiring the Mclnemy property Diamond Head of the 

Natatorium for the new Aquarium.217 

Zoning Variance No. 127 was approved by the City Planning Commission on 

November 2, 1950, to allow the Steiner Estate to conduct an auction business In a third 

class building. The City had notified the Estate of Its Intention to condemn this land 

makal of Kall1kaua Avenue for park purposes but had not yet raised the money for 

purchase. The Estate did not wish to Invest further in the property if the condemnation 

succeeded but desired rental Income In the interim. The Variance was to expire May 1, 

1951. 

Zoning Variance No. 128 was also approved by the City Planning Commission 

for variance from existing hotel and apartment regulations to permit off·street parking on 

property on the makal side of Koa and Ulunlu Avenues.218 

On November 16,1950, the City Planning Commission discussed suggestions 

for the new permanent location of the Aquarium. Included were the Mcinerny property 

Diamond Head of the Natatorium, a Kapl'olani Park site mauka of Kalllkaua Avenue next 

to the tennis courts, and another site within Ala Moana Park. 218 

Zoning Variance Nos. 127 and 128, allowing temporary use of the Steiner 

property for an auction house and Uluniu Avenue Hotel and Apartment zoned land for 

parking purposes, ware approved by the Board of Supervisors and notification was 

received by the City Planning Commission on November 30, 1950.220 
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The City Planning Commission Resolution No. 371, passed December 14,1950, 

amended part of the Master Plan to establish a municipal auditorium site on the 

Diamond Head side of Ward Avenue between Kapi'olanl Boulevard and South King 

Street Oocation of 2007's Blaisdell Center). The Honolulu Board of Supervisors 

approvad City Planning Commission Resolution 371 on January 19,1951.221 

The City Planning Commission voted on April 19, 1951, to request that the 

Territorial Board of Harbor Commissioners cooperate in eliminating the use of Army type 

moveable structures within the Hotel and Apartment DIstrict adjacent to the Ala Wai Boat 

Harbor.222 

Examination on May 24, 1951, by the City Planning Commission of a Board of 

Public Parks and Recreation preliminary Master Plan for Kapl'olani Park, led the 

Commission to express concerns about parking. The off-street parking facilities 

proposed for land freed by the removal of PIOO and Monsarrat Avenues appeared 

enlongated, would divide open space, and were far from the beach. The limited number 

of entrances and exits would also make departure from the lots difficult after popular 

events.223 

On July 19, 1951, the City Planning Commission received word from the City 

Attorney's OffIce that laws similar to the Commission's proposed off-street parking 

requirements for businesses had passed conatitutlonal requirements In other 

jurisdictions on the mainland. The Commission then discussed raising the parking 

requirement to 50 percent of the lot area and requiring such paridng be on site or within 

400 feet of the premlses.224 

On August 2, 1951, Henry Chun Hoon requested that a land use study be 

undertaken by the City Planning Commission for the area bounded by Ponl MOT Road, 
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Hibiscus Drive, Coconut Avenue, and KalAkaua Avenue. Chun Hocn wished to rezone 

the area into a Hotel and Apartment DIstrict. 22Ii 

The City Planning Commission, on August 9,1951, rejected a proposal by R. M. 

Belt, Territory Highway Engineer, to place the new Aquarium between the Public Beths 

and the Natatorium. The Commission Instead favored acquisition of the Mclnemy 

property for the Aquarlum.228 

The Board of Regents of the University of Hawai'l advised the City Planning 

Commission on September 20, 1951, that the University, which operated the Aquarium, 

was willing to build the new facility following the Belt suggestion adjacent to the 

Natatorium. If the Commission did not approve of that site the University planned to 

proceed with construction of a new Aquarium building at the original Aquarium location. 

WhIle the Commission continued to prefer the Mclnemy property, the Belt proposal did 

foHow the Commission's desire to concentrate any new structures erected makai of 

KaUlkaua Avenue to improve an open panorama along the shore. The Commission thus 

compromised, reversed itsalf on the proposal, and scheduled a public hearlng.227 

The City Planning Commlsslon reviewed proposed off-street parking regulations 

at a meeting held on September 27,1951. The Commission first discussed compliance 

when property owners expanded existing facilities. Exemption to newer, tighter 

regulations would be allowed In areas assessed by the City for development of municipal 

lots. The Commission also gave itsalf authority to make modifications to requirements 

when It felt such modifications were necessary and not contrary to the Intent of the 

law.228 

The City Planning Commission conducted a public meeting on October 4, 1951, 

over a compromise plan to build a new Aquarium 'Ewe of the Natatorium and create 
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open space on the original Aquarium site. No public protests were made during the 

meeting.229 

City Planning Commission Resolution No. 399, dated on October 4, 1951, 

approved the new location for the WaikOO Aquarium closer to the War Memorial and 

created an Open Beach Area designation on the Original Aquarium site. The Board of 

Supervisors approved the relocation on November 9,1951.2311 

City Planning Commission Resolution No. 401, passed October 11,1951, set 

minimum lot areas and widths. Lots under 6,000 square feet in area were to have a 50 

foot frontage and lots over 6,000 square feat 60 foot frontages. The purposes of this 

Resolution were to prevent odd lot configurations and the attempted use of shared rights 

of way by developers in determining lot sizes. The Board of Supervisors approved City 

PlaMing Resolution 401 on November 19, 1951.231 

On December 20, 1951, the City Planning Commission granted Zoning Variance 

No. 140 to A. J. Mendonca for use of a parcel off Koa Avenue for parking in a Hotel and 

Apartment Zone.232 

On January 16,1952, George Kimball of the HaiekOlani Hotel began a series of 

articles in the Honolulu Advertiser expressing concem about what he perceived as a lack 

of potential hotel locations along Walklki Beach and inadequate spaca zoned for hotels 

and apartments. The City Planning Commission staff then conducted a survey of the 

area between Kalaimoku Streat and UII'uokalani Avenue from the Ala Wal Boulevard to 

the ocaan, noting thet of the 121 acres zoned Hotel and Apartment. only 66.4 percent 

were being put to that use.233 

The City Planning Commission on March 6, 1952, was presented by Its staff with 

a potential plan for Waiklki Beach development that followed guidelines established by 

the Master Plan over several years. 
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Multi-story hotel sites were to be located mauka of Kallkaua Avenue between 

Ka'iulani and Kapahulu Avenues. Hotels were to be spaced apart to ensure views. 

Mauka roads were to be widened and redeveloped for service and through traffic 

functions, lessening the vehicle count on Kallkaua Avenue. Pedestrian underpasses 

would provid~ access to the beach. The Queen's Surf building wes to remain as a multi

purpose museum, assembly room, police station, water ambulance facility, Parks Board 

heedquarters, and comfort station. 

Two options were submitted for the area between the Natatorium and Ponl M6'T 

Road in order to accommodate hotel development there. The first would move Kallkaua 

Avenue more makal and construct hotels mauka of the new roadway location. The 

second would simply construct hotels between the existing Kallkaua right of way and 

the beach, offering tourists hotels directly on the beach. Although Commissioner (and 

ex-Mayor) Lester Petrie objected to use of parts of Kapi'olani Park for hotel use, the 

Commission voted to submit the plan (Including the second option) to the Board of 

Supervisors for conslderation.234 

The City Planning Commission on AprIl 3, 1952, instructed its staff to study the 

possibility of creating an improvement district In Waikil<1 to build municipal parking lots. 

The Commission suspected that property owners would welcome this proposal because 

the number and size of existing privately provided lots had proven Inadequate.Z15 

On May 29, 1952, the City Planning Commission received an updated report 

from the HawaIIan Land Company about plans for the future Ala Moana Center site that 

the Commission had rezoned as a Business DIstrict. Hawaiian Land Company stated 

that it was actively seeking mainland financing for the project and had begun further 

filling of the site to grade. ZI5 
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A study by the City Planning Commission staff examining off-street parking In 

WelkIkT was presented to the Commission on July 3. 1952. The report noted that the 

City owned 508 curb side staUs along the length of KalAkBua Avenue. and one block 

mauka and one block makal of KalAkaua. between Kala1moku Street and Monsarrat 

Avenue. Private concerns owned 892 stalls In the same area. The study also related 

that three types of parking had developed. The first, for business. appeared to be 

adequately served by the existing facilities. The second. for apartments. was an 

overnight problem that the staff felt best be handled by private enterprise. The third. for 

beach patrons. was acute and required action by the Board of Public Parks and 

Recreation. Shared facilities for both apartment and beach patrons were a possibility 

because of opposite time of day demands.237 

On August 7. 1952. the City Planning Commission heard its Director discuss 

research he had undertaken as to how mainland cities encouragad development of 

private parking facilities. It had been suggested locally that the City provide tax 

adjustments to private owners who agreed to keep permanent parking facilities. While 

some mainland cities had waived or abated taxes for developers. the most common 

method was for the municipality to undertake construction and then hire a private 

corporation to operate the facllity.238 

The City Planning Commission on September 11. 1952. was presented with 

copies for study of a Hawai'i Visitors Bureeu financed study by the firm of Harris, Kerr, 

Forster, and Company. The Report on Survey of Hawaiian Hotel Situation, FaciJilIes, 

Needs and Recommendations examined the growth of the visitor Industry and focused 

heavily on the necessity for additional visitor accommodations In Walkild. 

The issue has been acute with the rapidly growing need for the development of 
additional hotel facilities to support the fastiJrowing tourist industry. The entire 
beach section has been tied up for ten years in an impasse during which there 
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has been no conclusive decision made as to the course eventual beach 
development will take. The hiatus must be overcome.239 

(These sentiments echoed those of hotel owner George Kimball earlier In the year, and 

to which the Commission had already felt it necessary to respond.t4ll 

On September 18, 1952, the City Planning Commission was advised by the City 

Attorney's OffIce that the Commission had the legal right to amend any existing land use 

ordinance to create new use districts. The Commission desired to use this authority in 

restricting activities within Business Dlstrlcts.241 

The City Planning Commission respondad to the Hawai'i Visitors Bureau study 

on September 25, 1952, by sending the Mayor and Board of Supervisors a series of 

recommendations: 

• Immediate acquisition of the WaIk11<T Tavem and Queen's Surf sites for perk 

purposes to end speculation of those sites for hotel use; 

• developmant of hotels mauka of Kallkaua Avenue between the Surfrider Hotel 

and Kapl'olani Park; 

• government assistance to small landowners to consolidate lots more suitable for 

hotel development; and 

• Identification of potential new hotel sites at Fort DeRussy, 'Ewa of the Royal 

Hawaiian Hotel, and 'Ewa of the Moana Hotel. 

The Commission determined that at least five major hotels could be constructed through 

this program, thus addressing the Hawai'l Visitors Bureau criticism of the City's plans to 

meet projected tourist accommodation needs.242 

The City Planning Commission conducted a public hearing to possibly reclassify 

portions of the Diamond Head Terrace Tract to Hotel and Apartment zoning on October 
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9,1952. The Commission decided against the proposal after 58 percent of the property 

owners nearby voted against the rezonlng.243 

The Matson Navigation Company notified the City Planning Commission on 

October 23, 1952, of its intentions to build a new major hotel at the end of Kalia Road 

near the Royal Hawaiian Hotel (a site suggestad by the Commission to the Hawai'i 

Visitors Bureau earlier that year).244 

City Ordinance 1315, dated December 3, 1952, established requirements for 

multi-level parking garages.245 

On February 19, 1953, the City Planning Commission was presented with a 

proposal by Helene Magoon to construct a 10 story 40 unit cooperative apartment 

complex on 48,716 square feet of land makai of Diamond Head Road. The Commission 

expressed doubts about this project but advised the applicant that she had the right to 

circulate a petition among affected property owners to request a public hearing on her 

appllcation.248 

The City Planning Commission on April 9, 1953, discussed lagislation proposed 

by the Board of Supervisors that would more easUy allow the Board to overturn 

Commission actions. Specifically, the propossis would have permitted the Board to 

disaUow Commission resolutions by only four votes compared to the existing five. In 

instances where 30 percent of property owners within 100 feet protested adoption of 

Commission Resolutions, the Board would require only four votes, rather than a 

unamlmous vote, to overturn the Commission. The Commission sent a written protest to 

the Mayor and Board.247 

On May 28, 1953, the City Planning Commission discussed possible 

modifications of ordinances governing business activities In hotels. The City Planning 

Commission, the Building Department, and the City Attorney's Office had been caught in 
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a conflict between businesses wishing to expand and WaikOO residents desiring to 

maintain their neighborhoods. While the Commission could deny rezoning appllcations 

after conducting public hearings, landowners and businesses were encouraged by 

simple ecomonk:s to flout the Intent of the zoning laws by encouraging the general public 

Into hotel shops and restaurants. The City thus looked for a compromise between 

providing for the needs of hotel and apartment occupants while preventing wholesale 

invasion of such districts by business. Permitted would be restaurants, barber shops, 

beauty parlors, massage studios, flower shops, newsstands, gift shops, and other 

Incidental retail activities. All businesses would be required to primarily service hotel 

guests, locate public entrances to shops within the hotel building, and have no signs 

visible from the street. 248 

The Matson Navigation Company opened the PrIncess Ka'iulani Hotel on 

Kamehameha Day, June 11, 1953. The hotel was the largest built In the Territory since 

the Royal Hawaiian Hotel In 1927.249 The PrIncess Ka'iulani represented a change In 

investment strategy by the hotel industry because the site was not located on or 

adjacent to the beach. 

The City Planning Commission on July 2, 1953, conductad a public hearing on a 

request by Insurance Factors, Ud., to develop an office building on the makal side of Ala 

Moana Boulevard neer the Ala Wal Canal. The area was viewed es unfavorable for 

hotels because of marine mercantile activity on Territorial land nearby at Ala Wal Boat 

Harbor. Objections to the Business District application were raised by Roy Kelley, owner 

of a large hotel project In the area, who wished the area to remain for hotel and 

apartment use.2BO· 211 

On July 23, 1953, the City Plamlng Commission denied a request by Susan 

Westney to conduct a dressmaking business at 201 Lewers Street in a third class 
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building within a Hotel and Apartment District. The Commission also noted several other 

businesses operating in the Hotel and Apartment area and requested that the City 

Attorney's OffIce investigate those poselble violatlons.262 

The City Planning Commission Resolution No. 518, dated July 30,1953, created 

Business District No. 197 along the makal side of Ala Moana Boulevard beginning 210 

feet Diamond Head of the Ala Wal Cenal.2a3 

The City Planning Commission discussed on site parking requirements on 

August 4, 1953. Apartments, boarding, or lodging houses were to have one parking 

space per 1 % units; hotels and clubs one parking space for every four guest rooms; and 

professional business buildings to have 40 percent of their total land area used for 

parking. It was the consensus of the members present that more stringent requirements 

would probably be "killed" by property owners and the Board of Supervlsors.2li4 

City Planning Commission Resolution No. 518, creating Business District No. 

197 on Ala Moans Boulevard, became effective September 4, 1953.266 

The City Planning Commission held a public hearing on September 10,1953, to 

discuss a request for Business zoning of property on the 'Ewa side of the Intersection of 

Koa Avenue and Uluniu Street The land, owned by the steiner Estate, was to provide 

support functions for the new WalkOO Biltmore Hotel. The Commission decided to grant 

preliminary approval for the proposal, provided that a plan be established for parking. 

Also on September 10, 1953, the City Planning Commission tried to address 

major popular misconceptions about long rsnge planning. The City's Inability to 

Immediately purchase beach properties had led to landowner claims of "blight" and loss 

of freedom to use their properties as they wished. The Commission's position had been 

that planning, as a long range activity, dld not prevent existing use of private properties. 
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The Commission also noted the public purposes to which planning was devoted, and the 

limited number of acres Impacted. 

• The total urban area of the city was 35,555 acres. 

• The total area encumbered for the Master Plan was 1,023 acres. 

• Of the areas encumbered by the Master Plan, road widening totaled 204 acres, 

parks 93 acres, schools 139 acres, and redevelopment 158 acres.268 

The Honolulu Chamber of Commerce on September 16, 1953, rekindled a 

proposal to realign Kallkaua Avenue mauka of its existing alignment from Ka'iulani to 

Kapahulu Avenues. This suggestion, originally made by Territorial Senator William 

Nobriga, was designed to create five hotel beach sites and a landscaped promenade.257 

The City Planning Commission Resolution No. 529, passed October 8, 1953, 

created Business District No. 199 along the makal side of Koa Avenue, beginning 85 

feet 'Ewe of the intersection of Koa Avenue and Ulunlu Street City Planning 

Commission Resolution No. 529 became effective November 13,1953.-

On December 3, 1953, the City Planning Commission heard a presentation by 

the Hotel Committee of the Chamber of Commerce on a plan to reroute KaIIkaua 

Avenue. The area in mind was between Ka'iulani and Kapahulu Avanues. Moving 

KalAkaua mauka, first along Koa Avenue and then a smiUer distance mauka until 

Kapahulu would provide space for a public beach promenade and besch hotel sites. 

Hotels wouid be placed to ensure views, retail establishments could operate along KOhi6 

Avenue, and a possible redevelopment program undertaken In the oider areas mauka. 

While discussion occurred about the stimulation of the local economy that the plan might 

foster, issues of finance, recent opposition to the widening of KOhi6 Avenue, and the 

plights of smail landowners and present occupants received scent attention in the 

presentatlon.269 
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On December 10,1953, the City Planning Commission received reports on 

zoning violations in the Kana-Lewers-Saratoga area. The investlgator noted that many 

of the businesses in the area had begun operations during the War and, for the most 

part. had been allowed to continue during the next twelve years. Periodic efforts by the 

Commission and Building Departments to enforce the rules had closed down several 

businesses, but some of these had returned clalming inconsistency of enforcement. 

Several businesses established after the War had, however, decided to go the legal 

route by seeking and receMng variances. The investigator suggested that the 

Commission's plans to accommodate businesses operated as part of nearby hotels 

might clarify the sHuation.2S1l 

The Chamber of Commerce met agaln with the City Planning Commission on 

December 17, 1953, to present financing dataUs for Its KalAkaua Avenue realignment 

project. Creation of off-street parking was expected to cost $1,333,625 and to be 

financed by a bond Issue amortIZed by the Fuel Tax fund. Hotel and beach sites would 

run $4,751,391 to be financed by providing an additional $0.10 per $100 of the assessed 

valuation. The Commission voted to approve the proposal In principal subject to 

satisfactory plans to consolidate properties, provide adequate road access (including 

KQhll! Avenue), and creation of a zoning plan.2G1 

The City Planning Commission held a public hearing on January 14,1954, to 

discuss the existing Business Districts and zoning violations along Lewers Street, Kana 

Road, Saragota Road, and Kellkaua Avenue. The Commission heard testimony from 

both landowners and business establishments. At the end of the hearing the 

Commission voted that all violations be cleared as of March 1954 and suggested that 

the landowners cooperate on such Issues as off-street parking, road widening, and 

property use necessary for the operation of a business district. 282 
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City Planning Commission Resolution No. 553, dated January 28, 1954, set rules 

for accessory uses within Hotel and Apartment DIstricts. Applicable to hotels of 20 unHs 

or more, such uses were to be an adjund to regular hotel operations and not for general 

public use. Thus no shops doing approved business were to be open to the street or to 

display signs of their presence. Included were restaurents, barber shops, apparel 

stores, massage studios, and gift shops.283 

The City Planning Commission held a public hearing on February 4, 1954, to 

discuss proposals for off-street parking reqUirements. The proposal had business and 

commercial buildings place 50 percent or more of their total area for parking; auditoriums 

and theaters 1 space for every ten seats; hospitals one space for every four beds; hotels 

one space for every four guest rooms; two unit apartment complexes one space per unit; 

and three or more unit apartment complexes one space per evary one and a half unHs. 

After hearing testimony the Commission voted to defer action.264 

On Febuary 10,1954, the Board of Supervisors unanimously disepproved the 

City Planning Commission Resolution No. 553 designad to permit certain accessory 

uses othelwise prohibited within Hotel and Apartment zoned areas. The Commission 

decided to meet with the Board over this issue.2S5 

The City Planning Commission Resolution No. 555, dated February 18, 1954, 

created Business Distrid No. 202 on the 'Ewa side of Beach Walk, beginning 150 feet 

makal of Kalikaua Avenue. The property owner had agreed to provide 49 percent of the 

total area for parking.288• "NT 

City Planning Commission Resolution No. 559, passed by the Commission 

February 18, 1954, created Business Distrid No. 203 at the makai 'Ewa comer of Koa 

Avenue and Ulunlu Street. 288 
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Also on February 18, 1954, the City Planning Commission responded to 

questions by the general public about a proposal to locate a civic auditorium on the 

Diamond Heed side of the Ala Wai. The Commission stated that the Ward property was 

Its first choice site for such a facility and that the Ala Wallocation would face major traffic 

and perking problems.28lI 

The City Planning Commission Resolution No. 561, dated February 25, 1954, 

created Business District No. 204 along the Diamond Head side of Ka/almoku Street 

mauka of Kallkaua Avenue. The Commission took this action because the property was 

to be impected by the widening of Ka/almoku Street as part of the University Avenue 

extension. Creating edditlonal business spece within the remalning property would 

preserve its functionality. The property was to be occupied by the CanIis Charcoal 

Broiler Restaurant. 270.271.272 

Zoning Variance No. 195, also approved by the City Planning Commission on 

February 25, 1954, permitted off-street parking In a Hotel and Apartment District for the 

CanUs Restaurant at Kalaimoku Street and Kallkaua Avenue. 

That ssme day the City Planning Commission held a pubDc hearing to discuss its 

latest effort to better define where and what business activities would be permitted In 

areas such as Walk1kT. The Commission created a Restricted Business District 

ciassification which permitted apartment houses, apertment hotels, hotels, professional 

offices, non-profit private ciubs, dress and tailoring shops, and restaurants. PubDc 

comment contained no protests.273 

On March 3,1954, the City Planning Commission held a pOORc hearing to 

discuss realigning Kallkaua Avenue and widening KOhia Avenue, both between 

Ka'iulani and Kapehulu Avenues. Numerous speakers gave their opinions. The 

Chamber of Commerce spokesperson stressed the need for additional hotal facilities 
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and the potential income to the Territory that business taxes might provide. Matson 

Navigation Company announced financing of a WalklkT land use and transportation 

study that questioned the need for beachside hotels. Questions were raised whether 

WalklkT wes being reorganized on a mainland model and if local businesspeople would 

be left out by large scale development. 274 

On March 18, 1954, the Board of Supervisors notified the City Planning 

Commission of the Board's approval of Variance No. 195, pennittlng off-street parking 

for the Canlis Restaurant in a Hotel and Apartment District near Kalalmoku Street and 

Kallkaua Avenue.275 

The City Planning Commission Resolution 562, dated March 18, 1954, was 

passed by the Commission to create the Restricted Business District classification within 

the Zoning Ordinance. This classification pennltted hotels, apartments, medical or 

dental clinics, architectural and engineering design offices, law offices, realty and 

appraiser offices, certificated pubUc accountant offices, non profit clubs, restaurants (on 

a variance basis), custom dressmaking, eleemosynary institutions, and accessory uses 

pennlsslble in hotel and apartment districts. Apartment houses were required to have 

minimum lots of 7,500 square feat and 80 feat lot width; hotels and apartment hotels 

minimum 7,500 square feet lots and 75 feat lot width, and professional businesa 

buildings minimum 7,500 square feat lots and 80 feat lot wIdth.27S 

On March 25, 1954, the City Planning Commission again discussed proposed 

off-street parking requirements. The Commission decided to adopt a ratio of one 

parking space for every three units for transient apartments (properties with leases of 90 

days or less) and one parking space for every two units for non-transient apartments. 

The Commiession also met thet day with staff to detennine the work needed for a 

development study of WalklkT, including both land use and transportation. Up-to-date 
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maps of land use, lot sizes, age of structures, and tax valuations would need to be 

created, as weD as a study of recant road development proposals. The Commission 

considered hiring both an out of state city planner and traffic engineer to esslst the local 

staff In these activities. Included in the list of potential outside city planners were Robert 

Moses of New York; Skidmore, Owens, and Merrill of Chicago; Carl Gardner of Chicago; 

and Charles Bennett of Los Angeles.277 

City Planning Commission Resolution No. 555, creating Business District No. 

202 on the 'Ewe side of Beach Walk, becama effective March 26,1954.278 

City Planning Commission Resolution No. 559, creating Business District No. 

203 on the mual comer of Koa Avenue and Uluniu Street, also became effective March 

26, 1954.279 

City Planning Commission Resolution No. 561, creating Business District No. 

204 along the Diamond Head side of Kalalmoku Street mauka of Kalllkaua Avenue, 

became effective April 2, 1954.280 

City Planning Commission Resolution 562, creating a Restricted Business 

District classification, became effective April 23, 1954.281 

City Ordinance No. 1395, dated April 28, 1954, defined accessory uses 

(buSinesses) appropriate within Hotel and Apartment Districts. This law was to apply to 

complexes of 20 or more units within the Hotel and Apartment Districts because it was 

felt that only the larger complexes could support such business activity. To prevent 

outside patronage, no business signs were to be visible from the street, and no direct 

access to the businesses was to be provided from the street. 282 

The City Planning Commission, on May 6, 1954, held a public hearing to discuss 

a zoning variance request for the Rosale! Apartments on KaI'olu Street The developer 

wished to build commercial accessory uses for tenants in the building. The City Attomey 
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had stated that the facility could not be classified as a hotel because It had no room 

selVice offered, was thus ineUgible for accessory uses under the Hotel zoning provisions, 

and required the variance. After hearing no testimony in protest of the application, the 

Commission voted to favor the appllcation.283 

The City Planning Commission on May 13,1954, gave tentative approval to 

accept an offer from the Chamber of Commerce to help finance the hiring of mainland 

land use and traffic speciaiists for a study of WaikTkT. The Commission required that the 

study adhere to the existing Master Plan such as the KOhi6 Avenue wldaning and 

acquisition of beach front property between the Surfrider Hotel and KOhl6 Beach Park; 

approval of use of private funds by the City Attorney; and the understanding that the City 

would not be bound by the recommendations made by the study.284 

Zoning Variance No. 210, granting accessory uses incidental to the operation of 

the Rosslei Apartments on Kai'olu Straet, was approved by the City Planning 

Commission and forwarded to the Board of SupelVisors on May 20, 1954. 

The City Planning Commission on May 20, 1954, aiso discussed zoning 

violations in the Beach Waik, Lewers, and Diamond Head Terrace areas. Progress had 

been made in closing commercial activities in residential zones, removing street signs, 

and relocating taxi businesses. Investigation of other shops had Identified 

"grandfatherad'" operations and others needing to file variance appllcations.285 

On May 26, 1954,local realtor Charles Pietsch relessee! A Study of the 

Economic Feasibility of the Realignment of Kalllkaua Avenue. The purpose of the 

KalAkllua Avanue reaUgnment proposal was to create highly desirable additlonal beach 

side hotel sites while praselVing public access to WaikTkT Beach. While such new hotels 

would be spaced apart, however, the existing ocean view from KaJlkaua Avenue would 

be blocked. 
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Pietsch suggested that, should the proposal go ahead, the owners consider 

combining their holdings and negotiate together with the government over land 

purchases or exchanges. Should It be necessary, a special government authority could 

be organized to undertake the project. Legislative authority to seD bonds would probably 

be required, and a decision made to either lease or sell the newly developed hotel lots. 

Land to be acquired under the proposellncluded 62 parcels owned by 38 Individuals or 

corporations. Cost was expected to be $6,150,000 and existing parkland on KaIAkaua 

Avenue between Kapahulu and Monsarrat converted to additional hotel space. 

The major legal questions as to whether the City or Territory could condemn 

private property and then rent or seD such property to private parties was not addreSsed 

by Pietsch. 

Pietsch concluded that the project was economically feasible, stating that In his 

estimation the total increase In taxes attributable to extra business generated by the 

project would equal the cost of the project In one and a half years.288. 'HI 

While the City Planning Commission and Board of Supervisors had already 

endorsed construction of a new municipal auditorium on the Ward property, pubUc 

suggestions to place the facility on the Diamond Head side of the Ala Wai Canalled the 

Commission to discuss the proposal on June 3, 1954. A Commission staff report, 

suggesting filling in the Canal 4,025 feet to the Mlnoa-Pllolo Drainage Canal, would 

cost approximately $1,300,000 and Included fill material, walls, large box drains, 

engineering, etc. A Parks Board plan was more modest at an estimated cost of 

$145,000, creating a four acre site by filling only 900 feet of the canal with construction 

waste and building a smaller system of box drains. The Commission decided to hold a 

public hearing on the Issue.288 
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The City Planning Commission on June 10, 1954, was presented with an 

application by Ruddy Tongg for change of zoning at Diamond Head Terrace. The area, 

zoned Class A Residential in 1943, would be changed to Hotel and Apartment to allow 

Tongg to build a three story 35 unit complex on the makei side of Coconut Avenue. The 

Commission denied the request. 

Zoning Variance No. 210, allowing accessory business activities in the Rosalei 

Apartment complex, was approved by the Board of Supervisors and notice received by 

the City Planning Commission on June 10,1954.289 

City Planning Commission Resolution No. 583, dated June 10, 1954, redefined 

Business District No. 197 makai of Ala Moana Boulevard and Diamond Head of the Ala 

Wai canal by changing part of this Business District to Hotel and Apartment Zonlng.28D 

On June 24, 1954, Belt, Collins, and Associates released its WaiklkT Traffic and 

Land Usa study for the Matson Navigation Company. The purpose of the study was to 

examine the future development potential of WaIkIkT, determine Matson's role, and to 

suggest improvements to facilitate the orderly development of a "Greater Waikikf. 

Belt, Collins, and Associates felt It Important to study Waik1kT as an Integral part 

of the city of Honolulu and representative of the fate of the State of Hawai'!. They 

expressed concern that the growth of manmade WaIkIkT ("amusement park 

commercialismj was beginning to endanger the natural resources of the area. 

Belt, Collins, and Associates noted a number of problems within WaIkIkT and 

blamed them on sporadic and unregulated growth. These included service activities on 

Kalikaua Avenue, narrow streets, small lots, makeshift subdMsion of single family 

homes for apartments, inadequate beach access, and the erection of beach eroding sea 

walls. 
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The study noted several factors that impacted land use In Waikt"'ki. These 

included a change in population composition from single family homeownera In 1932 to a 

more transient population; an Increese In the number of residents by 54 percent between 

1940 and 1950; and the erection of three major new hotels in 1955. WhUe overall 

population density remained low due to large undeveloped tracts and low rise 

construction on small lots, change would occur. 

Factors favoring change Included the growth of the national tourist industry; the 

westward migration of population nationally; continuing steady growth of Hawal'i's tourist 

industry; Hawai'i's potential as a retirement center; Improvements In air travel time and 

capacItY to HawaI'l; continued demand for new hotels and apartments; impact of tourist 

promotion programs; and development of a large tract of unimproved land in the center 

of WaIk1kT for multi-family use. The limited amount of land, coupled with demand for 

hotel and apartment units threatened to create excessive densities and traffic 

congestion. 

The vehicle for these density problems was often a multi story building covering 

the entire lot, designed to maximize the number of possible units, constructed without 

relation to adjoining properties, and frequentiy developed for speculation rather than 

occupation. Such structures needed to be controlled by height and lot coverage 

ordinances. 

The study authors did feel that zoning had successfully separated land uses in 

Walkiki. Four distinct neighborhoods had developed. 

• The area from the Surfrider Hotel to Fort DeRussy was the hub of Waikiki 

activity. The Moana and Royal Hawaiian Hotels had preserved the charm of old 

WaIkiki. Recent Kalla redevelopment [including remodeling of old bungalows 

and erection of well designed high rises) created an improved sense of space. 
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Business owners were realizing the necessity of providing off-street parking, 

helping to lessen a critical problem. 

• A second important neighborhood consisted of the residential area mauka of 

KaIAkaua Avenue from Saaside Avenue 'Ewa. A trensltlon from single family 

residential to low density garden apartments had been occurring, first near 

Saaside Avenue and Lewers Street and gradually moving 'Ewa. 

• The third neighborhood was the Ala Moana area between the Niumalu (Hawaiian 

Village) and the canal. The roed pattern In the Hobron area was well planned, 

but the predominance of "barrack type' structures was highly criticized, gMng the 

area 'some of the charecteristlcs of a tenement district". Potential improvements 

included the State Harbor DMslon's plans for the Ala Wal harbor and 

redevelopment of properties adjacent to and including the 'Ena Estate. 

• The fourth recognizable neighborhood covered the area from Ka'iulani Avenue to 

Kapahulu Avenue, from the Ala waf Canal to KahUl Beach. This area had tended 

to be isolated from development by several factors, including the then abrupt and 

of K0hi6 Avenue at Ka'iulani Avenue, the narrowness of streets, the smallness of 

lots, and a wall of businesses along Kalllkaua Avenue hiding Its more residential 

charecter. Nominally blighted, the buildings In the area actually tended to be well 

maintained and provided satisfactory accommodations for those with limited 

incomes. Low population densities, Increasing land values, short remaining 

leases on Lili'uokalanl Estate properties, and the development of the Biltmore 

and Princess Ka'iulanl Hotels favored long term redevelopment. The study noted 

that Improving streets through the Improvement District laws or urban renewal 

programs could be used to improve standards while malntaining low densities. 
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The study reported several problems with existing business zoning along 

KaIAkaua Avenue. Designed in the 19208, the business lots were often only 110 feet 

deep, discouraging development of on site parking. The Planning Commission had also 

tried, unsuccessfully, to create different classifications to business zoning (and on site 

parking reqUirements) that would discourage such activities as bowling aUeys and auto 

shops. 

The report ended with a series of observations and recommendations. 

• The then limited number of permanent buildings in Waiklki facilitated 

redevelopment 

• The minimally developed and extensive Queen Emma Estate lands (behind 

Macy's in 2007) presented a unique development opportunity. 

• The City's beach park plans, If realized, would enhance the area's greatest 

natural resource. 

• The area from the Elks Club to Poni M6'T Road should be developed as a resort 

• The sale of the Ala Wai Golf Course could be used to finance WaiklkT 

improvements. 

• WalklkT stili had major potential as a retirement center. 

• Fort DeRussy offered opportunities for additional hotels. 

• Shallow lands makai of the existing shoreline could be developed and new 

beaches created. 

• The proposal to move Kalakaua Avenue mauka of its existing route would 

concentrate development and lead to more congestion. 

• Another proposal, to fUl in the Ala Wai Canal to provide land for a civic auditorium 

would destroy one of WaiklkT's greatest assets - the canal itself.281 

338 



City Planning Commission Resolution No. 583, changing property makai of Ala 

Moana Boulevard from Business to Hotel and Apartment, became effective July 16, 

1954.292 

The City Planning Commission on July 22, 1954, conducted a public hearing on 

an application by Capital Apartments, Ud., to provide on-site accessory business 

activities at Its planned complex on Kallkaua Avenue and Lewers Streel293 

The City Planning Commission discussed on August 5, 1954, elements of a 

proposed contract for two mainland land use and traffic consultants. The consultants 

were to review the Master Plan and all other existing plans, public and private, for 

Waik1kT. Included in the study were to be issues of zoning for hotels, apartments, and 

businesses; off-street parking; and schools, parks, and beach development. A special 

request was made for Information as to other uses for land occupied by the Ala Wai Golf 

Course. The consultants were asked to devise methods of financing and suggested 

legislation to accomplish the plan.284 

On August 12, 1954, the City Planning Commission was notified by the Queen's 

Hospital that it was negotiating a master lease for its property in WalkOO with mainland 

interests. The land involved the bulk of the property bounded by Seaside Avenue, one 

half block mauka of KOhl!! Avenue, Ka'iulani Avenue, and Kallkaua Avenue (minus the 

Princess Ka'iulani Hotel). The possible lessee was Paul Trousdale.285 

Zoning Variance No. 211, permitting accessory business uses in the Capital 

Apartments, was approved by the Board of Supervisors and word of their decision 

received by the City Planning Commission on August 26, 1954.298 

The joint CIty-Chamber of Commerce WaiklkT land use and traffic study was 

released to the public on November 4, 1954. Charles Bennett, Los Angeles Planning 

Director, and Eugene Maier, Houston Traffic Engineer authored studies and 
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Recommendations for the Development of Walkl1<I. Major land use elements of the 

Bennett-Meier plan included: 

• seiling the Ala Wei Golf Course, replacing it with apartments and constructing 

another golf course elsewhere; 

• that the Planning Commission restudy zoning regulations, seek to control land 

use densities and buDding heights, and strengthen off·street parking 

requirements so as to better relate development to street capacities; 

• realign Kallkaua Avenue in line with the stretch between Seaside Avenue and 

Ka'iulani Avenue, improving vistas of Diamond Head from cantral WeikTkT and 

providing additional land for KOhil! Beach Park near Monsarret Avenue; 

• encouraging development of major hotels mauka of the realigned KaJlkaua 

Avenue opposite KOhil! Beach Park; 

• leasing existing Kapi'olani Park land makai of KaJlkaua for hotel use in order to 

pay the costs of the KaJlkaua Avenue realignment and creation of desirable new 

park space at KOhil! Beach Park. 297.298 

The City Planning CommiSSion, also on November 4, 1954, undertook 

preliminary discussions on the Bennett·Maler study. The Commission found several 

land use advantages of this study over previous studies. 

• Recreational and park space would be created where it was most in demend. 

• Potential hotel sites would be created on private property mauka of Kalilkaua 

Avenue with unobstructed views of the ocean. 

• Three new hotel sites could be provided on the ocean which could provide 

revenue for the Department of Parks and Recreation. 

• A beach promenade was provided. 
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• The dollar cost of the plan was expected to be exceeded by increased property 

values in WaIklkT, benefiting the government and encouraging new private 

development. 

• The legal issue of public condemnation of lands for private use, a concern of the 

original Chamber of Commerce proposal to realign Kallkaua Avenue, would be 

avoided. 

• The goal of public ownership of all beachfront lands from the Surfrlder Hotel to 

KOhi6 Beach Park would be accompllshed.2B9 

On November 18,1954, the City Planning Commission received estimates for 

acquisition and construction costs for elements of the Bennett-Maier plan. Park 

expansion was estimated at $3,214,900 and total costs including road relocation at 

$4,688,300. The Commission voted to hold a public hearing on the matter.3tIO 

The City Planning Commission held the public hearing on the Bennett-Maier Plan 

on December 9, 1954. During the first portion of the meeting the Director outlined 

details of the Plan and then opened the hearing to public discussion. Members of the 

public providing testimony Included the Chamber of Commerce, WaikikT Association, 

landowners, hotel operetors, business owners, commuters, and 'Iolani School officials. 

The City Department of Parks and Recreation objected to potential loss of open space at 

Ala Wai Golf Course, along the Ala Wai Canal, in front of the Honolulu Zoo; and in 

Kapl'olani Park but was very enthusiastic over the expansion of KOhl6 Beach Park. The 

Territorial Highway Department continued to pursue proposals for an 'Ewa and mauka 

highway along the Ala Wai Canal and a University Avenue bridge that would both 

consume existing park space.301 

The City Planning Commission met on December 16, 1954, to discuss the results 

of the public hearing held the previous week. The Commission then voted to realign 
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KaJakaua Avenue as per the Bennett·Maier Plan and to rezone to hotel use the area 

bounded by Uluniu Street, the reaJigned KaJlkaua Avenue, Kapahulu Avenue, and an 

extension of Koa Avenue. The Commission also recommended a financing program 

adding $1.00 per thousand doUar valuation on aU real property, estimating that this 

method would raise over a half million dollars towards amortizing an estimated 

$4,700,000 bond issue over a 13 year perlod.302 

The City Planning Commission on December 23, 1954, voted to deny an 

application for business zoning on the mauka 'Ewe side of Beach Walk. Testimony from 

nearby landowners had been mixed. The Commission's decision was bssed upon this 

lack of consensus among property owners as to both the nature of commercial activities 

and improvements appropriate to the area. The Commission also instructed its staff to 

examine any zoning violations in the area.303 

6,2,8 LAND USE 1955-1959 

On January 6,1955, the City Planning Commission discussed proposals for 

financing municipal off·straet parking lots In the Walklki area. The first proposal 

suggested was an araa assessment method, charging $0.17 per square foot for 

properties on the WaikOO peninsula (minus Fort DeRussy). The Commission questioned 

whether property owners would accept such a broad assessment, perhaps favoring a 

weighted system based upon proximity to the proposed lots. The second proposal 

would charge parking fees at $0.10 per hour, combined with a $5.00 curb charge for 

ovemight parking, which was estimated to bring in $4n,ooo per annum. After 

administrative and amortization costs the latter proposal was expected to provide 

$144,000 avellable for further construction of municipal off-straet parking in WaIkOO. The 
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Commission voted to accept the Bennett-Maier off-street parking plans and submit 

financing information to the Board of Supervisors. 

Also on January 6, 1955, the City Planning Commission discussed zoning 

changes as part of the KaIAkaua realignment plans. Approximately 210,000 square feet 

was to be changed from Business to Hotel and Apartment Districts. As part of this the 

Commission voted to rezone part of Business District No. 25, along KalAkaua Avenue 

between Uluniu and Ke'a1ohilani Avenues, to Hotel and Apartment Districts 52-A and 52-

B. The Commission simultaneously examined where to find new acreage for 

commercial activities. Considered ware grentlng Business zoning to the entire block 

bounded by Ka'iulani, Koa, Uiuniu, and KalAkaua Avenues as well as Koa and KahiO 

Avenue frontages of the block bounded by Ka'iulani, KOhl6, UIi'uokalani, and Koa 

Avenues. Both the Matson Navigation Company and the Watumull family already had 

requests for changes to business zoning within these blocks. The Commission voted to 

hold a public hearing on the Matson and Watumuli requests.304 

The Mayor, Board of Supervisors, members of the Territorial Legislature, and the 

City Planning Commission met on January 20, 1955, to discuss the Bennett-Maier Plan 

for WalldkT. Included in the discussion were cost estimates for park expansion provided 

by the KalAkaua Avenue reaHgnment estimated at $1,515,900. The Commission 

recommended to the others that an additional property tax assessment of $1.00 per 

$1,000 assessed valuation be imposed to finance this portion of the project and other 

acquisitions at KOhlO Beach and Queen's Surf. It was estimated that a revenua bond 

could be amortized using this method over a period of 14 years. The precedent of the 

Cunha and Ward properties was cited in support of this plan. The Commission also 

recommended that a combination municipal parking lot usage fee and overnight street 

parking charge be used to finance a system of municipal off-street parking lots in 
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Walk11<T. The Supervisors, Legislators, and Mayor discussed these finance proposals 

but no consensus was reached. 

Also on January 20, 1955, the City Planning Commission held a public hearing 

extending business zoning to Koa Avenue between Ka'iulani and Uluniu Avenues. No 

objections being made, the Commission agreed to prepare a resolution changing the 

zoning to Business.30S 

The City Planning Commission on February 3,1955, discussed a draft resolution 

for off-street parking requirements on private property. New business buildings were to 

be required to reserve 50 percent of their lot arees for parking and additions to existing 

business buildings would require the addition to comply with this requirement. Hotels 

were to provide one parking space for every four guest rooms. Apartments and multiple 

family dwellings would need one stall for each two units. Transient occupancy facilities 

would be allowed one stall per three units. 

Also on February 3, 1955, the City Planning Commission was faced with its first 

threat of legal action by owners of Business zoned land objecting to the rezoning of their 

properties as part of the Kalikaua realignment plan. A representative of the Joseph 

Boyd Trust cited examples of mainland courts declaring rezoning as a taking of property. 

The Commission voted to seek legal assistance.308 

The Board of Supervisors wrote the City Planning Commission on February 9, 

1955, asking the Commission to rescind Resolution No. 634, realigning Kalikaua 

Avenue from KOhl6 Beach to the Natatorium, and Resolution No. 638, establishing 

parking areas A. B, C, and D. The Board was seeking more economical options to 

WaiklkTs traffic problems. While the Commission stated its willingness to listen to 

suggestions from the public, it fait the Resolutions were besed upon the best information 

available and thus voted to immediately resubmit the Resolutions to the Board.307 
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City Planning Commission Resolution No. 634, adopted February 10,1955, 

amended the Master Plan to realign Kallkaua Avenue mauka from its existing aDgnment 

from KOhi6 Beach Park to the Natatorium, delete all existing public rights of way 

between the beach and the new alignment, and create a new Open Beach Area makal 

of the new alignment 308 

City Planning Commission Resolution No. 640, adopted February 24,1955, 

established Business Districts Nos. 215-A and 215-8 at the makai Diamond Head comer 

of Ka'iulani and Koa Avenues.309 

The City Planning Commission on February 24, 1955, also reached agreement in 

principle with the Walk1k1 Development Company and the Queen's Hospital for 

development of their centrally located WalklkT property mauka of Kalikaua Avenue. 

While the bulk of the land was to be used for business, the mauka most stretch above 

KOhi6 Avenue was to consist of apartments. Parking requirements were also discussed 

during the meeting based on a 40 percent lot area parking standard.31D 

The Board of Supervisors notified the City Planning Commission on March 10, 

1955, that the Board had again rejected Commission Resolution No. 638, establishing 

Off-Street Parking Areas A, B, C, and D in Waik1k1. The Board had received complaints 

over the proposal from landowners, lessees, and residents. Lessees of the UIi'uokalanl 

Trust were especially vocal because their contracts with the Trust stated that 

condemnation funds would be paid only to the Trust and not to lessees whose 

improvements occupied Trust land.311, 312 

The City Planning Commission subsequenUy, on March 17, 1955, deleted those 

proposed off-street parking lots requiring condemnation and recommanded construction 

of lots only at Fort DeRussy, the WaikTkT Sewer Pumping Lot, and Kapl'olanl Park. 

345 



City Planning Variance No. 266, providing application by the Watumull family for 

use of property at Koa and Ulunlu Avenues for off-street parking, was approved by the 

Board of SupeNisors and word received by the City Planning Commission on March 17, 

1955. 

City Planning Commission Resolution No. 640, creating Business Districts Nos. 

215-A and 215-B on Ka'iulani Avenue and on Uluniu and Koa Avenues, was approved 

by the Board of SupeNisors and the Commission so notified on March 17, 1955.313 

City Planning Commission Resolution No. 634, which amended the Master Plan 

by realigning Kal11kaua Avenue mauka from its aiignment from KOhie; Beach Park to the 

Natatorium, deleted aii existing public rights of way between the Besch and the new 

alignment. and created a new Open Besch Area makal of the new alignment became 

effective March 18, 1955.314 

City Planning Commission Resolution No. 855, voted March 24, 1955, rezoned 

part of Business District No. 203 near Uluniu and Koa Avenues and created Hotel and 

Apartment District No. 54.316 

Also on March 24, 1955, the Board of Public Parks and Recreation presented its 

concems regarding the Bennett-Maier plan to the City Planning Commission. The Board 

wished to move the relocated Kallkaua Avenue in front of the Zoo makai as much as 

possible in order to save large trees and provide the Zoo with a proper entrance. The 

Board was opposed to use of any park land for private hotels. It asked the Commission 

for input on road plans in order to provide for necessary parking. The Commission 

advised the Board that plans for the rerouted Kalllkaua were aiready in force and that 

the Commission did not wish to change those plans. The placement of hotels in 

Kapi'olani Park, however, was officlslly only an idea under consideration. 
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A third item covered by the City Planning Commission on March 24, 1955, was a 

proposal to the Legislative Committee of the Board of Supervisors, recommending that 

$300,000 to $400,000 be allocated each year from the Territory for acquisition of lands 

for parks, playgrounds, and street improvements contained in the Master Pian.318 

The Board of Supervisors and the City Pianning Commission conferred on March 

31, 1955, on a proposed Resoiution for off-street parking requirements on private 

property. The finai draft read that Business and Commercial buildings would be required 

to have 50 percent of their lot space reserved for parking; hotels one stall per four units; 

apartment and multiple family structures one stali per two units; and transient 

accommodations one stali per three units. The Board was to certify any variance 

granted by the Commission. The draft was then sent to the City's legal office before 

retuming to the Board for final approval. 317 

City Planning Commission Resolution No. 640, establishing Business District 

Nos. 215-A and 215-B at the makai Diamond Head comer of Ka'iulanl and Koa 

Avenues, became effective April 1, 1955.318 

City Planning Commission Resolution No. 657, passed April 7, 1955, established 

three Off-Street Parking Areas at Kalia and Saratoga Roads; KQhl6 Avenue and KaJ'olu 

Street; and Monsarrat and the realigned KaJAkaua Avenue.319 

The City Planning Commission on April 7, 1955, also continued negotiations with 

the WaiklkT Development Company and Queen's Hospital over parking requirements. 

• Within Business Districts, parking areas were to be equivalent to the size of the 

building footprint 

• Hotels were to have one stall per four rooms. 

• Apartments were to provide one stall per two units. 
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• Additional off-street parking would be constructed upon agreement with the 

landowner, lessee, and the City Planning Commission. 

The Commission was especially concemed about adherence to the rules by sublessees 

and requested that the agreement be examined by City attorneys to ensure 

adherence.320 

City Planning Commission Zoning Variance No. 269, granting permission to 

operate an off-street parking lot at Ulunlu and Koa Avenues, was approved by the Board 

of Supervisors and notice received by the City Planning Commission on April 14, 1955. 

Also on April 14, 1955, the City Planning Commission was Informed that the 

Territorial Legislature was considering empowering the Board of Supervisors to override 

the Commission on zoning changes by the same five to two vote that the Board could 

already use to override the Commission on changes to the Master Plan.321 

City Planning Commission Resolution No. 655, rezoning part of Business District 

No. 203 near Ulunlu and Koa Avenues and creating Hotel and Apartment District No. 54 

became effective April 29. 1955.322 

On May 5, 1955, the City Planning Commission examined a staff study of the 

area bordered by the Ala Wal Canal, Kapahulu Avenue, and the ocean. The study 

Included several headings. 

• Land Use: Of 288 acres, 40 acres were zoned as Business Districts, 238 acres 

for Hotel and Apartment use, and the remainder for parks, schools, end 

eleemosynary uses. Of the business zoned areas, only 27.1 acres were actually 

In business use, while 5.5 acres were used for both business end residential 

purposes. Vacant land occupied 30 acres. 

• Ages of Structures: Of the 1,984 buildings in existence, 319 were 31 years of age 

or older, 513 were 21 to 30 years, 767 were from 11 to 20 years, 117 were from 
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six to ten years, and 268 were one to five years. The average age was at least 

18 years. 

• Building Heights: One story buildings numbered 1340, two stories 572, three 

stories 50, four stories 12, five stories 2, six stories 2, seven stories 1, eight 

stories 2, ten stories 2, and twelve stories 1. Interestingly, 96.4 percent of all 

buildings ware one or two stories In height 

• Population Density: According to the 1950 census the population was 9,924, or 

a density of 36 persons per acre. 

• Valuation: Assessed valuation of land and buildings was $47,091,867, which at 

a tax rate of $16.25 per thousand generated $710,429 per annum to the City. 

• Traffic: The majority of the streets In the district were considered adequate to 

accommodate traffic needs. Inadequate streets had been identified in the Master 

Plan for widening. 

The Commission then discussed potential use of urban renewal statutes to improve low 

rental areas; ties between taxes and land use; other municipelitles' height policies; 

seperating zoning for hotels and apartments; and pending Territorial legislation 

impecting both the Kallkaua widening and off-street parking plans.323 

City Planning Commission Resolution No. 861, dated May 12,1955, created 

Business District No. 216 mauka of the existing Business District No. 25 along Kallkaua 

Avanue. The new District No. 661 extended between Seaside and Ka'iulani Avenues to 

reach Nohonani, NAhua, and Klinekapolel Places.324 

City Planning Commission Resolution No. 657, establishing three Off-street 

Parking Areas near Kalia and Saratoga Roads; KDhl6 Avenue and Kai'oIu Street; and 

Monsarrat and the realigned Kallkaua Avenue, became effective May 13, 1955.32/i 
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The City Planning Commission received an estimated value of the UU'uokalani 

Trust lands expected to be condemned as part of the KaIAkaua realignment project. 

Land and improvements would cost $619,338. Leases on the land ran as late as 

19n.328 

City Planning Commission Resolution No. 661, creating Business DIstrict No. 

216 mauka of the existing Business District No. 25 along KalAkaua Avenue. became 

effective June 17, 1955.327 

Territorial Act 273 of the 1955 Legislature, dated June 22,1955, provided for the 

Issuance of $5.3 million in bonds for the KaIAkaua Avenue realignment project, subject 

to ratification by Congress.328 

On July 7, 1955, the City Attorney's Office provided the City Planning 

Commission with a favorable opinion on the constitutionality of rezoning the Boyd 

property as part of the KaIAkaua Avenue realignment project. 329 

City Planning Commission Resolution No. 629, adopted July 21,1955, rezoned 

part of Business District No. 25 at KaIAkaua Avenue and LlII'uokalanl and Ke'alohllanl 

Avenues as Hotel and Apartment Districts 52-A and 52-B.33O 

City Planning Commission Zoning Resolution No. 683, dated July 28,1955, 

established Business District No. 217 on the 'Ewa side of Beach Walk approximately 

240 faet makai of the Beach Walk-KaIAkaua Avenue intersection. The property was 

adjacent to an existing business area. 331 The Commission received notification of the 

Board of Supervisors' approval of the Resolution on Auguat 11, 1955. 

City Planning Commission Zoning Variance No. 283, allowing use of property 

along Beach Walk for off-street parking, was approved and notice received by the 

Commission also on August 11, 1955.332 
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City Planning Commission Resolution No. 629, rezoning part of Business DisfJiI:t 

No. 25 at Kalikaua Avenue and UU'uokaiani and Ke'alohilani Avenues as Hotel ~ 

Apartment Districts 52-A and 52-B, became effective August 25, 1955.333 

City Ordinance No. 1468, dated August 29,1955, established off-streat parking 

requirements throughout the city. 

• Single family residences were to have a minimum of one parking stall. 

• Hotels, apartments, multi-family units, and rooming houses were to have one 

parking space per four units. 

• Business buildings were to have no less than 40 parcent of their total lot area 

dedicated to parking.334 

The City Planning Commission on September 1, 1955, heard a proposal to place 

a three level, 620 stall, parking garage on 2.3 acres of land at Kilhi6 and Ka'iulani 

Avenues. Land acquisition, construction, and interest charges were projected to be 

$3,208,000 over twenty yesrs, financed by parking fees of $0.25 an hour. The project 

was expected to provide a profit of $16,590 annually. The Commission decided to meet 

with representatives of the owners of the land, the Queen's Hospltal.335 

City Ordinance No. 1468, establishing off-streat parking requirements, became 

effective October 1, 1955.338 

City Ordinance No. 1471, approved October 20, 1955, redefined the types of 

support businesses allowed within the Hotel and Apartment District. 337 

The City Planning Commission also decided on October 20, 1955, to deny a 

variance request from the Young Women's Christian AssocIation rrwCA) on Kalis Road 

to allow a commercial taxi stand on their premises. The YWCA was seeking to raise 

funds for a new facility on its land. Although the Commission was sympathetic to this 
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landowner, it felt that it could not grant the request when other landowners nearby had 

been denied.338 

City Planning Commission Zoning Variance No. 301, dated October 27, 1955, 

gave Kaiser Community Homes permission to construct accessory business uses 

outside the main Kaiser Hawaiian Village Hotel buildings. The shops would face the 

Hotel parking lot. The Commission had approved this request because the shops did 

not face any public street 339 

The City Planning Commission on November 10, 1955, turned down an 

application to change property zoning at Hibiscus and Coconut Drive to Hotel and 

Apartment. The ansa was predominantly single family residential In character and the 

Commission had tumed down similar reclassification requests In the past 

Also on November 10,1955, the City PlaMIng Commission was approached by 

a representative of landowner Mrs. H. A. Harris to either acquire her property at the 

comer of Kalllkaua Avenue and lemon Road as part of the realignment project or issue 

her a building permit. The Commission's response was to forward a request for 

condemnation to the Board of Supervlsors.34U 

Zoning Variance No. 301, allowing the development of accessory shops at the 

Kaiser Hawaiian Village Hotel outside the main hotel structure and facing the private 

parking lot. was approved by the Board of Supervisors and word was received by the 

City Planning Commission on November 23, 1955.341 

The City Planning Commission held a public hearing on Oecembar 5, 1955, to 

discuss land use and street widening proposals for the ansa between Ka'iulani and 

Kapahulu Avenues: 

• zoning the ansa bounded by Ka'iulanl, KQhiO, 'Ohue. and Koa Avenues from 

Hotel and Aparlment to Business; 
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• widening of KOhi6 Avenue from 20 and 40 foot rights of way to a continuous 70 

foot right otway as shown on the updated Master Plan; 

• widening Koa Avenue and extending the street to 'Ohua Avenue; 

• widening Prince Edward Street and turning It into a public parking lot; 

• deleting Ke'a!ohllanl Avenue from Kalllkaua to Koa Avenuas to consOlidate two 

smaHer blocks; and 

• widening the Ke'alohllani Avenue right of way between KQhl6 and Koa Avenues 

and turning It into a public parking lot 

The bulk of testimony during the hearing centered on the objections of KOhi6 

Avenue property owners to street widening and Introduction of additional business 

zoning. The owners viewed the change as a means to create a new throughway in 

WaIk1kJ and accommodating such business expansion. 

A major surprise during the hearing was a presentation by the UJi'uokalani Trust 

The Trust had hired private consultants Belt. Collins, and AssocIates to produce a long 

range program for the Trust's 16 acres of land in the area that complemented the 

Bennett-Maier plan. This study had several significant elements. 

• The district was ripe for redevelopment The street system was inadequate and 

lot sizes too small (reflecting the area's original development as a single family 

residential area), most structures were over 20 years of age, and population 

density high. Most leases on property within the area expired in either 1962 to 

1969 or In 1977. The whole of the Trust's lands ware zoned Hotel and 

Apartment 

• City proposals for street widening and public parking lots on existing Trust land 

could be facilitated through a series of land exchanges between the City and 

Trust The Trust agreed to the widening of KOhi6 Avenue to a 70 foot right of 
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way and similar side street projects but wished to consolidate some of Its smaller 

holdings by closing parts of Koa and Ke'alohilanl Avenues. 

• The Trust agreed to additional business zoning. 

• Redevelopment design should promote erection of hotels on the mauka side of 

KaIAkaua Avenue; architectural unity; better Interaction of pedestrians, shops, 

services, parking, and hotels; and unobstructed vIews.342 

City Ordinance No. 1486, dated December 30, 1955, provided business zoning 

to Kenneth Brown for his property on Beach Walk, 240 feet makai of the intersection of 

Beach Walk and KalAkaua Avenue. The same property had been approved for business 

through City Planning Commission Resolution No. 683 but had been denied a 

unanimous vote by the Board of Supervisors when 30 percent of adjacent property 

owners objected to the rezoning. Due to this conflict, the Commission decided to hold 

another public hearing on the matter.343 

On January 12,1956, the Board of Supervisors requested the City Planning 

Commission reconsider City Planning Commission Resolution No. 629, which 

downzoned the Business District along KalAkaua Avenue to Hotel and Apartment The 

Board was of the opinion that lands mauka of the new KaIAkaua Avenue realignment 

should indeed be zoned Hotel and Apartment, but that property makal of that line should 

remain Business in order to guarantee landowners a fair appraisal for their land during 

condemnation. The Commission declined the Board's request. The Commission felt 

that altering the Resolution could jeopardize the plan and that a fair appraisal of former 

business zoned value could stili be obtained even with the rezoning.344 

The City Planning Commission, after a public hearing held January 19,1956, 

reaffirmed the Board of Supervisors' rezoning of the Brown property on Beach Walk to 

Business.346 
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Figure 63: Proposals to rezone off·Kallkaua Avenue properties to Buelneea and 
develop existing streets 88 public parking Iota. Part of Kallkaua Avenue 
Realignment propasals, 1964 

Honolulu Advertiser, illustration accompanying "Early DecIsion UnUkely on WalklkT 
Master Plan: December 11,1955, (p. M, col. 4). (Map location Latitude 21.276 North, 
Longitude 157.826 West.) 
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On February 2, 1956, the City Planning Commission again examined land use 

issues as part of the Kalilkaua Avenue realignment The block bounded by Ka'iulanl, 

KQhi6, UlI'uokalani, and Koa Avenues, had been suggested for business zoning. The 

area contained 51 lots owned by 51 Individuals, 74 percent of the lots being below 6,000 

square feet In size. The Commission noted that 13.7 percent of the landowners had 

protested the proposed rezoning. Based upon the KaIilkaua realignment plan and the 

landowner vote, the Commission decided that while this block was desirable for 

business, the timing of lot rezoning should depend upon Individual landowner 

development presentations made to the Commlsslon.348 

The Board of Supervisors notified the City Planning Commission on February 9, 

1956, of Its final approval of business zoning for Kenneth Brown on Beach Walk. The 

Commission had held another public hearing on this subject on January 19, 1956.347 

On February 16, 1956, the City Planning Commission gave tentative approval to 

rezone newly reclaimed land makal of the WaIk1kTan Hotel from Unrestricted Residential 

to Hotel and Apartment The area involved 29,374 square feet and extended 800 feet 

makel of the previous property line. The property was created es part of a settlement 

over the Territory's Crescent Beach (2007's Duke Kahanamoku Beach) and Ala Wal 

Boat Harbor projects. 

Also on February 16, 1956, the City Planning Commission again voted to deny a 

request for Hotel and Apartment zoning for property In the Diamond Head Terrace Trad. 

An attomey for landowner Adolph Sendel requested the change for land at 3019 

Kallkaua Avenue between Poni M6'T Road and Coconut Avenue. The Commission 

noted previous similar rezoning attempts by others had been rebuffed by the majority of 

nearby landowners.348 
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The Board of Supervisors on March 15, 1956, advlsed the City Planning 

Commission that it was considering an ordinance to void City Planning Resolution No. 

629. The Board wished to restore the Business District along the original Kallkaua 

Avenue alignment The Board reasoned that the Commission's action to rezone before 

condemnation put the landowners at a dlsadventage In compensation negotlatlons.349 

On March 22, 1956, the City Planning Commission majority voted in favor of 

business zoning for the Magoon Brothers, Ud., property on the mauka side of Hobron 

Lane and Upe'ape'e Street There had been dissention within the Commission that the 

area was better suited as a Hotel and Apartment District. 3!lI 

CIty Planning Commission Resolution No. 745, dated March 29,1956, created 

Hotel and Apartment District No. 60 on portion of reclaimed land between the Ala Wal 

Yacht Harbor and previous shoreline at the HawaIIan Village Hotel. 3li1 

The City Planning Commission on March 29, 1956, received a copy from the 

Board of Supervisors of a draft ordinance mandating that variances granted by the 

Commission for zoning have the approval of the Board of Supervisors. The Commission 

voted to accept this proposal.31i2 

The Board of Supervisors notified the City Planning Commission on April 19, 

1956, that the Board had approved Ordinance No. 1501, returning Business zoning to 

Hotel and Apartment Districts 52-A and 52-8 as Business DIstricts 25-A and 25-B. 

Pursuant to law, the Commission voted to call a public hearing on the matter.353 On May 

3, 1956, the City Planning Commission held a public hearing on revision of Hotel and 

Apartment Districts 52-A and 52-B to Business DIstricts 25-A and 25-8. After the 

hearing, the Commission voted to concur with the Board of Supervisors and approved 

the rezonlng.354 
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City Planning Commission Resolution No. 745, which created Hotel and 

Apartment District No. 60 on a portion of reclaimed land between the Ala Wai Yacht 

Harbor and the previous shoreHne, became effective May 4, 1956.355 

City Ordinance No. 1504, approved May 7, 1956, adopted the 1955 Edition of the 

Uniform Building Code for the City and County of Honolulu.356 

Board of Supervisors Resolution No. 256, granting a variance to Hawa/1 Builder's 

Supply Co., Ltd., for a variance from the 40 percent off-street parking regulations was 

discussed by the City Planning Commission on May 10, 1956. The Board's rationale 

was that the business would not engage In any retan activity and so the parking 

requirement could be waived. The Commission suggested that the Board be careful In 

granting such variances due to Issues of conslstency.3S7 

CIty Planning Commission Resolution No. 759, passed May 24, 1956, created 

Business District No. 229 at the Intersection of Hobron Lane and Lipe'epe'e Street. The 

Resolution became effective June 29, 1956.358 

Zoning Variance Permit No. 322, voted by the City Planning Commission on May 

31, 1956, allowad KaIser Community Homes to construct and operate a beach club In a 

Hotel and Apartment District near Dewey Way (Paoa Place). Incidental uses Included a 

bath house; lockers; showers; surfboard and canoe storage; and parking.359 

City Planning Commission Resolution No. 767, dated May 31,1956, reinstituted 

Buainess Zoning to portions of Hotel and Apartment DIstrIcts 52A and B. The new 

Business DIstricts 230 A and B were located on the mauka side of Kallkaua Avenue 

near UU'uokalanl and Ke'alohilani Avenues.3S0 

Also on May 31, 1956, the City Planning Commission decided to voice its 

disapproval of Ordinance No. 1501 passed by the Board of Supervisors. Ordinance 

1501 reversed previous actions by the Commission and restored the Business District 
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along KaIAkaua Avenue. The Commission symbolically voted Its disapproval of 

Ordinance No. 1501, then complied with the Board's wishes by passing Resolution 767 

to create Business Districts No. 230-A and 230-B along KalAkaua Avenue. 

The Board of Supervisors on May 31, 1956, notified the City Planning 

Commission of the Board's approval of the name "Duke Kahanamoku Beach" for the 

man-made crescent beach Diamond Head of the Ala Wei Boat Harbor.381 

Zoning Variance Permit No. 322, allowing Kaiser Community Homes to develop 

a beach club In a Hotel and Aparbnent DIstrict near Dewey Way, was approved by the 

Board of Supervisors and word was received to that effect on June 14. 1956.382 

The City Planning Commission on June 28, 1956, granted approval to reorganize 

the Elks Club property along KaIAkaua Avenue Into two lots of 73,804 square feet each. 

(The 'Ewa and would later become the new Outrigger Canoe Club site.)383 

On July 5, 1956, the City Planning Commission tentatively approved a 

subdivision of the Queen's Hospital property in central WeiklkT. Queen's Hospital had 

made a master lease agreement with the WaiklkT Development Company, which was In 

tum making rental agreements with Uberty House, Donn Beach, and others to create 

shops and the International Market Place on the property. The City was concerned 

about building height, dansIty, and parking requirements. Plans for the pedestrian

oriented Market Place and agreements to provide an equivalent of 40 percent of land 

area for parking led to the Commission's endorsement 384 

City Planning Commission Resolution No. 767, rezoning portions of Hotel and 

Aparbnent Districts 52-A and 52-B into Business Districts 23O-A and 230-B, became 

effective July 6, 1956.385 

The CIty Planning Commission, on July 12, 1956, gave tentative approval for 

construetion of a service station within a parking garage on the Kaiser Hawaiian Village 
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grounds. The original plan had been to erect a free standing facility on the comer of Ala 

Moana Boulevard and Kalia Road, but the Commission had objected to this site as 

Interfering with traffic flow. The new service station location required a variance In the 

Hotel and Apartment District. 

The City Planning Commission heard a presentation on July 12,1956, by George 

Mason, DIrector of the Territorial Economic Planning and Coordination Authority, and 

Donald Wolbrink, representative of Harland Bartholomew and Associates. The two men 

were seeking Information needad for an Inventory and study of local land use. Included 

were the physical characteristics of the land; water resources and use; existing land use; 

and future planned land use. The Commission agreed to share any information on file 

that might be of use for the study.368 

City Ordinance No. 1519, dated July 23,1956, allowed the City Planning 

Commission to modify off-street parking requirements for private property where lot size, 

shape, dimension. and/or topography would make strict adherence to regulations 

Imprectical.387 

The City Planning Commission on August 2, 1956, received an update from Its 

staff on proposals to limit building height In Business DIstricts. It had previously been 

recommended that the total maximum floor area allowance be sat at 400 percent of the 

total land area. Subsequent study Indicated that the existing 40 percent lot parking 

requirement would not be adequate for 400 percent building coverage. A new proposal 

would set the amount based upon buDding bulk, rather than lot size, to govem the 

formula for parking requirements. It was further recommendad that a floor area to 

parking ratio be followed for any total floor area allowance above 200 percent Beyond 

the 200 percent floor area allowance level, eny Increase of 100 percent of floor area 
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would require an additional 20 percent for parking, up to a maximum floor area of 500 

percenl388 

Real estate developer Henry Kaiser opened his Hawaiian Village Hotel on 

August 4, 1956. Kaiser, who foresaw the coming of mass tourism, had purchased and 

combined tha John 'Ena property and Nlumalu Hotel on tha 'Ewa side of tha WaikikT 

peninsula. Over the next several years he would construct a series of high rise hotel 

buildings In a master plan setting to accommodate tha expected influx of tourists. The 

success of this complex would expand the center of Waikiki hotel and commercial 

activities from near tha Royal Hawaiian and Moana Hotels into tha 'Ewa dlrection.389 

City Planning Commission Resolution No. 742, dated August 9, 1956, created 

Business District 228 along the Diamond Head side of Ka'iulani Avenue betwaen Prince 

Edward Street and Koa Avenue. Tha petitioner had been Ellen Fullarcl-Leo.370•371 

Zoning Variance Permit No. 329, authorizing the construction of a service station 

within a Hotel and Apartment Zone for Kaiser Community Homes, was approved by the 

City Planning Commission on August 9, 1956.372 

The City Planning Commission was notified on August 23, 1956 that the Board of 

Supervisors had approved the master parking agreement between the Queen's Hospital, 

WalkikT Development Company, and the City of Honolulu covering off-street parking on 

the Queen's WalkikT property. The agreement hed subsequently been forwarded to tha 

City Clerk for recordation.373 

Zoning Variance Permit No. 332, approved by the City Planning Commission on 

September 8, 1956, allowed Henry Kaiser to build an auditorium on land zoned as a 

Hotel and Apartment District makel of Kalla Road. The proposed building, a geodesic 

dome fashioned from designs by R. Buckminster Fuller, later became known as the 

"Kaiser Dome".374 
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The City Planning Commission held a public hearing on September 13,1956, to 

discuss rezoning of property within the Diamond Head Terrace Tract from Residential 

Class A to a Hotel and Apartment District. A petition had been signed by 76 percant of 

the landowners within a radius of 750 feet to rezone the Adolph Sendel property on the 

makal side of KalAkaua Avenue between Poni M6'T Reed and Coconut Avenue. 

Complaints made by nearby rasidants to the rezoning Included destruction of the only 

residential area left in WaiklkT, accusations of spot zoning, setting a rezoning precedent, 

and overburdening the existing reed system. The developer claimed that the project 

would increase available housing, have adequate on-site parking, and was not 

precedent setting. The Commission decided to defer action on the rezoning application. 

City Zoning Variance Permit No. 329, granting permission to KaIser Community 

Homes to construct a service station makal of Kalla Reed In a Hotel and Apartment 

District, was approved by the Board of Supervisors and notification of approval received 

by the City Planning Commission on September 13, 1956. 

The City Planning Commission on September 13, 1956, also received word that 

the Board of Supervisors hed also approved a variance to aHow developer Henry Kaiser 

to construct a 14 floor hotel building on his Hawaiian ViOage property off Dewey Way."J75 

City Planning Commission Resolution No. 742, creating Business District 228 

along the Diamond Head side of Ka'iulanl Avenue between Prince Edward Street and 

Koa Avanue, became effective September 14,1956.378 

The City Planning Commission decided on September 27,1956, to deny a 

rezoning application to Adolph Sendel for property in the Diamond Head Terrace Tract. 

The Commission cited inedequate public streets, earlier public protests to such rezoning 

applications, and the potential precedent setting effect one such successful rezoning 

might have on the area.377 
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Zoning Variance Permit No. 338, approved by the City Planning Commission on 

October 11, 1956, allowed Kaiser Community Homes to construct a radio tower on the 

grounds of the Hawaiian Village Hotel. 

The City Planning Commission also on October 11, 1956, voted to deny a 

variance from Hotel and Apartment District regulations that would have allowed the 

Diamond Head Ambassador Apartments to operate a small convenience store within 

their complex. The petitioner claimed that he had thought such an operation lagal, had 

purchased equipment for the store, and then claimed hardship.378 

Zoning Variance Permit No. 332, allowing developer Henry Kaiser to develop an 

auditorium In a Hotel and Apartment District on the Hawaiian Village grounds, was 

approved and word of approval received by the City Planning Commission on November 

1,1956. 

Zoning Variance Permit No. 333, authorizing developer Henry Kaiser to erect a 

broadcast tower and operate a radio station within the Hotel and Apartment DistrIct 

located on the grounds of the Hawaiian Village Hotel, was approved by the Board of 

Supervisors and notification received by the City Planning CommIssion on November 1, 

1956.379 

On November 29, 1956, the City Attorney notified the CIty Planning Commission 

that suggested beach setbacks at WalkIkT and MAkaha were lIIagal unless the City 

condemned and paid for the land. The City had attempted to aute these setbacks In 

place of wholesale lot condemnations.380 

During 1957 the City Planning Commission undertook a series of increasingly 

'comprehensive" plans. Master planning wes expanded to new araas of O'ahu including 

Wei'anae, Waialua, Hale'lwa, Li'ie, and Punalu'u. Other studies undertaken included 

the arterials, business zoning, Industrial zoning, and creation of an Airport District. 381 
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City Planning Commission Resolution No. 818, dated January 30,1957, restored 

the boundaries of Hotel and Apartment District No. 35 between the Natatorium and the 

Diamond Head Terrace subdMslon.382 

City Planning Commission Resolution No. 819, also dated January 30,1957, 

deleted the proposed realignment of KalAkaua Avenue from the Natatorium to Poni M6'T 

Road and also the Open Beach Area as proposed along the shoreline within this 

sectlon.383 

CIty Ordinance No. 1561, approved by the Mayor on February 14,1957, 

Increased off-street parking requirements. 

• While Hotels were still required to have one stall per four units, whenever the 

number of units was not evenly dMslble by four, an additional stall would be 

required. 

• Hotels with accessory business activities on premises were required to use the 

above system or have a minimum of 40 percent of the total lot dedicated to 

perking, whichever provided the greeter number of stalls 

• Apartments and multiple family dwellings were required to have one stall per 

every four apartments or dwalling units. Where the number of units was not 

evenly dMsible by four, an eddltlonal stall would be required. 

• Business and Restricted Business Districts would require no less than 40 percent 

of the lot area reserved for parking.384 

The City Planning Commission on February 7, 1957, received a letter from the 

Spencecliff Corporation, operators of the Queen's Surf complex, requesting the 

Commission's help In providing additional parking within KapJ"olanl Park. The 

Commission recommended to the Mayor and Board of Supervisors that such parking be 

constructed In accordance with the Master Plan.386 
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The City Planning Commission decided on February 2B, 1957, to defer action on 

a request by developer Henry KaIser to build an Executive Health Center in Walk1kT. 

The Commission decided to notify the Chamber of Commerce and the Hospital 

AssocIation of the developer's request, and advise the latter that the only legal issue 

faced by the developer was the height of the proposed building.388 

Zoning Variaru:e Permit No. 349, approved by the City Planning Commission on 

March 7, 1957, granted the Grace Weill Estate permission to use 4,888 square feet of 

land on Saratoga Road for off-street parking purposes in conjunction with adjacent land 

in the Business District. 387 

City Planning Commission Resolutions B1B and B19, which redefined Hotel and 

Apartment District No. 35, realigned Kalakaua Avenue, and deleted the Open Space 

area along the beach Diamond Head of the Natatorium, beceme effective March B, 

1957.388 

City Ordinance 1561, setting off-street parking requirements. received the City 

Planning Commission's disapproval on March 14, 1957. The Commission would have 

supported the Ordinance but felt that the 40 percent lot dedication requirement for off

street parking for hotels providing accessory commercial functions neaded further 

study.389. 390 

The City Planning Commission on March 14, 1957, discussed a variance request 

from developer Hanry Kaiser to build his Executive Health Center at the comer of Kalia 

Road and Dewey Way to a height of approximately 150 feel Existing regulations based 

the allowable building height to one and a half times the width of Dewey Way (35 feet 

times one and a half equaling 52 feet). The Commission decided to defer action.391 

On March 21,1957, the City Planning Commission heard representatives of 

Emma Mossman request that the City either condemn her property or remove municipal 
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plans to acquire It. The Mossman land, located at Kallkaua and Paoakalanl Avenues, 

was located between the existing and projected KalAkaua Avenue realignment and 

slated for increased park space. The Commission recommended that the Board of 

Supervisors fund the acquisition immediately.392 

City Ordinance No. 1561, establishing off-street perking regulations, was 

unanimously approved by the Board of Supervisors on March 25, 1957. This vote 

overtumed the City Planning Commission's disapproval of the measure.393 

The City Planning Commission on March 27,1957, received a protest from the 

WaIkOO Improvement Association over required off-street parking provisions of 

Ordinance 1561. It was the Association's opinion that the City was Imposing Business 

District standards on hotels.394 

On AprIl 25, 1957, the City Planning Commission expressed Its concerns to the 

Board of Supervisors about proposed Ordinance 1573. This Ordinance deleted 

requirements for hotels with approved accessory uses to have 40 percent of their total 

lot area for parking and replaced it with one stall per four guest rooms plus one 

additional stall for any number of rooms not dMslbie by four. The Commission felt hotals 

with approved accessory uses should be held to both the 40 percent lot coverage and 

the one stall per every four guest rooms rules.393 

Zoning Variance Permit No. 356, allowing the Kaiser-Burns Development 

Corporation to erect doctors' offices and a hospital at the comer of Kalia Road and 

Dewey Way, was approved by the City Planning Commission on May 9, 1957.398 

Territorial Act 73, dated May 13,1957, gave the City Planning Commission 

authority to zone for off-street parking facilities. 'm. 398 
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The City Planning Commission on May 29,1957, held a public hearing to discuss 

proposed regulations for height, yard space, and parking requirements within different 

zoning districts. 

• Apartment Districts: Maximum building height was to be Umlted by the total floor 

area, which could not exceed 90 percent of the total lot area. Yard space varied 

from 10 to 25 feet depending upon the building height Parking requirements 

were one stall for every three units. 

• Hotel Districts: Maximum building height was limited by total floor area, which in 

tum could not exceed 180 percent of lot area. Yard space was 10 to 25 feet 

based upon building height Parking requirements ware one space per four 

rooms. Where accessory activities ware permitted, an additional 40 percent of 

the total floor area dedicated to accessory uses must be provided for parking. 

• Business District Maximum building height was limited by total floor area. Total 

floor area could not be more than 500 percent of total lot area. Yard space was 

governed by the city building code and based upon occupancy and construction 

type. Parking requirements ware of two types. Where the building did not 

exceed 200 percent of the lot area, then 40 percent of the lot was required to be 

dedicated to parking. Where the total building area was greater than 200 percent 

of the lot area, an area equal to an additional 20 percent of the lot would be 

required for parking purposes. 

Public testimony Included requests for additional time for study, concems of small 

property owners as to the Impacts of such regulations, and the question whether the City 

was considering separating hotel from apartment zoning. The Commission deferred 

action on the proposals. 
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City Planning Commission Resolution No. 857, dated May 29, 1957, required 

that hotels and apartment hotels provide one off-street parking stall per four rooms, and 

where the number of rooms was not dMslble by four, an additional parking staU was 

required. Where such enterprises also provided accessory business activities to their 

guests, there was an additional requirement of 40 percent of the total floor area 

dedicated to accessory uses be designated for parking. 

The City Planning Commission staff also on May 29, 1957, presented the 

Commission with a land use study for the area bounded by the Ala Wal Canal, Kalllkaua 

Avenue, Ala Moana Boulevard, Kalla Road, Deway Way, and the ocean. Seventy acres 

of land were Involved, of which 7.2 acres were zoned Business and 62.6 acres as Hotel

Apartment Eighteen acres were vacant. Lot sizes, excluding the Henry Kalser 

holdings, ranged from 5,000 to 10,000 square feet In slze.389 

Zoning Variance Permit No. 356, permitting developer Henry Kaiser to build a 

medical complex In the Hotel and Apartment District, was approved and word of 

approval received by the City Planning Commission on June 6, 1957.400 

The City Planning Commission was notified on June 13, 1957, that Ad 260 of the 

Territorial Legislature had been signed by Governor Samuel King, making the Territorial 

Land Commissioner an ex-oflicio member of the City Planning Commlsslon.401 

City Planning Commission Resolution No. 845, reducing the proposed widening 

of Kalalmoku Street to 70 feet, was approved by the Board of Supervisors on June 18, 

1957.402 

On June 25, 1957, the City Planning Commission discussed financing the 

KalAkaua Avenue Realignment It was felt that it would be difficult to get the immediate 

property owners to cooperate in an Improvement district. Other options Included use of 

real property or fuel taxes. Needed upcoming school construction projeds limited the 
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City's ability to borrow funds. While the Legislature had authorized $1.5 million bond 

fund issue (Act 289 of the 1957 legislature) that the City and County Attorney said could 

be used to acquire property mauka or makal of KalAkaua Avenue, the Commission was 

afraid to commit such funds to the KalAkaua Avenue project If no further money was 

forthcoming from the Legislature to purchase beach lands. The Commissioners decided 

to meet with the Board of Supervisors to develop a financial scheme.403 

The City Planning Commission held a public hearing on July ii, 1957, over 

another request to rezone Residential Class A housing within the Diamond Head 

Terrace Tract to Hotel and Apartment. Specifically involved was the area makal of 

KalAkaua Avenue from Pon! M61 Road to Coconut Avenue. The City Planning 

Commission recommended that any rezoning be accompanied by the establishment of 

buDding setbacks on Kalllkaua, Coconut, and Kiele Avenues because of insufficient road 

width. While there was testimony for and against the rezoning, the building setback 

cerne as a surprise to moat participants and was very unpopular. The CommissIon 

voted to postpone action. 

The Board of Supervisors the same day notified the City Planning Commission 

that it was raturning Commission Resolution No. 857 ralating to off-street parking 

requirements. The Board Instead replaced It with Ordinance No. 1573.404 

The City Planning Commission on July 18,1957, tried to gauge support for 

financing the KalAkaua Avenue realignment project through the Improvement district 

statutas. The Commission mailed letters, maps, and ratum postcards to property 

owners and lessees within the area bounded by SeasIde Avenue, Ala Wai Boulevard, 

KapahuluAvenue, and the ocean. Results received by August 1,1957, showed that 

only 9 percent of those sent letters were In favor of the proposal, 34 percent against it, 

while 54 percent of landowners and lessees did not respond at all. Comments received 
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revealed that landowners and lessees were often mlsinfonned as to the purpose of the 

project, some wanted the City to pay more or au of the project costs, and others 

suggested shrinking or widening the assessment area. The Commission noted that the 

Matson Navigation Company, which had major investments In WaikJkT area hotels, voted 

in favor of the proposal, while the Bishop Estate voted against it. The Commission staff 

felt the poD results were inconclusive. The Commission then voted to hold a public 

hearing on the improvement district finance proposal.4ll5 

The City Planning Commission also continued a discussion on rezoning of 

portions of the Diamond Head Terrace Tract to Hotel and Apartment on August 1,1957. 

A potential developer had suggested that streets within the subdivision be mede one 

weyand pavements Increased from 24 to 28 feet in width. Complaints were received on 

this proposal from existing residents. The Commission then decided to deny both the 

zoning change and street widening plans. The area wes then declared feasible for hotel 

and apartment use, but developers would be required to provide plans with adequate 

setbad<s, lot sizes, and off-street parking. 

On August 1, 1957, the City Planning Commission voted to deny a variance 

pennit request for the Park Surf Hotel on Kapahulu Avenue. The Hotel, built before 

parking requirements were In place, wished to operate a taxi stand from the only two 

parking stalls on Its lot The Commission reasoned that present law, which required four 

parking staBs for the hotel, should not be usurped by diminishing the number of stalls 

available for off-street hotel parklng.408 

The City Building Department on August 15, 1957, notified the City Planning 

Commission that developer Henry Kaiser had been Issued pennlts for a 15 story hotel 

containing 679 guest rooms; a 2, 150 seat assembly room; and 35,492 square feet of 
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shops and dining areas. Total parking required was 432 spaces, while the property 

already held 476.407 

Zoning Variance Permit No. 363, approved by the City Planning Commission on 

August 22.1957, allowed the Kaiser Foundation to construct a hospital and medical 

office building on Ala Moana Boulevard.408 

The Board of Supervisors on August 29, 1957, voted their disfavor over the 

boundaries of the proposed Kalilkaua Avenue realignment plan improvement district, 

indicating that landowners along Ala Wai Boulevard should not be included.-

During September of 1957, the staff of the City Planning Commission examined 

options for reducing the scope of the Kalilkaua Avenue Realignment project in order to 

reduce costs and make the project more financially pelatable. The original plan 

endorsed by the Chamber of Commerce would have required acquisition of 3.04 acres 

for roads and 2.88 acres for parks at a cost of $5,156,000. The Commission staff 

developed a new plan to acquire 2.48 acres for roads and 0.82 acres for park space at a 

cost of $3,526,000. The latter plan would provide an average incraase in park depth of 

150 feet from the then existing Kilhi6 Beach Park and save $1,580,000.410 

The City Planning Commission on September 5, 1957, was notified by developer 

Ruddy Tongg that he was willing to increase the number of off-street parking staUs within 

his proposed high-rise apartment building to be located near the intersection of Kalilkaua 

and Coconut Avenues in the Diamond Head Terrace Tract. The new plan created 

parking in excess of legal requirements by providing one parking stall per unit. The 

Commission voted to hold a public hearing on the matter.411 

The City Planning Commission on September 26, 1957, received notification that 

landowner Robert McEldowney had requested that the City delete his 5,000 square foot 

lot on the makai side of Lemon Road from the Kalilkaua Avenue raalignment project 
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plan. McEldowney had requested a building pennit for a 24 unit apartment building for 

the site. The Commission responded by requesting that the Board of SupervIsors 

acquire the property. 

Zoning Variance Pennit No. 363, allowing the Kaiser Foundation to erect doctors' 

offices and a hospital on the makei side of Ala Moana Boulevard, was approved by the 

Board of Supervisors and that approval was recorded by the City Planning Commission 

on September 26, 1957.412 

The CIty Planning Commission on October 3,1957, held a public hearing on 

another request to change the zoning of lots within the Diamond Head Terrace Tract 

from Class A Residential to Hotel and Apartment. 

Representatives of 82 of the approximately 132 landowners In the araa objected 

to the razonlng, citing concems over "spot zoning", destruction of the residential 

character of the neighborhood, noise and traffic, Inadequate perking, small lot sizes, 

imposition of building set-backs, commercial activities, and post approval substitution of 

plans by the developer. The anti-clevelopment speakers noted that DIamond Head 

Terrace was the only residential area left in WaIk1kT, and asked that development occur 

elsewhere. 

Pro-develnpment speakers rejected the preceding presentation, stating that 

legally only those landowners within a 750 foot radius of the development site had to be 

considered. They then cited the growth of the tourist industry and Its Importance to the 

economy; the market demand for beachfront property, the existence of apertments and 

hotels 'Ewa of the subdMsion, and the developer's willingness to Increase the number of 

parking stalls. 

After hearing testimony, the Commission reiterated Its position that the area was 

a natural site for apartment construction. However, the Commission voted to require 
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covenants restricting building heights, setting parking use for apartments only, and 

prohibiting accessory commercial activities. It was also suggested that, because of the 

many small lots involved, that minimum lot size be established before consideration 

would be taken for any further rezonlng.413 

On October 31, 1957, the City Planning Commission met with representatives of 

Kaiser Community Homes and the Consolidated Amusement Company. Consolidated 

Amusement was unhappy with an announcement that the Kaiser Dome was to show the 

movie Around the World In 80 Days. Consolidated Amusement questioned the legality 

of this activity, which it viewed as a competitive business operated under Zoning 

Variance Permit No. 332 within a Hotel and Apartment District. The Commission's 

response was that, while it had expected the Dome to be used as en auditorium, it had 

perceived that such use would be in relation to hotel activities. The City Attorney ruled 

that the Dome could show motion pictures but not as a primary use. The Commission 

decided to monitor the situation and examine whether the wording of the variance permit 

should be changed.414 

In November of 1957, the federal Home and Rnance Agency approved a request 

for an Urban Planning Grant for Honolulu. The City was given up to $118,000 in 

matching grants to cover planning costs for both urban and urbanizing areas. The pJans 

were to be completed in two years. This grant accelerated growth and Integration of 

island-wide plannlng.415 

City Planning Commission Resolution No. 902, creating Hotel and Apartment 

District No. 85 along the Koko Head side of Coconut Avenue near the end of Kalilkaua 

Avenue In the Diamond Head Terrace subdivision, was approved by the Commission 

after discussing the matter on November 14, 1957. The City Attorney, the City Planning 

Commission, and a representative for daveloper Ruddy Tongg had met to examine 
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proposed restrictive covenants for the Diamond Head Terrece Tract. The Commission 

had desired property use restrictions be adopted before granting a change in zoning 

from Class A Residential to Hotel and Apartment. Developer Tongg agreed to limit his 

project to seven stories; have no commercial acllvltles of any kind on the premises; 

construct one parking space per unit; and provide a building setback for future street 

widening. Tha City Attorney stated that the Commission was not authorized to make the 

City party to such an agreement and a zoning change could not be granted on the basis 

of stipulations. He observed that the Tongg agreements were encumbrances binding on 

subsequent owners; and that adjacent proparty owners became third party beneficiaries 

to the agreement with the right to enforce the covenents. Developer Tongg then agreed 

to Increase the third party beneficiaries to a 750 foot radius of his property line in order to 

encourage passage of the Resolution. On the basis of these actions the Commission 

approved the Resolutlon.418 

Tha Board of Supervisors on November 26, 1957, passed on first reading a biD of 

its own initiative to increase business zoning In WalklkT. Tha Board included two areas. 

The first area was bounded by the 'Ewa side of the Ala Wal Canal, Ala Moane 

Bouleverd, Kalia Road, Dewey Way, and the ocean. The second area covered the 

mauka side of Ala Moane Bouleverd from the Ala Wal canal to 'Ena Road, and the 'Ewa 

side of 'Ena Road from Ala Moana Bouleverd to Hobron Lane. The Board reasoned that 

additional business acIIvItIes were necessary to support increasing tourist acllvltles and 

the general growth in population. Tha Commission ~ponded with information it had on 

hand as to building ages, types of construction, etc. Tha Commission questioned 

whether the Board's argument of promoting business to foster nearby hotel development 

was vaHd, and suggested a land use study. Dua to staff shortages, the Commission 

recommended that the study be conducted by an outside consultant. 417 
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On November 27,1957, the City Planning Commission was notified of a possible 

exchange of beach lands between the City and the steiner Estate suggested by 

developer Ruddy Tongg. The Steiner Estate and Tongg wished to acquire the land 

already condemned by the City next to the Surfrlder Hotel In place of their own property 

immediately Diamond Head. This would consolidate both the City's beach holdings and 

nearby hotels, but would frustrate the City's effort to acquire the stelner/Tongg parcel. 

The Commission was afraid that agreeing to this land exchange would alienate support 

from the Matson Navigation Company for the Kalikaua Avenue realignment project. 

The Commission voted to express their concerns to the Board of Supervlsors.418 

On December 2, 1957, the City Planning Commission was presented with a letter 

from David Watumull, local businessman, who had conducted a poll at his own expense 

to determine landowner opinion on the Kallkaua Realignment plan. He found support 

from 49 percent of affected property owners for creation of an Improvement district to 

finance the project. He reminded the Commission that legally 55 percent of area 

landowners ware needed to reject an improvement district. Watumull also found that 

poll respondents felt that acceptance of a land exchange between the City and the 

Steiner Estate and Tongg interests would be viewed as eliminating makal open space 

and remove critical support for the improvement district. 

Also on December 2, 1957, the City Planning Commission received a request for 

information from the Board of Supervisors over revising the required ration of parking 

stalls per apartments. The Board asked if the number should be changed from the then 

existing ratio of one staB for four apartments. The Commission noted studies in 1956 

had recommended a ratio of one stall per two units and again submitted the same 

recommendation back to the Board.419 
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city Ordinance 1617, dated December 26, 1957, granted Business Zoning to 

several sections of land near Ala Moana Boulevard. These Included properties lying: 

• between Ala Moana Boulevard and the ocean from the Ala Wal Canal to Kalla 

Road; 

• from the intersection of Ala Moans Boulevard and Kalla Road along Kalla Road 

to Dewey Way to the ocean; 

• along the mauka side of Ala Moana Boulevard from the Ala Wal canal to Kalla 

Road; and 

• along the 'Ewa side of 'Ens Road to Hobron Lane.42O 

During 1956 the City Planning Commission continued to use federal grants for 

reevaluation of existing rural plans; neighborhood analysis studies; development of 

future land use plans; preparation of drainage and flood control plana; and review of 

proposed locations for sewage plants, schools, parks, and civic centers; and 

examination of the Island-wide transportation system.421 

City Planning Commission Resolution No. 902, creating Hotel and Apartment 

District No. 85, was approved by the Board of Supervisors and word was received by the 

City Planning Commission on January 2, 1956. The property was located adjacent to 

the Intersection of Kalllkaua and Coconut Avenues In the Diamond Head Terrace Tract. 

Also on January 2, 1958, the Board of Supervisors notified the City Planning 

Commission that It had authorized Issuance of a building permit to the Walker-Moody 

Construction Company for an overhang within the 10 foot building setback along Kalla 

Road. A lack of available funds to condemn the property was cited as the reeson for 

allowing the permlt.422 

The City Planning Commission on January 9, 1958, held a public hearing on 

proposals to creele separate classifications of apartment zonas. The Commission felt 
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that separate standards for apartments and hotels should be developed, and that 

different subclassifications for apartments would also provide more flexibUIty in planning 

for the city. The proposed Apartment DIstrict A zoning would permit duplex dwellings on 

lots of a minimum of 5,000 square feet; proposed Apartment DIstrict B zoning would 

allow for unit apartment buildings on lots of a minimum of 6,000 square feet; and 

proposed Apartment District C zoning would require a minimum lot of 7,500 square feel 

Criticism of the Commission plan came mostly from those fearing spot zoning. The 

Commission responded that a comprehensive zoning plan for the city was already in 

effect and that the proposals would not Immediately change the zoning of existing hotel

apartment areas. The Commission feit that the proposals simply established minimum 

standards for such zoning ciassifications.423 

Ordinance No. 1617, initiated and passed by the Board of Supervisors to create 

new business zoning in the Ala Moana-Hobron-Kalia area, was the subject of a City 

Planning Commission public hearing held on January 30, 1958. By law the Commission 

was required to hold such a hearing and act on the Ordinance by midnight January 30th• 

Public testimony Included complaints over existing limits to business uses in hotel zones 

and the expectation that upzoning to Business would create more employment. The 

Commission was willing to rezone property makal of Ala Moana Boulevard to business, 

but felt further study was necessary for lots located mauka. On this basis the 

Commission felt it necessary to disapprove the Ordinance and request a meeting with 

the Board to explain its position.424 

The City Planning Commission again discussed the Kalllkaua Avenue 

Realignment project on March 13, 1958. The Commission, for example, was faced with 

a request to authorize a permit for a 12 story apartment and business building at 

Kalllkaua and Ke'a!ohilanl Avenues within the project area. Condemnation financing 
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continued to be such a major problem that the Board of Supervisors was considering 

deleting the entire project. Meanwhile the Chamber of Commerce hoped to save it in 

some form by endorsing the September 1957 Commission ataff proposal scaling the 

project back to save $1,580,000. The Commission then recommended the modified 

ataff/Chamber of Commerce endorsed plan to the Board.425
•

428 

City Planning Resolution No. 937, dated March 13,1958, created an Apertment 

District C to permit apartment buildings on lots having a minimum area of 6,500 square 

feet and height restriction of 36 feet or three stories. The Resolution was then sant to 

the Board of Supervisors for review. 4Z1 

A public hearing conducted by the City Planning Commission on March 20, 1958, 

covered a proposed change In zoning from Hotel and Apartment to Business along Ala 

Wal Boulevard between Kallkaua Avenue and Upe'ape'e street The area held a radio 

station operating under Variance Permit No. 37 since 1946. No protests were filed. The 

Commission favored a change to Business for the area between the Ala Wai Canal, 

Kalakaua Avenue, 'Ena Road, Hobron Lane, and Upe'epe'e Street and recommended 

approval.428 

On April 3, 1958, the Board of Supervisors communicated to the City Planning 

Commission that it favored deletion of the existing Kalakaua Avenue Rellgnment project 

and recommended that the Commission draft a replacement based on the Commission 

ataff proposal endorsed by the Chamber of Commerce. The Commission authorized a 

public hearing to discuss thesa changes. 

Also on April 3, 1958, the City BuIlding Department notified the City Planning 

Commission that it had Issued a buDding permit to Trade Wmds Development Company 

for property within the area designated for acqUisition through the Kalakaua Avenue 

Realignment project.428 
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City Planning Commission Resolution No. 1028, changing a portion of Class A 

Residential District No. 11 to Hotel and Apartment District No. 112, became effective 

April 3, 1959. The property consisted of Diamond Head Terrace Tract Lot 73 located at 

3003 Kallikaua Avenue.430 

City Planning Commission Resolution No. 937, creating Apartment District C 

classification, was approved by the Board of Supervisors and notification received by the 

Commission on April 3, 1958.431 

CIty Ordinance No. 1637, dated April 11, 1958, changed off-street parking 

requiraments for apartment and multiple family dwellings to one stall per every two units. 

Whera the number of apartments or dwelling units was not evenly dMslble by two, then 

one additional stall must be added to the pravious parking stall count The law was to be 

effective June 30, 1958.432 

On April 17, 1958, a public hearing was again held by the City Planning 

Commission to discuss the Kallikaua Avenue RealIgnment project, specifically the 

Commission staff recommended modification developed during September 1957 for cost 

cutting purposes. The bulk of testimony was stili against the proposal based upon the 

forced condemnation of property, loss of Investment by UlI'uokalani Trust lessees, and 

questions whether the City coUld fund even the reduced project. The Commission 

deferred action.433 

City Planning Commission Resolution No. 947, adopted April 17, 1958, created 

Business District No. 242 on the Diamond Head side of Ala Wal Boulevard between 

Kallikaua Avenue and LTpe'epe'e Street This Planning Commission Resolution became 

effective May 23,1958.434 

On April 24, 1958, the CIty Planning Commission again discussed the KalIikaua 

Avenue Realignment project and the Commission staff recommended modifications from 
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September 1957. Although the Commission stili favored the original Realignment plan, it 

accepted the staff recommendation to place Kallkaua approximately midway between 

the Bennatt-Maler path and the existing Kallkaua Avenue right of way. The Board of 

Public Parks and Recreation also endorsed the modified plan suggested by the 

Commission staff.436 

CIty Planning Commission Resolution No. 950, dated May 1, 1958, amanded the 

Master Plan to encompass the planned realignment of Kallkaua Avenue and establish 

KaJikaua as a roadway 100 feet in width.438 

Ordinance 1637, increasing parking requirements in Apartment areas to one stall 

per two units, was the subject of a public hearing conducted by the City Planning 

Commission on May 1, 1958. The Commission stated that the purpose of the Ordinance 

was to reduce overnight and daytime parking problems on city streets by requiring 

private provision for parking. A study by the Commission staff recorded that 82 percent 

of projects four units or larger were already providing one or more stalls for every two 

units. Testimony covered changes in rulss of development, postponement of the 

effective date of the Ordinance, and difficulties faced by owners of small lots. The 

Commission deferred actlon.437 

City Ordinance No. 1637, which increased off-street parking requirements in 

Apartment areas, was approved by the City Planning Commission on May 8, 1958. The 

Commission then recommended that the effective date be postponed ona year. The 

Commission took this action because it felt that while the standards needed to be 

strengthened, immediate imposition of rules would be a hardship on recent purchasers 

of property who had planned to develop under the old rules and small property owners 

limited in their development options.438 
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On May 13, 1958, the City and County of Honolulu and O'ahu Planning 

Associates signed a contract for several studies. 

• An Economic Base Study was to analyze the economy of O'shu, making 

projections and recommendations for future development. 

• A Land Use Study was to provide detailed analysis of present uses and make 

recommendations for zoning to create highest and best use of land. 

• A new Zoning Ordinance was to be developed after examination of existing laws, 

providing new standards. 

• Transportation recommendations were to be made for both the highway and 

street system. 

Based upon these four studies a series of development plans would be produced. 

• A Civic Center Plan for public buildings, including regional government 

complexes; 

• A General Plan to include the information needed for a comprehensive Master 

Plan; and 

• A long range capital improvement program.G • 440 

City Planning Commission Resolution No. 947, creating Business DistrIct No. 

242 on the Diamond Head side of Ala Waf Boulevard between Kallkaua Avenue and 

Upe'epe'e Street, was approved by the Board of Supervisors and notification received 

by the Commission on May 15, 1958.441 

City Ordinances 1646 and 1647, passed by the Board of Supervisors on June 2, 

1958, gave the Board the authority to grant zoning verlances.442 

City Planning Commission Resolution No. 950, modifying the alignment of 

Kalllkaua Avenue and established Kalllkaua as a roadway 100 feet in width, became 

effective June 6, 1958.443 
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City Ordinance 1651, dated June 10,1958, delayed the imposition of off-street 

parking requirements mandated by Ordinance No. 1637 to June 30, 1959.444 

Board of Supervisors Resolution No. 387, reducing the width of the planned 

University Avenue extension from 90 to SO feat between the Makai and Mauka Arterial, 

was the subject of a public hearing held by the City Planning Commission on June 19, 

1958. The Territorial Highway Department had recommended a minimum SO foot width 

while the Commission was on record as favoring retention of the 90 foot width. While no 

protests were filed over the Board recommendation, the Commission voted to retain its 

endorsement for a 90 foot right of way.445 

Ordinance No. 1651, postponing the effective date of the off-street parking 

requirements of Ordinance No. 1637 from June 30, 1958 to June 30, 1959, was the 

subject of a public hearing held by the City Planning Commission on July 10, 1958. As 

no public protests ware made, the Commission voted to approve the Ordinance.448 

The City Planning Commission refused an off-street parking variance for Chong 

Hing Tenn at 455 Nohonani Street on August 21, 1958. Tenn had been eddlng units to 

an apartment complex he owned without providing additional parking as required by City 

Ordinance 1468.447 

Board of Supervisors Resolution No. 608, adopted on August 26, 1958, deleted 

the modified Kalilkaua Avenue Realignment from the Master Plan.448 

On September 18,1958, the City Planning Commission held a public hearing on 

the Board of Supervisor's Resolution No. 608, rescinding City Planning Commission 

Resolution No. 950. The Board action had abolished the modified KaIilkaua Avenue 

Realignment and returned the street right of way to its original location. Landowners on 

the mauka side of Kalilkaua Avenue, lessees of the UU'uokalani Estate, and the Roman 

CathoHc Church (owner of Sl Augustine Church on 'Ohua Avenue) all supported the 

382 



position. The Chamber of Commerce, cognizant of financial Umitations faced by the 

Realignment, made a substitute suggestion to create more park space makai of 

Kalllkaua Avenue by construction of sand collecting groins. The Commission felt this 

was not an adequate substitute and recorded its support for the Realignment project. 449 

The City Planning Commission on September 23, 1958, formally disapproved of 

Board of Supervisors Resolution No. 608, deleting the modified reaUgnment of KaJllkaua 

Avenue from KOhlO Beach to the Natatorium. The Board immediately reapproved their 

Resolution on September 23, 1958, making it effective the same date.450 

The City Planning Commission on October 3D, 1958, held a public hearing over a 

request by Robert Hendry to build a high risa apartment building at 3015 Kalllkaua 

Avenue in the Diamond Head Terrace Tract. The proposed structure would be 13 

stories tall, with a first floor and basement dedicated to parking, and 30 stalls for 24 

apartment units. The developer volunteered to not operate any accessory business on

site enterprises, provide a six foot satback for future street widening, and establish a 

minimum 40 foot building setback. However Hendry did not wish to be bound by the 

limit sat by the Ruddy Tongg project of seven stories, preferring the 13 story plan. LocaJ 

residents wera split in their willingness to accept the Hendry project. The Commission 

decided to defer voting to talk with representatives of the Diamond Head Community 

Association.461 

City Planning Commission Resolution No. 1004, establishing Apartmant District 

B category to allow construction of apartment buildings on lots of 6,000 square faat or 

mora, was passed by the Commission on November 6, 1958.462 

The City Planning Commission on December 4, 1958, again discussed the 

rezoning to Hotel and Apartment for the Handry property makai of KaJllkaua Avenue in 

the Diamond Head Terrace Tract. The Commission told representatives of the Diamond 
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Head Terrace Community Association that although the area was viewed as desirable 

for rezoning, existing utilities, narrowness of streets, and &maillot sizes were 

impediments to such change. The Association did favor development criteria such as 

one stall per unit, no commercialization, and a one-way traffic pattern, but feH that the 

seven story height limit that previous developer Ruddy Tongg had agreed to should 

apply to all such projects or be abandoned. The Commission then heard that Hendry 

had added to his list of commitments by agreeing In advance to participate in any street 

widening and utilities improvements. On this basis the Commission voted with favor on 

the Hendry development 

City Planning Commission Resolution No. 1004, creating the Apartment District B 

classification, was approved by the Board of Supervisors and notification of approval 

sent to the Commission on December 4, 1958.-

On December 12, 1958, the City Planning Commission hald a pubUc hearing on 

a request to change from Hotel and Apartment to Business for the rear portion of 

property located at 2169 Kallikaua Avenue between Beach Walk and Lewers. No 

objections being meda by the public, the Commission voted in favor of this extension to 

the existing Business District. 454 

During 1959 the City Planning Commission continued development of 

comprehensive plans for the entire island of O'shu. The Commission considered this 

very important because general economic prosperity was forecast, statehood was 

expected to increase investment and development in the Islands, and tourism was 

especially feH to be promising and requiring expansion of facilities. Population increases 

were already averaging 10,000 persons per year. A detailed land use study of Walk11<i 

was initiated as part of this planning process. 
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City Planning Resolution No. 989, permitting conditional uses relating to zoning, 

was adopted by the City Planning Commission on January 22, 1959.451 

On January 29,1959, the City Planning Commission held a public hearing on 

proposed Resolution 1017, establishing Off-street Automobile Parking District(s) in order 

to allow businesses without adequate off-street perking facilities to use adjoining lots in 

residential or hotel zones for parking. No protests were received from the public.451 

City Planning Commission Resolution No. 1014, dated February 5,1959, 

amended the Mester Plan on the makal side of KalAkaua Avenue between Poni MOT 

Road and Coconut Avenue. Portions of the Hendry property were changed from Class 

A Residential District No. 11 to Hotel and APartment District No. 111.457 

City Planning Commission Resolution No. 1021, another Resolution dated 

February 5, 1959, changed a portion of Hotel and APartment District A to Business 

District No. 255. This area was part of the original Beach Walk Tract, between Beach 

Walk and Lewers Street, makei of Kallkaua Avenue.458 

On February 12,1959, the City Planning Commission held a public hearing on a 

request to rezone land within the Diamond Head Terrace Tract to Hotel and Apartment. 

OWned by Jack Leong and located at 3003 Kallkaua Avenue, the 16,957 square foot lot 

would contain a 10 story building. The landowner agreed to a third party beneficiary 

contract including covenants providing one stall per unit; a six foot road widening 

setback; prohibition of any commercial activity; and an agreement to participate In any 

streat widening or utility Improvement district. No public protests were received and the 

Commission voted then to recommend the plan.489 City Planning Commission 

Resolution No. 1028, dated February 26,1959, amended the Mester Plan by changing 

this portion of Class A Residential District No. 11 to Hotel and APartment District No. 

112.4SU 
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City Planning Commission Resolution No. 989, allowing conditional uses relating 

to zoning, became effecIive February 27,1959.461 

City Planning Commission Resolution No. 1017, dated March 5,1959, created 

the Off-street Automobile Parking District in lieu of granting varianees. These areas 

were designated solely for off-street parking. The final Resolution included impact 

mitigating design criteria for parking lot openings, lighting, fencing, etc.462 

City Planning Commission Resolution No. 1014, amending the Master Plan from 

Residential to Hotel and Apartment for the Hendry property on the makai side of 

KaIAkaua Avenue between Poni M67 Road and Coconut Avenue, became effecIive 

March 13, 1959.463 

City Planning Commission Resolution No. 1021, changing a portion of Hotel and 

Apartment District A to Business District No. 255, became effective March 16, 1959.

City Planning Commission Resolution No. 1017, creating the Off-Street 

Automobile Parking District, became effective April 10, 1959.465 

City Planning Commission Resolution No. 1028, amending the Master Plan by 

changing the Leong property located on the makai side of KalAkaua Avenue between 

Poni M57 Road and Coconut Avenue from Class A Residential District No. 11 to Hotel 

and Apartment District No. 112, became effective April 3, 1959.468 

The City Planning Commission held a public hearing on April 16, 1959, to receive 

testimony on an application by KalAkaua Land Development, Inc., to change the zoning 

of a parcel at 3065 KalAkaua Avenue from Class A Residential to Hotel and Apartment 

zoning. The applicant had agreed to a third party beneficiary contract as had previous 

successful applicants within the Diamond Head Terraca Tract. While the Commission 

voted to favor this change, it also agreed to not consider other changes in the area 

makai of Kalilkaua Avenue without consolidation of existing smalilots.467 
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On April 23, 1959, the City Attorney gave an opinion In regard to enforcement of 

new off-street parking requirements under Ordinance 1651. RUng of a building permit 

application before the June 30, 1959 deadline was not sufficient to avoid adherence to 

the new rules. Only actual construction or sufficient material expenses incurred before 

that date would suffice. Since no strict criteria for such expenses or amount of 

construction existed, each case would have to be judged on its Individual merits.488 

City Planning Commission Resolution No. 1040, adopted April 30, 1959, 

amended the Master Plan by changing another portion of Class A Residential District 

No. 11 to Hotel and Apartment District No. 113. This property was located at 3065 

Kallkaua Avenue within the Diamond Head Terrace Tract. 488 

Also on April 30th the City Planning Commission engaged in discussions with 

representatives of the Young Women's ChrisHan Association (ywCA) and Roy Kelley, 

owner of property immediately Diamond Head of the YWCA property. The YWCA was 

proposing construction of a fourteen story building on their narrow lot that would be in 

close proximity to Kelley's complex. Kelley objected to the YWCA proposal so much that 

he had offered to construct a new two story building at his own expense for the group if 

the YWCA would end plans for its high-rise. Rebuffed, Kelley then hired lawyers in an 

attempt to find violations of the building code in the YWCA plans in order to block the 

project. Issues such as perking requirements, setbacks from the street, lot coverege, 

and defacto subdMslon, were brought up and in tum dismissed by the City Attomey, the 

Building Department, and the Commission. After diSCUSSion, the Commission 

determined that the YWCA project had met all legal requirements and so voted to issue 

a building permit. 470. 471 

In May of 1959 the City Planning Commission released the first study jointly 

financed by federal planning grants and the City. EntItled Economic Base Study, O'shu, 
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Hawai'i, the purpose of this report was to assemble and analyze data necessary for the 

development of a new Master Plan for the regional areas of O'shu. Produced by O'shu 

Planning Associates, a consortium of the firms of Community Planning Inc.; Belt, Collins, 

and Associates, and Charles Bennett and Associates for the City Planning Commission, 

the study reached a number of conclusions and recommendations. 

• The Hawaiian economy had historlcaUy rested upon federal spending, 

agriculture, and tourism, and would continue to do so in the future. Tourism 

offered the most potential for future economic growth and most of the growth 

would occur on O'ahu. 

• O'shu's population was expected to reach 750,000 by 1980. 

• Recommendations included creation of new tourist developments around the 

Island outside of Walki"ki". 472 

City Ordinance No. 1704, dated May 25, 1959, adopted the 1958 Uniform 

Building Code for Honolulu.473 

City Ordinance No. 1703, dated May 20, 1959, was proposed to alter the 

effective date of new off-street parking requirements of Ordinance 1651. Under 

Ordinance No. 1703, developers were required to obtain a building permit on or before 

June 30, 1959 and commence construction within 90 days In order to be governed by 

the older, more lenient parking reqUirements. Any building permit for apartment and 

multi-family units Issued after June 30, 1959 would be subject to the new rules of one 

parking stall per two units in apartment and multi-clwelllng complexes.474 The Ordinance 

was the topic of discussion at a public hearing held by the City Planning Commission on 

June 4, 1959. After public testimony the Commission voted to approve It. 

Also on June 4'" the City Planning Commission responded to a Sheraton Hawai~ 

Corporation Inquiry of the Commission's zoning intentions for both sides of Lewers 
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Street between existing business zoned areas and Helumoa Road. In response, the 

Commission noted existing accessory actlvitles within area hotels and business zoning 

at Lewers Street and Kallikaua Avenue. The Commission then voted favorably on 

additional business zoning for the area.478 

City Planning Commission Resolution No. 1040, amending the Master Plan by 

changing a portion of Class A Residential District No. 11 in the Diamond Head Terrace 

Tract to Hotel and Apartment District No. 113, became effective June 5, 1959. The 

property wes located at the end of Kallikaua Avenue near Coconut Avenue.478 

City Planning Commission Resolution No. 1067, voted June 18,1959, again 

amended the Master Plan by changing a portion of Class A Residential District No. 11 in 

the Diamond Head Terrace Tract to Hotel and Apartment District No. 117. Located at 

3019 KaIAkaua Avenue, the property was owned by Adolph Sendel. Sendel had initially 

requested the rezoning in 1956.477 

On June 30. 1959. the Board of Supervisors suggested to the City Planning 

Commission that any rezoning application for property makai of Kallikaua Avenue from 

the Natatorium to Coconut Avenue be required to include initiating an improvement 

district for street widening, street Improvements, and utility upgrades.478 

The new City Charter, effective July 1, 1959, made major changes within the City 

planning system. 

• The City Planning Commission was changed from an administrative entity to an 

advisory body to the City Council. 

• The official designation of the ·CIty Planning Commission" wes changed to the 

·Plannlng Departmenf. 

• The Department wes organized Into a Planning Director, Planning Commission, a 

Zoning Board of Appeals, and support steff. 
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• The Planning Commission was composed of seven members, including the 

municipal Managing DIrector and Budget Director as ex-oflicio members. The 

remaining members ware appointed by the Mayor with Council approval, serving 

staggered five year terms. 

• The Zoning Board of Appeals consisted of three members appointed by the 

Mayor with Council approval, serving three year terms. 

• The Planning Director was appointed by the Mayor with Council approval.479 

The Planning Department received a request for comments from the City Council 

on July 7,1959, pertaining to a project proposed by developer James Shinn. The 

property in question was to be bounded by Kallkaua, Uli'uokalani, Koa. and Ke'alohilani 

Avenues, was 23 stories in height. and violated the existing building code for 30 degree 

angle effects on two sides. The Building Department Superintendent had recommended 

a modification of building height regulations to accommodate the project. The 

Commission agreed with Its staff that the project, as designed, negatively impacted 

surrounding access to light and air and potentially created a "canyon" effect. The 

Commission then voted to disapprove the Shinn project as proposed.480 

Planning Commission Resolution No. 1087, amending the Master Plan by 

changing a third portion of Class A Residential DIstrict No. 11 owned by Adolph Sendel 

to Hotel and Apartment District No. 117, became effective July 24, 1959.481 

The Planning Commission on October 22,1959, discussed the possibility of 

obtaining federal funds for the study of Waik11<r as had been done for a study of the 

Central Business District in downtown Honolulu. The Commission asked Its staff to 

contact the appropriate federal agencies.482 

The Honolulu Redevelopment Agency contacted the Planning Commission on 

November 11, 1959, asking for support in placing lots on the 'Ewa side of Kapahulu 
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Avenue as part of the Kapahulu Rehabilitation Project. The Commission voted to 

provide such support 483 

On December 17, 1959, the Planning Department was given preUminary 

information on the upcoming Comprehensive Zoning Ordinance. Discussions were 

reported between the Commission staff, the Corporation Counsel's Office, and privete 

consultants hired as part of the federal Urban Planning Grant contract. One of the 

important changes mentioned was the separation of hotel from apartment zonlng.484 

6.3 ANALYSIS OF LAND USE 

6.3.1 THE CHALLENGE: SUSTAINABLE LAND USE 

By the tum of the 20th century In Hawal'i, land hed come to be viewed as a 

resource to be exploited. Waiklki's recreational resources and improved transportation 

from town quickly encouraged urbanization. Both the Territorial and municipal 

governments tried to direct the first stage of development by wor1<ing with privete 

developers to create the Infrastructure to support a single family residential area. The 

commercial success of Waik1kT buSinesses, the desire by government to create jobs, 

property tax laws, and the continued market demand for WalkTki residences encouraged 

further generations of development on the same sites. The result was increasing density 

that began to overburden the transportation system and other infrastructure while also 

threatening to destroy the very character elements that mede the area Initially attractive. 

Municipal planners began to ask questions as to what kind of Walkil<T was desired-a 

haven for tourists or a joint use area for local residents and visitors? Should continued 

growth be encouraged? How could it be supported? 
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6.3.2 PARTICIPANTS 

Control of land in Hawaiian history has been a means of both political and 

economic power. Similarly, changes In land use have reflected changes In technology 

and the economy. 

Government policies from the ear1y 2r!' century beneflted public health by closing 

tenements, lessening overcrowded urban conditions, and eliminating mosquito breeding 

grounds. 

Government favored the expansion of the town of Honolulu over the interests of 

those promoting agricultural use of adjacent lands. As mentioned earlier, landowners 

and lessees of agricultural lands were either forced to close or change their operations 

as sait-filled materials were spread across the landscape. Conversely, the expansion of 

building sites benefited the provider of public conveyance, the Honolulu Rapid Transit 

and Land Company, Ltd.; suburban real estate speculators and developers; major 

building supply companies such as Lewers and Cooke; and the middle and upper 

classes pursuing the "American Dream" of single family home ownership. 

In WalklkT the original royal landowners made a series of critical choices. Queen 

Emma, Queen UlI'uokalanl, and Bernice Pauahi Bishop created perpetuel trusts, 

deciding not sell the bulk of their property, but instead to develop the land to creste 

Income for eleemosynary purposes. Queen Kapi'olani deeded her lands to relatives who 

in turn sold the properties for subdMslon. The John 'Ena property was organized as a 

rental subdMsion for the beneflt of that extended family. 

Previous to and during the Reclamation era real estate developers established 

single family subdMsions adjacent to first the Moana and then the Royal Hawaiian 

Hotels. Proposals for the first major non-hotel commercial enterprise In WalklkT, the 

A1ohalWaikil<T Amusement Park near John 'Ena Road, created dMsions within the ruling 
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hierarchy of Hawai'i because Its members included both promoters of the park and 

Walk1kT residents. The park proposal marked the beglMing of many batHes between 

Walk11<T residents and business interests over land use. In this case, promoters of the 

park were successful in establishing it In 1921. Since that time, commercial activities 

have gredually and literally gained ground in Walk1kT at the expense of residential areas, 

spreading along Kalilkaua Avenue and then moving both mauka and makal. 

The "residential" areas began their own evolution. Originally planned for single 

family homes, such areas saw the introduction of cottage courts and walk up apartment 

buildings as WaikTkTs "transient" population grew. Property owners in older subdivisions 

on the Diamond Head side of the peninsula also Increasingly replaced their single family 

houses with multi-family structures to accommodate these groups. 

Until the availability of street parking became limited, WaikOO's commercial 

establishments enjoyed the patronage of a sizable local clientele who enjoyed first run 

movies, minl-golf, "drive-inns", restaurants, and floor shows. 

Mess tourism also was underway, even before the errivaI of jet planes, as the 

number of flights from the mainland Increased. New visitor facillties, such as the off

beach Princess Ka'iulani and Biltmore Hotels and the Hawaiian Village represented 

major Investments by hotel operators and developers expectant of even further tourism 

growth. 

Conflicts Increased between occupants of hotels and apartments. Hotel guests 

were on site for a short period of time, tended to be more boisterous, paid higher per 

diem rates, and required more on site services. Apartment owners tended to be the 

opposite, desiring quiet, requiring less on site commercial amenities, but considerably 

more parking. 
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6.3.3 VISIONING 

The Territorial Board of Health had originally envisioned WaikOO as an area to 

accommodate a broad spectum of Honolulu's growing urban population In conditions 

improved from the existing densely populated city core. As Governor, lucius Pinkham 

had hoped to attract leisure class investors from the mainland to create a single family 

residential area adjacent to the Moana Hotel, much like the Kahala residential area 

today surrounds the Kahala Hotel. However, the housing market dictated that. within the 

peninsula, middle class housing would predominate. Real estate developers In the 

19208 sought to accommodate this demand with government financial assistance. 

The commercial potential of Walklki beach had led to development of the Long 

Branch beach recreation facility and a hotel at the Macfarlane property in the 19th 

century. While the MacFarlane effort failed, the timing for the opening of the Moana 

Hotel In 1901 was more fortuitous as the number of tourists annually coming to Hawai'l 

had Increased. The subsequent popularity of fairs held at Kapi'olani Park encouraged 

private investors to construct the Aloha! WaikOO Amusement Park on Kallkaua Avenue 

rather than at previously discussed sites in MlI'i1i'i1i. Public attendance at the 

amusement park had a spillover effect. encouraging nearby landowners across 

KalAkaua Avenue to erect commercial buildings there. As commercial rentals generally 

provided a higher yield than residences, property owners along the length of Kallkaua 

Avenue on the peninsula soon were In the process of converting their lots to business 

uses. 

The proposed Royal Hawaiian Hotel, fashioned after similar first cless resorts on 

the mainland, was envisioned to dominate both Its stretch of coastline and the Waiki1tT 

skyline. The complex was welcomed by government and the local business community 

as a quality expansion of the tourist trade. 
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Continued popular demand for Waik'ikT living in the 1930s and 19408 encouraged 

landowners and developers to remodel Single family homes into apartments, or 

redevelop lots as court cottages or multi-story walk up apartments. 

Large numbers of service personnel brought to the islands during World War II 

centered their recreational activities on downtown Honolulu and WalkTkT. As no money 

was aveUable for further large scale development during the war, this first taste of mass 

tourism had to be dealt with commercially by existing business facilities. The memory of 

these wartime crowds of patrons would inspire the more risk taking portions of the 

business community to invest in mass tourism facilities In anticipation of statehood and 

the arrival of jet transportation In the 195Os. 

By the late 19508 most open land within WalkTkT had been Initially developed. 

Investors looked to vertical growth of the physical plant to make new projects 

economically viable. 

6.3.4 PLANNING 

The first urban planning in Honolulu was undertaken as part of the health laws

providing access, assuring pure water, removing waste, and preventing overcrowding. 

These were the bases for all subsequent planning both In town and in WalklkT. 

The first major plan for the WalklkT area was thus a produd of the Territorial 

Board of Health In 1906, which combined an Improved building code with population 

dispersal, infrastructure designs, block and lot sizes, and a financing scheme. Planning 

for the WaIklkT Reclamation Pro jed set the boundaries of Walklki by creating the 

peninsula and Its easily defined edge along the Ala Wal Canal. "Walklki" in the popular 

mind came to mean simply the peninsula and the Kapi'olanl Park area, rather than the 

historic land division leading mauka toward Manoa and PAloio Valleys. 
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The 1922 City Planning Commission Street Plan for the WalkikT Improvement 

District refocused the proposed street grid to a mauka-makai orientation and included 

extensive parks. The focus was on the beach, which was within a few walking blocks of 

all parts of the peninsula. 

The development of a zoning code was undertaken to prevent juxtaposition of 

incompatible land uses. 

Updates of the building code were periodicaliy made to insure structural integrity. 

6.3.5 IMPLEMENTATION 

While the 1906 Board of Health Walklki Reclamation Project plan sat the overaO 

shape of the district, the 1922 City Planning Commission WalkikT Improvement District 

Street Plan organized parks, roads, and the land plats for those areas not already 

developed. Use of Improvement Districts and improved building codes in new 

subdMsions aided marketabHIty by ensuring standards of construction and 

infrastructure. Use of Frontage Improvement laws in older nalghborhoods upgraded 

roads, helped to integrate road networks, and promoted improvements to existing privete 

properties. 

The eatsblishment of zoning districts In WaikOO as only "Business" and "Hotel 

and Apartmenf classifications represented several factors. 

• Commercial zoning was favored by most landowners as offering the highest 

potential retum on investment 

• The City Planning Commisskm had already abandoned the eariler vision of 

WalkTkT solely as a residential area outside of the areas occupied by the two 

existing hotels. 
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• Tourism was still viewed as a leisure class activity. Hotel residents were 

expected to stay for considerable lengths of time, or like occupants of 

"residential hotels· in Maklkl and MAnoa, live in upper class boarding 

facilities. 

Changes in property zoning followed an established procedure including requiring the 

signatures of neighboring property owners and filing of a fee to cover notification costs 

for a public hearing. The signature requirement began the community notification 

process and provided a preliminary assessment of support or opposition to a zoning 

change. The public hearing was an opportunity for detailed testimony for or against the 

proposal. The City Planning Commission between 1939 and 1959 held administrative 

powers over such zoning changes. Anal decisions were made by the Board of 

Supervisors. 

Govemment subsequently entered into agreements with private landowners 

desiring zoning upgrades along Kalllkaua Avenue by establishing building setbacks as a 

condition for rezoning. 

The end of federal Prohibition law against liquor was the first of many factors that 

soured the joint "Hotel and Apartment" zoning classification. Many hotels, hoping to 

retain their clienfs spending doUars, had opened restaurants on their premises while 

Prohibition was in effect. After the repeal, such establishments were often granted liquor 

and cabaret licenses that extended their business hours of operation, interfering with the 

quiet that apartment dwellers favored. Such restaurants and other commercial 

establishments catering to an Increasingly mass tourist market further eroded the 

residential character of neighborhoods along and mauka of Kahle Avenue. 
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Recognition of the relationship between land use and transportation was only 

slowly recognized. Indeed, two of the greatest failures of WalklkT land use planning 

ware: 

• the granting of piecemeal permission for increased private density without 

provision for Infrestructure upgrades, and 

• the inability of the Territorial LegisJature to follow historical precedent by 

facilitating amalgamation of small individually owned lot land plats for 

redevelopment 

The result of such decisions was the "hodge-podgeD development that could already be 

felt even during the 1940s along the makaI side of Lewars Street and the Diamond Head 

side of Kahil) Avenue. 

While amalgamation of separately owned smaO land plats continued to be 

stymied, reorganization of small parcels owned by large landowners was underlaken by 

both Henry Kaiser and the Queen Emma Land Company. The Queen Emma Land 

Company joined In a public-private partnership with the City. Historically commercial 

activities had been discouraged from extending mauka of KaIlkaua Avenue Into areas 

that had been predominately residential. The City and Queen Emma Land Company 

reworked property lines, entered Into an Improvement District agreement to connect 

Kahil) Avenue across the property, provide Hotel and Apartment zoning along the mauka 

most section, whUe establishing business for the bulk of the land. The Intemational 

Market Place occupies a large portion of this property in 2007. 

Building codes were also employed in new ways. Off-street parking became a 

requirement in order to maintein mobility on the streets. Building setbacks also offered 

precious ground level open space. (The City entered into a permanent enforcement 
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battle with some landowners to ensure that such setbacks were maintained as 

landscaping and not commercial space.) 

6.3.6 EVOLUTION 

Wa/klkT today retains important features of the BuDding Codes, Frontage 

Improvement laws, 1906 Pinkham plan, WaiklkT Reclamation Project, 1922 City Planning 

Commission plan, Improvement District laws, 1922 Zoning Ordinance. and 1928 

Ordinance establishing the first Wa/klkT Business DIstrict. These plans enacted public 

safety standards; established comprehensive planning; set road pattems; ensured 

infrastructure development; created open space; encouraged desired private Investment; 

and organized the locations and density of specific types of land use. Methods for 

accommodating change were instituted based upon pubUc hearings. 

Long range planning In WalkTki has benefited from a change In public attitude 

toward the use of private property. Unfortunately in the early to mid 2oD' century 

landowners looked at designation of their properties for future public purposes as a 

"blight" that denied them control or future appreciation of their property. As In the case 

of Diamond Head Terrace, this led to demands by landowners to have the cash atrapped 

City either purchase their properties or allow major land use changes. WhIle the City 

and Territory atruggled with these Issues in the 195Os, the issue reached a climax in the 

1980s when the City refrained the argument, promoting existing use, denying up zoning, 

and displaying the resolve to undertake condemnation if necessary. "Freezing the 

zoning" Influenced the market so that today the market reflects the deslrablflty of living In 

a single family residential neighborhood. rather than the high rise development potential 

use of the land. Thus the character of the neighborhood Is maintained. 
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Among the standards established for growth In WalklkT was the enactment of off

street parking requirements. These were created to lessen dependence upon curbside 

parking and to facilitate access for business patrons and WaiklkT residents. 

Unfortunately, the organization of the business portion of the law, written as requiring the 

equivalent of a percentage of a business lot be covered by parking, combined with the 

profit motive and population pressure, have contributed to a classic case of the "Law of 

Unforeseen Consequences" _ntire lots have been paved over and a monotonous 

vertical "box upon box" (hotel or apartment tower on top of parking garage) architecture 

has become established for high rise buildings. Both ground level and high rise 

structure parking also contributed to storm water drainage problems as impervious 

surfaces proliferated. Such architecture and land use actions removed much of the 

greenery of Waiki1<T while contributing little to a unique Hawallan sense of place. During 

the 1960s public complalnts about these practices would lead to the introduction of new 

policies to encourage openness at ground level. 

The lack of consensus necessery to undertake Bennett-Maier Plan features such 

as the realignment of Kallkaua Avenue, widening of KOhl!! Beach Park, and creation of 

Diamond Head views from central WalklkT meant that a golden opportunity to Improve on 

the original WalklkT development plans was lost. 

Fortunately, reminders ofWalkTkfs past have survived in a renewed respect for 

the past. Public demands for a more pedestrian oriented environment have been heard. 

Proposels for replacement of the Royal Hawallan Hotel were defeated. Significant 

Investment, for example, was provided to preserve the Moana Hotel and the character of 

the remodeled HalekGlani Hotel. The replacement structure of the WaikTkT Theater has 

malntalned the old Theater's architectural motif and marquee. The City also replaced 

the street furniture along KaJlkaua Avenue to reflect a more "VICtorian" theme. 
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6.3.7 LESSONS FOR THE FUTURE 

Comprehensive planning requires that govemment planners and private parties 

both recognize that the existing time frame is only part of a continuum. 

While it is In the best interest of both the govemment and private sectors to 

accommodate growth, growth is usually fostered by unique characteristics that have 

made the area attractive. Present success can be maintained only if these unique 

features are identified and maintained at a 'sustainable" level. 

Further growth can only be possible where greater numbers of those same 

unique characteristics are preserved. This requires comprehensive planning, 

designation for Mure needs and funding, while allowing existing (non destructive) use in 

the interim. 
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CHAPTER 7: OPEN SPACE 

7.1 INTRODUCTION 

Historically Waiki1<T has depended upon large parks such as Kapi'olani, Ala Wai, Ala 

Moana, and Magic Island (,Alna Moana) for open space rather than smaller 

neighborhood parks. There have been several reasons for this. 

• The Victorian era Kapi'olani Park contained a large central open space that was 

established before subdivisions came to WaiklkT. 

• Laws in effect when WaikikT was subdivided did not include park dedication 

requirements. 

• Most municipal recreation programs were usually created alongside 

neighborhood schools and parks and often focused on the less affluent and more 

crowded, older sections of the city. (Examples of this are Mother Waldron and 

Atkinson Parks in Kewalo, and Beretania Park near Chinatown.) While WaikikT 

did have the WaikikT and PIikT Playgrounds (established in 1913), their locations 

near schools or within Kapi'olani Park limited their potential impact for open 

space on the peninsula.1 

• Comprehensive planning in the 19208 and the Depression Era tended to develop 

larger facilities such as Ala Moana Park. (Ala Wal Park was viewed as an 

extension of Ala Moana, connecting it to Kapi'olani Park.) 

• Park development in the 1920s and beyond on the Waiki"kT peninsula was meant 

to improve access to Waiki1<T Beach. 

WaikikT did, however, acquire differing sized parcels for open space. These 

inciude Ala Moana, Ala Wai Golf Course, Ala Wai Park. Beach Walk Triangle, Kapi'olani, 
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Diamond Head Beach, Fort DeRussy, Magic Island (Aina Moana), and the Princess 

Ka'iulani Triangle. 

7.2 A HISTORY OF WAlKIKI OPEN SPACE 

7.2.1 ALA MOANA PARK 

Ala Moana Park has been written about extensively by author Robert Weyeneth. 

The site was first suggested as a park in the 192Os, and received the support of both the 

Outdoor Circle and the Shade Tree Commission as a cMc beautification project. The 

federal government deeded the site to the Territory of Hawai'i in 1927 and the Territory 

subsequently transferred control to the City and County of Honolulu in 1928. The area 

was then filled in by Hawaiian Dredging Company, Ltd. The design of the park, 

overseen by the Outdoor Circle and the Honolulu Park Board, reflected the desire to 

develop a community facility by including numerous activities such as tennis, rowing, 

and Polynesian arts and crafts. Construction was partially financed through federal 

Depression era programs. Interestingly enough, Ala Moana Park was not originally 

designed as a beach park. The besch, man-made, was developed in June of 1955.2 

7.2.2 ALA WAI GOLF COURSE 

The Ala Wai Golf Course has Its origins at Kapi'olani Park, Plilolo Valley, and 

Kahului, Maul. The first and last sites were locations of the Territorial and Maui County 

Fairs, while PAlolo wes the location of the first municipal golf course. 

7.2.2.1 TERRITORIAL AND MAUl COUNTY FAIRS 

Territorial Act 155, signed April 30, 1913, made appropriations for a "mechanical, 

live stock, agricultural, and horticultural fair, to be held in the City and County of 

Honolulu, In the year 1914".3 Apparently no Territorial Fairwes actually held at that time. 
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Territorial Act 20, signed by Governor Lucius Pinkham on March 19, 1917, 

provided for a fair to be held under the administration of a Fair Commission of Hawai'i.4 

The First Territorial Fair was held at Kapi'olani Park on June 10-16, 1918.5 Paid 

admissions to the Fair were over 100,000.8 The Fair was successful enough that Board 

of Supervisors member Ben Hollinger recommended a permanent, doubiMecker 

grandstand be built for the fair at a new site on the mauka side of Kepi'olani Park. 7 

The Second Territorial Fair opened on June 9, 1919 at Kepi'olani Park between 

Kalllkaua Avenue and the racetrack.8 Included were agricultural and commercial 

exhibits; a flower show; and a World War I "No Man's Land" complete with tents, pill box, 

and simulated broken trees and horse COrpse.9.10 

R. Brown, Secretary of the Chamber of Commerce, returned to O'ahu from the 

Maui fair in October 1919. He was impressed that the County of Maui had invested in its 

fair grounds by leveling a small hill, filling in a low lying area, and constructing 

permanent exhibition buildings. Brown recommended that the same be done at 

Kapi'olani Park's lagoons.11 

Meanwhile, the Territorial Governrnent had been actively engaged in real estate 

transactions involving properties mauka of the proposed WaikikT drainage canal. 

Existing government lands and acquired lands within 500 feet of the mauka canal line 

were to be available for "equitable exchanges" of properties that lay in the canal's path 

wherever possible to avoid outright condemnation.12 

Act 151 of the 1920 Special Session of the Eleventh Territorial Legislature 

authorized $60,000 towards the purchase of a permanent fair ground mauka of the 

proposed WaikTki drainage canal. These funds became available April 23, 1921.13 
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On April 29, 1921, the Territory of Hawai'i agreed to purchase 43.26 acres from 

the Bishop Estate for establishment of a permanent Territorial Fair Grounds for the 

$40,000.14.15 

Executive Order No. 102, dated June 22, 1921, set aside the former Bishop 

Estate lands and untraded government properties totaling 66.26 acres for the Territorial 

Fair Grounds. The Territory added another 2.83 acres of government land on 

September 21, 1922, under Executive Order 124.18 

During 1922 the Fair Commission also engaged in land clearing, removing 

fences, and grading the site.17 

One problem for the new fair grounds was access. Tha fair grounds were not 

near any existing Honolulu Rapid Transit Company track line. The estimated cost for 

establishing a double track to the fair grounds was estimated at $65,000 by the 

company.18 

A temporary wooden bridge was built over the Ala Wai Canal to improve access 

between the fair grounds and Waik1kT in 1924.19 

A permanent Proposed Layout Plan for the Territorial Fair buildings developed by 

architect Hart Wood was presented to the Fair Commission on February 27, 1924. 

Featured on the plan was a centrel plaza with town sets of exhibit buildings built on an 

'Ewa-Dlamond Head axis. Also included was a track and pool. 20 

Another attempt at developing streetcar access to the fair grounds was made in 

1925 but failed again. The Honolulu Rapid Transit Company gave several reasons for 

its unwillingness to establish such a line, including a narrow right of way near Makee 

Island (the lagoons had only been partially filled with rubble from the KaimukT 

Improvement Project), the limited length of the Territorial Fair each year, and the 

uncertainty that the fair would be an annual event. The company suggested that the 
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government pay for the installation of the tracks, and the company would be responsible 

for maintenance.21 

The year 1928 was a pivotal year for the Territorial Fair Grounds. 

Governor Wallace Farrington, on April 12, 1928, added 3.98 acres to the 

Territorial Fair Grounds through Executive Order 326.22 

Also in the year 1928 the Chairman of the Fair Commission wrote to the 

Governor about the possible development of a nine hole golf course on the property and 

received permission to do SO.23 

Other Commission correspondence dated December 10, 1928, noted the 

continuing deterioration of "temporary" exhibit buildings that had been used during seven 

annual Fairs. The Fair Chairman asked for $100,000 for construction of a building to 

seat 5,000 people.24 

Act 191 of the 1929 Regular Session of the Fifteenth legislature, specifically 

allowed the Fair Commission to construct tennis courts, playgrounds, and a golf course 

on the premises for general recreational purposes. Fees could be collected and placed 

in a special fund to support the Commission's activities. This became effective May 1, 

1929.26 

A six hole golf course was in existence by February 1930, costing 25 cents per 

person per day and providing an Income of around $300. New holes were proposed 

beginning at the McCully Street side of the public property immediately mauka of the Ala 

Wai Canal. Cost offour completely new holes was estimated at $8,430.28 

The Chairman of the Fair Commission wrote Governor lawrence Judd on August 

18, 1930, requesting money for a revoMng fund to be used for construction and 

upgrading the golf course. In addition, he asked for at least $20,000 for a wooden 

clubhouse.27 
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Figure 54: Acquisition of Territorial Fair Grounds/Ala Wai Golf Course, circa 1940 

Blue designates property exchanges, Green condemnation, and Orange lands already 
owned by the government, and Pink purchased property. 

James Dunn, Territorial Fair Grounds, No date. Hawai'i State Archives. 
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On August 17, 1931,64.078 acres were added by Executive Order 497. This 

property consisted of the 2007's Ala Wai Park, makai portions of the Ala Wai Golf 

Course, and the WaikTkT Librery site.28 

Annual reports of the TerTitoriai Fair Commission over the years note increasing 

numbers of golfers taking advantage of facilities and a resultant positive cash flow.29
•
30 

In March of 1933 the Parks Department of the City and County of Honolulu 

requested control of those public lands immediately mauka of the Ala Wai Canal in order 

to extend park facilities between Ala Moana and Kapi'olani Parks. After examination, the 

Governor's Office transferred 59.08 acres of land to the Parks Department 31 

Joint Resolution Number 2 of the 1933 Special Session of the Seventeenth 

TerTitorial Legislature provided $48,400 to purchase 67.40 acres of additional land for 

the TerTitorial Fair Grounds. This funding became available January 12, 1934 when 

signed by Governor Judd.32 

Executive Order 681, dated January 22, 1936, restored 21.633 acres of land 

controlled by the Parks Board along the Ala Wai Canal to the Fair Grounds. (This 

property was located Diamond Head of the Minoa-Piilolo Drainage Canal.)33 

The TerTitoriai Fair Commission began to expand the golf course to 18 holes in 

1935.34 By July 1936, using Federal Emergency Relief Administration provided labor, 

nine new greens and various tees had been constructed.3Ii 

Act 75 of the 1937 Regular Session of the Nineteenth Legislature provided an 

additional $10,000 to complete purchase of properties condemned as part of Joint 

Resolution No.2 of the Special Session of 1933. These funds became available April 

26,1937.38 

In 1948 the Fair Commission reported that it had combined different fuOOmg 

sources to cover most of the construction costs of a clubhouse. These included a 
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$25,000 grant from Act 201 of the 1940 Legislature, $50,000 from the 1947 Public 

Works appropriation, and $53,000 from the Ala Wai Revolving Fund. A further $60,000 

was requested from the Legislature to cover such costs as paving the partdng lot, 

purchasing and installing lockers, fencing, and fumiture.37 

The future of the Fair Grounds as a golf course site could not be taken for 

granted, no matter how popular a location it might be for the game. In 1946 the 

Congressional Military Affairs Committee wrote the Honolulu Board of Supervisors 

asking both the Board and City Planning Commission's opinions on using the Ala Wai 

Golf Course site for federal housing programs. The Commission endorsed the use of 

the golf course site for housing.38 

On January 18, 1951, City Supervisor Nicholas Teves suggested sale of the golf 

course in order to finance a municipal auditorium and another golf course farther out 

from the city center.39 

The City Planning Commission on February 8, 1951, went on record approving 

the Teves proposal to sell the Ala Wai Golf Course provided the money raised would be 

used to acquire the municipal auditorium site from the Ward Estate and two golf courses 

outside the City were provided as replacements for the Ala Wai.4D 

The Govemor signed Executive Order No. 1447 on June 18, 1951, removing 

2.626 acres from the Fair Grounds/Ala Wai Golf Course for use by the Waiki1<T-Kapahulu 

Public Ubrary.41 

On November 15, 1951, the Municipal Department of Public Instruction, the City 

Planning Commission, and the WaikOO School Parent Teachers Association discussed a 

proposal to relocate Waik1kT School mauka of the entrance to the Ala Wai Golf Course 

off Kapahulu Avenue. The Commission voted to present the plan to the Board of 

Supervisors.42 
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Figure 66: Proposal to redevelop Ala WaJ Golf Couree for houelng, 1967. 

Honolulu Star-Bulletin, DAia Wai Golf Course Redevelopment Study." Progress Edition, 
January 1,1957, (p. A6, col. 1). (Map location Latitude 21.276 North, Longitude 157.826 
West.) 
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The City Planning Commission, on March 12, 1953, examined a proposal that 

the City acquire the Wai'alae Golf Course if the Ala Wai Golf Course were shut down 

and redeveloped. The Wai'alae Course was estimated to have a value of $1,500,000 

while the Ala Wai Course value was $4,356,000, providing an exceDent return to the 

government. Concerns, however, were expressed regarding the loss of activities at the 

existing semi-private Wai'alae. The Commission voted to study the matter further.43 

In 1954 Belt, Collins, and Associates produced a plan for Waiki1<r financed by the 

Matson Navigation Company that suggested sale of the Ala Wai Golf Course property in 

order to finance WaiklkT improvements.44 The same year, Charles Bennett and Eugene 

Maier also recommended the sale of the Ala Wai Golf Course, replacing it with 

apartments and golf courses to be built elsewhere.45 

Governor Samuel King was a proponent of the replacement of the Ala Wai Golf 

Course by hotel, apartment, and residential development The Governor proposed 

developing two other golf courses outside the City using funds from the Ala Wai sale. As 

a result of the Governor's effort, the City Planning Commission staff, on August 16, 

1956, presented the Commission with conceptual plans for the Ala Wai Golf Course site. 

Included were a 39.4 acre park along the Ala Wai Canal, a 10 acre elementary school 

site, a 2.3 acre church site, maintenance of the existing 2.7 acre WaiklkT Ubrary site, 

eleven hotel sites, a 7.1 acre shopping center, and 72 acres for hotel and apartment use. 

During this meeting it was noted that the American Institute of Architects had gone on 

record against the sale of any golf course lands, stating that the area should remain in 

the public domain to accommodate civic and recreational needs. The Commission 

decided to further study the issue.48 

Governor King even sought support from local golfers for the proposed closure of 

the Ala Wai Golf Course. In December 1956 he wrote a public letter to the Hawai'i 
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Public Golf Links Association, reminding them that his proposal would require opening of 

the two new rural courses before play ended at the Ala Wal.47 

The City Planning Commission discussed proposals for the Ala Wal Golf Course 

site on April 9, 1957. The Commission decided to oppose locating a civic auditorium 

there because the Master Plan had already chosen land on Ward Avenue for which 

bonds had been sold. Similarly, the Commission tumed down proposals to locate a 

legislative and administrative building at Ala Wal because four acres had been 

purchased for such activities in the existing civic center area. The Commission, 

however, felt the Ala Wal land was too valuable to continue as a public golf course. 

Instead, the Commission recommended that the land be redeveloped under strict design 

guidelines and replacement golf courses be constructed elsewhere.48 

7.2.2.2 pALOLO MUNICIPAL GOLF COURSE 

The first public golf course built in the United States was the Van Cortlandt Golf 

Course in the Bronx, New York, in 1895. Since that time many other cities within the 

country developed their own facilities both for local use and the tourist industry.49 

Honolulu's first golf course was a private affair built by Samuel Damon in 1898 at 

Moanalua Valley. Built four miles beyond the nearest trolley line (which ended at 

PAlama), the Moanalua course was simply too far outside of town to use for those 

without independent private transportation.50 Another private course, located in MAnoa 

Valley, was begun in 1904 and provided improved public access through the Honolulu 

Rapid Transit Company's system. Suggestion for a public course, to be located on 

leased Bishop Estate lands behind Kahala Beach, was made in 1920.51 

Actual planning for a Honolulu municipal golf course got underway in 1925. At 

that time the City Planning Commission looked at several sites: 
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• the mauka side of Wai'alae Road, beyond the Quarry; 

• land mauka and 'Ewa of the Territorial Fair Grounds; 

• Koko Head Park; 

• filled land in Ke'ehi Lagoon; 

• Nu'uanu Valley; and 

• enlargement of the existing nine hole Moanalua Golf Course. 

The Commission wanted a location that was not so far away from the center of 

population as to deny the game to citizens without automobile transportation; not so dry 

as to require major irrigation development; large enough to accommodate an 18 hole 

course; and not adjacent to areas already developed and financially too expensive for 

the City to acquire. Engineer Chartes Welsh was directed to gather information on each 

proposed site.52.53,64 

The impetus for a new municipal golf course was encouraged by visiting civic 

planners such as H. Hurst Seager, City Planner from Christchurch, New Zealand, who in 

1925 was passing through Honolulu on his way home from an international conference 

on Town Planning held in New York City. Among the Honolulu initiatives he praised 

were those to build the golf course.66 

By September of 1925 the Board of Supervisors and the Planning Commission 

had decided to concentrate their efforts to locate a municipal golf course at Kalihl. 68 

Opposition from landowner Magoon Estate led to a high price of twelve and a half cents 

per square foot, contingent upon the sale closing by Aprtl 1, 1926. The City was unable 

to finance the purchase by that date and instead considered the possibility of using the 

condemnation laws which provided both a two year window for legal action and perhaps 

more flexibility on the price.87 
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In March of 1926 Plllolo Valley landowners G. F. Wright and C. A Long 

approached the Commission with a proposal to sell their land to the City for a golf course 

site at 8 cents per square foot compared to the twelve and a half cents asked by the 

Magoon Estate for the Kalihi land. The Plllolo scheme also had the advantage of large 

tracts of Territorial land in the vicinity that could potentially be added to the private land 

at no cost. The Commission asked for an opinion of the viability of the land to be made 

by professional golfers from the Nu'uanu (O'ahu) Country Club.68 

The City Planning Commission found itself in increased controversy over the 

issue of a municipal golf course site. The Kaimuki Improvement Club questioned the 

use of City funds for a golf course, while others felt the City could use courses on 

opposite sides of town. The Kalihi location was described by the City Engineer as more 

favorable as a golf site compared to Plllolo. The Kalihi site, however, had not had a 

recent impartial appraisal and had an owner who requested a high price or threatened 

legal action, while the PllIolo site offered no such confrontation and significantly lower 

costs. The Commission decided to recommend that the Board of Supervisors take 

advantage of the Plllolo Valley site for an eighteen hole golf course. Simultaneously, the 

Commission recommended that the City continue condemnation proceedings for the 

Kalihi Valley site in order to determine the true costs of the site. 59 

After consideration of potential financial and legal costs. the City Planning 

Commission on May 13, 1926, decided to formally endorse the PllIolo Valley golf course 

site to the City Board of Supervisors.60 Any further consideration for the Kalihi location 

became moot on June 17,1926, when Mayor John Wilson refused to sign a 

condemnation bill.61 

414 



Figure 68: Pliolo Municipal Golf CoUJ'88, forerunner of the Ala WaJ Golf CoUJ'88 

Honolulu Star BuHetin, "New Pllolo Municipal Golf Course Opens on Sunday,' 
December 5,1931, (p. 9, col. 1). (Map location latitude 21.276 North, Longitude 
157.826 West) 
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Legislative Act 271 of the Regular Session of 1927, contributed $75,000 toward 

purchase or condemnation of private land in Pllolo Valley for a municipal golf course. 

The Govemor was also requested to transfer nearby Territorial land for the course.62 

The City Planning Commission Inspected construction of the municipal golf 

course in Pllolo Valley in June of 1931. Commissioners expressed setisfaction with the 

construction and made recommendations as to the layout of facilities.63 

On December 6, 1931, the Pllolo Valley Municipal Golf Course was officially 

opened. A full day of golf Monday through Friday cost 50 cents, while on weekends and 

holidays the fee was 75 cents.84 The nine hole links had cost $100,000 to construct. Dr. 

Dai Yen Chang, former member of the Board of Supervisors, was credited by the 

Honolulu star-Bulletin with being the primary supporter of the project. B6 The course was 

never expanded to eighteen holes. 

The demise of the Pllolo Valley Municipal Golf Course began during Worid War 

II. On September 22, 1944, the Honolulu City Planning Commission granted variances 

from existing zoning regulations to allow the construction of temporary prafabricated 

houses on 2400 to 2500 square foot plots on the golf course. This was done to help 

alleviate the existing wartime housing shortage.68 The continued shortage of housing 

precluded reopening of the golf course. After the War attempts ware made by groups 

such as the KaimukT Community Council to retain as much of the original golf course 

lands as possible for public park space. ffl In 2007 the site is occupied by the Pllolo 

Valley Community Park and Piliolo Public Housing. 

7.2.2.3 CHANGE IN ADMINISTRATIVE CONTROL OF THE ALA WAI GOLF 
COURSE 

Administratively, the Ala Wai Golf Course found itself in an increasingly 

unorthodox position. While most urban golf courses within the United States were 
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Figure 57: Abandoned agricultural works at edge of Ala Wai Canal that would 
later be added to Territorial Fair Grounds, 1934 

Print Location PA-83, p. 78, No. 833. Hawai'i State Archives. 

Figure 58: War housing in Thomas Square similar to that which precluded 
redevelopment of the Palolo Golf Course 

Print Location HC-30.1 01 . Hawai'i State Archives. 
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operated by municipal authorities, the Ala Wai Golf Course was under the jurisdiction of 

the Territorial Fair Commission of Hawai'i-an organization which had not conducted a 

fair since 1928.68 In 1949, after listening to complaints about Ala Wai Golf Course 

management and procedures, the Territorial Legislature was reluctant in recommending 

an administrative transfer of the facility to the City and County of Honolulu, and instead 

chastised the Fair Commission and recommended a Jist of changes it wanted 

implemented.68 Section 29, Ad 1 of the Special Territorial Legislative Session of 1959 

turned administrative control of the Ala Wai Golf Course over to the City and County of 

Honolulu. The Legislature placed a restriction on the transfer such that the land could 

only be used as a golf facility. Otherwise the land would revert to State jurisdiction.70 

7.2.3 ALA WAI PARK 

The land upon which Ala Wai Park sits was originally part of a land bank created 

for the WaiklkT Reclamation District. At that time the Territorial Government was 

acquiring land of differing sizes and irregular shapes in the path of the WaiklkT Drainage 

canal. It was decided that existing Government lands and acquired lands within 500 

feet of the mauka canal line might be for ·equitable exchanges" of properties in the 

canal's path wherever possible to avoid outright condemnation.71 

Governor Charles McCarthy authorized creation of a 500 foot wide ·park strip· 

consisting of 59.08 acres along the mauka side of the WaikOO Drainage Canal in 1920. 

This property extended from the Territorial Fair Grounds to McCully Street (and included 

a small portion of land across Kapi'olani Boulevard that later would become Judd Park). 

Besides park space, this land could potentially provide additional filUng material and sites 

for schools.72 
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In 1931 Governor Lawrence Judd transferred the 59.08 acres to the Territorial 

Fair Commission under provisions of Executive Order 497. 

In 1933 Governor Judd issued Executive Order 569, reversing the jurisdictional 

transfer of the 59.08 acres from the Territorial Fair Commission and giving it to the CIty 

and County of Honolulu Park Board. The Board had requested this transfer to 

complement the canal and link the Ala Moana and Kapi'olani Parks. During this period 

the Ala Wai Clubhouse, designed by Harry Bent, was constructed by the City and 

County.n 

The Diamond Head half of the original "park strip", consisting of 21.633 acres, 

was removed from the City Parks Board control and returned again to the Territorial Fair 

Commission by Executive Orders 680 and 681 in 1936. At this time construction of the 

MAnoa-PAlolo Drainage Canal was underway, effectively splitting the original park strip 

property in half. The Diamond Head portion was then used to expand the Fair 

Commission's Ala Wai Golf Course. 

During World War II the United States Navy took control of the Ala Wai 

Clubhouse on McCully Street for recreational pwposes,14 Executive Order 1428, dated 

April 18, 1951, returned the Clubhouse site to the City and County Department of Public 

Parks and Recreation.75 

The configuration of the Ala Wai Park was changed again on September 14, 

1953, when Governor Samuel King issued Executive Order 1561, removing 

approximately six acres from the Park for establishment of the Ala Wai Bementary 

School.78 

419 



Figure 59: Ala Wai Canal before Diamond Head-makai walls were built as part of 
Depression Era federal assistance project, 1934 

Print Location No. PA-84 , p. 83, No. 23, Hawai'i State Archives. 

Figure 60: Members of the Outdoor Circle planting trees along Ala Wai 
Promenade, 1934 

Print Location No. PP115-10. Hawai'i State Archives. 
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7.2.4 BEACH WALK TRIANGLE 

This small triangular park was part of the original Beach Walk tract filled in and 

subclivided by Percy Pond in 1914.71 It became part of the municipal park system in 

1916.78 

7.2.5 DIAMOND HEAD BEACH PARK 

This open space along the cliffs at Diamond Head, also known as the Diamond 

Heed Reserve, has been protected as open space since 1864.78 

7.2.6 FORT DERUSSY 

Fort DeRussy began as one of a serlas of coastal defense facilitias created by 

the United states Government after Annexation. Secretary of War William Howard Taft 

personally visited the Islands and as a result of his reports Forts Ruger, DeRussy, 

Armstrong, and Kamehameha were developed.80 

Fort DeRussy was acquired through a serlas of purchases and condemnations 

occurring between 1904 and 1915. Original major property owners included T. Hobron, 

C. Afong, the Bishop Estate, J. McCandlass, and M. Noholoa.81 

The City Planning Commission on August 1, 1946, recommended to the Board of 

Supervisors that the United States Army be approached to release Fort DeRussy to 

civilian control. The land could then be used for WaikikT Beach expansion and hotel and 

apartment development 82 

Members of the City Planning Commission on December 26, 1946, were told of 

unofficial talks with members of the local military about the status of Fort DeRussy. The 

Commissioners were given to believe that release of the Fort to civilian use was 
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possible. The Commission voted to approach the Board of Supervisors to seek the 

Govemor's assistance in this matter.83 

On June 26,1947, the City Planning Commission was notified that a proposed 

off-street parking site on the 'Ewa side of Saratoga Road within Fort DeRussy would not 

be available becausa the military was considering construction of housing and 

recreational facilities there.84 

The City Planning Commission on April 17, 1952, received Resolution No. 107 

from the Board of Supervisors which requested that Congress authorize the transfer of 

the entire Fort DeRussy area to the Territory of Hawsl'l. The Commission felt that while 

the Fort area was a desirable location for hotel and apartment development that could 

contribute to the economy, a portion of the property should remain for military 

recreational usa.85 

The United States Army advised the City Planning Commission on October 6, 

1955, that it would not make available for general off-street public parking Fort DeRussy 

land mauka of the Kaisar Hawaiian Village Hotel. The area was deemed necessary as a 

reactivated anti-aircraft artillery battery site and expanded reserve training fecility. The 

Commission then voted to request that the Army consider allowing part of the Fort along 

Saretoga Road for off-street parking usa.88 

The City Board of Supervisors appealed to President Dwight Eisanhower on 

February 25, 1958, to stop rumored Army plans for construction of $9,000,000 worth of 

military housing at Fort DeRussy. The Board asked that the bulk of the land insteed be 

tumed over to the Territory for tourist industry development and the beachfront to remain 

for military recreational usa. This action by the Board occurred simultaneously to 

discussions at the Territorial level to possibly purchasa Fort DeRussy or engage In a 

land exchange with the federal govemment In order to gain control of the property.87 
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The United States Army stated in May of 1958 that, during the preceding six 

years, six public and private attempts had been made to acquire portions of Fort 

DeRussy for tourist development either through purchase or land swaps. The Army's 

position was that the Fort made an important contribution to meeting the recreational 

needs of service personnel stationed in Hawai'l and noted that the military's contribution 

to the local economy equaled that of the sugar, pineapple, and tourist industries. 

Furthermore, the Army seld there appeared to be no clear public consensus as to what 

alternative use Fort DeRussy might be redeveloped for. The Army then cited Fort 

Armstrong, which had also been requested for return to civilian use and which had, but 

once returned, remained largely vacant 88 

7.2.7 KAPI'OLANI PARK 

Kapi'olani Park has also been significantly researched by author Robert 

Weyeneth. While Weyeneth's research focused on the initial development of the park 

and the subsequent use of these park lands, this section of the dissertation will discuss 

the recovery and expansion of open space adjacent to the park. 

On November 8, 1876, the Kapi'olani Park Association was formed as a private 

real estate development. The property consisted of two parcels, one leased from the 

Kingdom of Hawai'l and the second (further Diamond Head) from Allen Herbert. The 

attractions of the development were a central racetrack for sports enthusiasts and 

perimeter beach lots for use as country homes by investors.89 

During the life of the Kapi'olani Park Association, William Irwin, a prominent 

bUSinessman, became the single most important investor in Park shares, purchaser of 

the Allen Herbert property, and developer of an extensive property along the beach. 
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In 1896 the Republic of Hawai'i changed the administrative organization of 

Kapl'olani Park. Act 53 transferred control of Kapl'olani Park from the private Kapl'olani 

Park Association to a new Honolulu Park Commission consisting of three members 

appointed by the President of the Republic and three members by the Kapi'olani Park 

Association. The Act had several major features. 

• It marked the transition of Kapi'olani Park from a private real estate development 

into a true public recreational ground. 

• No admission charge to the park was allowed. 

• A series of land transactions ware undertaken that effectively shrank the 

boundaries of the park. William Irwin used his fee interest in the former Allen 

Hebert leased park lands to engage in a series of land swaps with the Republic. 

Irwin deeded part of the properties he owned in order to receive fee title to lots he 

occupied along the beach (Lot Nos. 101-119) and elsewhere in the park. The 

Act removed any cloud over his title to those lots.90 

Irwin was not the only lessee who converted proparty within Kapi'olani Park into 

fee simple during the Republic era. Land exchanges ware the vehicle to allow lessees 

to accomplish this. On June 30, 1897, E. S. Cunha acquired fee simple title to beach 

lots 144-149 within Kapi'olani Park. 91 On July 28, 1896, Abraham Gartenberg acquired 

fee simple title to beach lots 133 and 13492 and Heinrich Von Holt acquired fee simple 

title to beach lots 140, 141, 142, and 143.93 

In 1904 James Castle, an investor in Honolulu Rapid Transit and Land Company, 

Ltd., and lessee of lots 127 and 128, combined efforts with Charles Cooke to opan the 

original Aquarium along the beachfronl The project was financially supported by 

Honolulu Rapid Transit and Land Company as an attraction for its customers.94 
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On April 26, 1905, Territorial Act 103 was passed. This Act declared that, upon 

expiration of existing leases to private individuals, Lot Nos. 121 to 128 (later containing 

the Public Baths and Aquarium); and Lot Nos. 135 to 139 (immediately 'Ewa of Queen's 

Surf site) were to become public park land between Kalllkaua Avenue and tha beach." 

In 1919 the Governor of Hawai'i, Charles McCarthy, suggested that those beach 

lots at WaiklkT still under lease be sold to raise funds for a new Territorial jail.9B He also 

proposed that the University of Hawai'i be given control of the Aquarium and allowed to 

build research facilities there. Arguments against these proposals to lessen public 

beach access and open space were made by the Pacific Commercial Advertiser,97 

members of tha Outdoor Circle, Daughters of Hawai'i, Board of Supervisors member 

Ben HOllinger,sa and Daughters and Sons of Hawaiian Warriors.99 On March 12 the 

Pacific Commercial Advertiser editor wrote with great satisfaction that Governor 

McCarthy had reversed himself and was advocating acquisition of the Cunha and von 

Holt properties ('Ewa of the Aquarium) for additional beach access.111D The Governor 

proposed on March 21, 1919, to pay for these through the sale or exchange of surplus 

Territoriallands.101 

On March 25, 1919, it was announced that the Territory would nagotiate with the 

heirs to the William Irwin Estate for their beach front property along Kaliikaua Avenue 

opposite Kapi'olani Park. This included the Kapi'olani Park Association Lot Nos. 101 to 

119 which contained 1200 feet of ocean frontage. The property was to be acquired for a 

memorial to those Hawai'i soldiers who served in World War I. The Territorial 

Legislature passed Act 190 appropriating $200,000 through increased taxation for the 

purchase of this land.102 

The Kapi'olani Park Aquarium passed from the control of tha private Honolulu 

Rapid Transit and Land Company to the University of Hawai'i on June 10, 1919.103 
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Figure 61: Portion of Kapi 'olani Park beachfront properties, post 1905. 

Walter Wall . Honolulu Waterfront: Kapi'olani to Kaluahole, Hawai'i State Archives, no 
date. (Map location Latitude 21 .276 North, Longitude 157.826 West. ) 
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7.2.8 KUHIO BEACH PARK 

KOhi6 Beach Park is a conglomeration of small parcels acquired by the Territory 

of Hawai'l and the City and County of Honolulu and administered by the City. 

KOhiti Beach Park began as a series of property purchases made by the Territory 

of Hawafi from Prince J. KQhiti Kalanlana'ole between July and October 1920. The 

land came in three separate parcels with an additional strip of property between the high 

and low watennarks. All ware located makai of Kallkaua Avenue between Ke'alohilani 

and 'Ohua Avenue.104 

A second acquisition was that of a small, 2m square foot, triangle shaped 

beach lot located Diamond Head of the Prince Kalaniana'ole properties, acquired from 

the Magoon Brothers by the City and County of Honolulu on January 13, 1928, for the 

sum of $7,760.50.105 

The City and County of Honolulu next attempted to expand beach access across 

from Kapi'olani Park by condemnation of the Hartwell property immediately 'Ewa of the 

Elks Club on May 1, 1928. Unfortunately the City did not have the $100,000 necessary 

to purchase the property. An agreement of sale was negotiated, but expired on April 9, 

1930, when funds did not materialize. 108 

The Trustees of the Queen LiIi'uokalani Estate sold to the Territory of Hawai'i a 

parcel located between the high and low watennarks and between two of the Prince 

Kalaniana'ole lots on July 25, 1928.107 The same Trustees of the Queen Uli'uokalani 

Estate subsequently agreed to add further to the beach park on March 7, 1930, by 

engaging in a land swap and partial cash payment for the parcel immediately mauka of 

the previous acquisition.108 (The Prince KOhiti Kalaniana'ole and Queen Uli'uokaiani 

parcels ware subsequently placed under the control and management of the Park Board 
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of the City and County of Honolulu by Executive Order No. 980, Setting Aside Land for 

Public Purposes, dated March 25,1942.)'09 

Presidential Proclamation 1856, issued October 27, 1928, transferred feeleral 

interest to the Territory in approximately 496 acres of Waik1kT located between the high 

water line along the beach to the breakers offshore. l1o 

In 1928 the City and County attempted to acquire properties at WaikJkT Beach 

across Kaliikaua Avenue from the Kapi'olani Park Bandstand. On May 8 the City began 

condemnation proceedings against the Emanuel S. Cunha Estate and on May 9 against 

Mellie Hustace. These proceedings were dropped in both cases on April 6, 1929. 

Almost immediately Act No. 153 of the 1929 Territorial Legislature on April 30, 1929, 

was passed, providing $6,222 to the Cunha Estate as compensation for "deprivation and 

limitation of use" of its property during that period. A similar law, Act 154, provided 

$9,787.42 to Mellie Hustace.111 

The City and County during the later half of the 1930s again attempted to 

undertake condemnations of beach property to increase the size of KOhl!! Beach Park. 

These proceedings were more successful than those of the Cunha and Hustace parcels. 

On May 15,1935, the City acquired 12,845 square feet from the Kapi'olani 

Estate, Ud., and Hawaiian Properties, Ud.112 This property was located 'Ewa of the 

former Prince Kalaniana'ole property. 

The City acquired two lots of 11,768 square feet and 9,828 square feet of 

beachfront property owned by R. Bernice Stanton on March 5,1936.113 These 

properties were located near Uluniu Street . , 

On August 6,1938, the City acquired 11,614 square feet from the Royd Emmans 

Estate for $60,070.114 This property was located 'Ewa of the former Stanton property. 
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Figure 82: expansion of central portion of KOhl6 Beach Park, 1920-1940 

Adapted from HawaI'l (Territory), Tax Map Bureau, Territory of Hawall, First Tax 
Division, City and County of Honolulu, Tax Map 2-6-01, (Honolulu, no date). (Map 
location Latitude 21.276 North, Longitude 157.826 West. 
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Figure 63: City Planning Commission map for post-War KOhl6 Beach Park 
expansion 

Honolulu Star-Bulletin, "WaiklkT Beach Expansion: July 24, 1948, (p. 4, col. 1). (Map 
location Latitude 21.276 North, Longitude 157.826 West) 
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On February 20, 1940, the City acquired 4,908 square feet from the L B. Kerr 

Trust. 115 This lot was located between two of the former Prince Kalaniana'ole properties. 

The City's Master Plan, undertaken in 1939 and published in 1944, made Waik11<T 

beach park expansion a priority. The City Planning Commission recommended 

acquisition of ali properties Diamond Head of the Moana Hotel to the end of Kapi'olani 

Park, a total of 18.3 acres, at an estimated cost of $2,551,999.116 

Waik11<T beach park expansion was also a part of the City Planning Commission's 

postwar project Iist.117 

The next addition to Klihi6 Beach Park was located directly across KaIAkaua 

Avenue from the Kapi'olani Park Bandstand and consisted of parcels that the City had 

previously attempted to acquire. Known as the Cunha and HustaceJ\Nard properties, the 

area consisted of 93,900 square feet, and was made up of parts of Royal Grant 4045 

and the original Kapi'olani Park Association Lots 140 to 143. This was purchased in an 

out-of-court settiement, the Cunha property priced at $197,000 and the Ward property at 

$339,610.60, using bonds financed through a temporary increase in the property tax. 

The settiement became final on October 27,1949.118.119.120 

The Matson Navigation Company, owner of both the Moana Hotel and property 

Diamond Head of the hotel, in 1949, sought to have the Master Plan amended in two 

ways. 

FIrst, a perpetual easement owned by the City and Territory on KalAkaua 

Avenue, directly makai of Ka'iulani Avenue and adjoining the Moana Hotel, would be 

exchanged for a similar sized property on the Diamond Head end of the Matson-owned 

old Hustace property. This agreement would join the two Matson properties while giving 

the Territory fee simple title to 5,413 feet of beach front land. In addition, Matson offered 

to seil either govemment an additional 6,477 square feet adjacent to the relocated right 
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of way.'21 While the property exchange was recorded on May 19, 1950, the additional 

property purchase was never consummated. '22 

Second, Matson was successful in removing their Hustace lot from 

designation as future park space. The Surfrlder Hotel occupies the property in 2007. 

On April 9, 1953, the City Board of Supervisors stated that no money was 

available for further purchases of land marked for public use by the Master Plan in 

WaiklkT. The Board was responding to pressure from development proposals on the 

Queen's Surf property.'23 

On May 7, 1953, the City Planning Commission was notified that the Territorial 

Legislature had passed Senate Bill 426, removing privately held property between the 

Surfrlder Hotel and Kahil) Beach Park from the Master Plan. The Commission appealed 

to Govemor Samuel King to veto the measure.'24 

The City, however, was able to acquire a portion of the Chris Holmes (Queen's 

Surf) property on November 28,1953. The City paid $317,000 for 53,273 square feet of 

the mauka portion of the property near KaIAkaua Avenue. '26 

In 1954 the City began a drawn out process of condemnation for a 10,903 square 

foot historical beachside residential parcel- the James Steinsr home two lots 'Ewa of 

the Surfrlder site. (Steiner had been an early purchaser of WaiklkT lands. His heirs had 

leased the property for hotel development and contested the condemnation.) 

Another attempt was made in the Territorial Legislature in 1955 to delete property 

between the Surfrlder Hotel and Kahil) Beach Park from the Mastsr Plan. House Bill No. 

47 would have included the Steiner house lot The Board of Supervisors requested that 

the Legislature not pass the bill. '2S•
127 
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Figure 64: KOhl6 Beach Park expansion, Kapahulu Area, 1906-1958 

Adapted from Hawal'l (ferritory), Tax Map Bureau, Territory of Hawai'i, First Tax 
Division, City and County of Honolulu, Tax Map 2-6-01, (Honolulu, no date). (Map 
location Latitude 21.276 North, Longitude 157.826 West.) 

The Territorial Legislature in 1957 provided a $1,500,000 bond isaue 

authorization for purchase of land for public parks between the Surfrider Hotel and KOhl6 

Beach Park. 128 

The condemnation of the steiner residential property became final November 1. 

1957.129•130 

On August 11, 1958, the City and County of Honolulu purchased the makai 

portion of the Chris Holmes (Queen's Surf) property totaling 34,303 square feet for 

$1,025,000.131 
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Figure 66: KOhl6 Beach Park expansion, Moana Hotel area 1950-1968 

Adapted from Hawa!'! (Territory), Tax Map Bureau, Territory of Hawsi';, First Tax 
Division. City and County of Honolulu, Tax Map 2-6-01. (Honolulu, no date). (Map 
location Latitude 21.276 North, Longitude 157.826 West.) 

Meanwhile, condemnation of the steiner homesite by the City isolated property 

under the control of developer Ruddy Tongg. Tongg wished to place a hotel on this 

34,732 square foot parcel, site of the WalkikTTavem. Tongg made the suggestion to the 

City that a land exchange be conducted similar to that done between the City and 

Matson Navigation Company but was refused. Instead, the City condemned the Tongg 

lot, paying $1,230,000 and assuming control of the property on February 11,1959.1
32.133 
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(The last addition to the KOhi6 Beach Park was the old Cleghorn lot located 

between the Steiner residence and the Surfrider Hotel. Best known as the location of 

the old WalkIkT Bowling Alley and more recently as the original site of the four Kahuna 

stones, the 10,517 square foot lot was condemned by the City in 1966. The City 

finalized the acquisition in 1968.)134 

7.2.9 MAGIC ISLAND (·.\INA MOANA) 

The city of Honolulu is built on over 4,300 acres of filled land.l35 Ala Moana Park 

was also created on landfill. Thus it was quite natural that the shaDow reef makai of the 

park would be considered for further dry land expansion. 

Municipal records show that the Park Board in 1944 authorized its engineering 

staff to study the possible creation of "offshore atolls· to beautify the approach to Kewalo 

Basin.l38 

In 1947 members of the City Planning Commission were invited to examine a 

prospective layout for development of the Ala Moana reef.l37 

Offshore development plans became more serious in 1948 when the United 

States Army Corps of Engineers conducted feasibility studies of reef development off the 

park. The 1949 WaiklkT Beach Improvement Study conducted by Law and Wilson 

subsequently recommended development.l38 

On October 2,1952, the City Planning Commission received a request from the 

Board of Supervisors to study development of the Kewalo reef for park, beach, and 

playground use. Included in the layout plan would be two bridges to connect the new 

reef lands to Ala Moana Park if the existing park channel was not to be filled in.l38 

A preliminary plan for filled lands off Ala Moana Park was presented to the City 

Planning Commission by its staff on October 30, 1952. Included were a 4,000 and a 
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3,000 foot long beach, 65 acres of play and recreational areas, and parking for 1,200 

cars. The Commission asked its staff to work with the municipal Board of Public Parks 

and Recreation and the Territorial Board of Harbor Commissioners on the project.140 

On December 4, 1952, the Board of Public Parks and Recreation notified the City 

Planning Commission of its approval of the preliminary plans developed by the 

Commission for public use of the reef lands off Ala Moana Park. 141 

The commercial potential of the Ala Moana reef was first discussed in 1954 by 

developer Henry Kaiser. Kaiser recommended a change In the Organic Act that would 

permit the Territory to lease the offshore reef. Kaiser or some other developer would 

then conduct dredging to create a series of islands to contain hotels and other tourist 

support facilities. The Kaiser plan would create valuable land owned by the Territory, 

provide a source of new excise and income taxes, and provide tourist 

accommodations.142 

The Chairman of the Board of Harbor Commissioners, Benjamin Rush, 

suggested in 1956 an opposite plan to that of Kaiser -leasing or selling the existing Ala 

Moana Park for hotel development and creating a new public park on reclaimed lands 

offshore.143 

The City Planning Commission discussed construction of the Ala Moana reef on 

August 16, 1956. Upcoming highway projects were expected to devour 15 acres of 

Honolulu parkland in the coming years, and the possible closure of the Ala Wai Golf 

Course led members to look to the reef for replacement open Space.144 

The City Planning Commission went on record on April 9, 1957, supporting the 

Parks Board in recommending the retention of the existing Ala Moana Park. The 

Commission suggested that, if necessary, commercial hotel development be located in 

the Ala Wai area instead of within or offshore of Ala Moana Park.14li 

436 



7.2.10 PRINCESS KA'IULANI TRIANGLE 

Princess Ka'iulsni Triangle is the result of the KOhii) Avenue Extension and 

Improvement District and the widening of Ka'iulani Avenue in 1954. Historically Ka'iulani 

Avenue had been a narrow two lane roadway that jogged Diamond Head near KOhii) 

Avenue. The City widened Ka'iulani Avenue between Kallikaua Avenue and Prince 

Edward Street and connected Klinekapolei Place to the end of the widened Ka'iulani 

Avenue, creating a broad path between Kallikaua Avenue and Ala Wai Boulevard and a 

small triangle lot makai of KOhii) Avenue. The 13,988 square foot property was left as 

open space since that time.l48 

7.2.11 THOMAS JEFFERSON ELEMENTARY SCHOOL 

The area popularly known as Thomas Jefferson Elementary School actually 

consists of four sets of property: lots purchased for WalldkT Elementary School, the 

Crown lands of Klineloa, lots purchased for Jefferson Elementary School, and small 

portions of Kapi'olani Parl<. 

WaikOO School was founded in 1880 and originally located immediately 'Ewa of 

Waikt1(T Church on Kallikaua Avenue.147.148 The school was moved in 1915 to Klineloa 

Road and expanded through 1941 to 4.02 acres in size. 

The Crown Lands of Klineloa were located mauka of the Keldo Tract and prior to 

the WaikOO Reclamation Project extended across the site of the Ala Wai Canal. During 

the Hawaiian monarchy, these and other properties were held in trust for the King or 

Queen, but were placed within the general public domain by the Republican 

Government. 

Thomas Jefferson Elementary School was an English Standard School (a tax 

supported institution which required proficiency in the English language to attend) that 
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acquired 9.54 acres (including private properties through condemnation and the bulk of 

the KAneloa Lands) between 1919 and 1928. '49 

The small triangular lot on the makai side of Thomas Jefferson Bementary 

School between Makee Road and Kapahulu Avenue is actually part of the grounds of 

Kapi'olani Park. Functionally, however, the heavy traffic volume of Kapahulu Avenue 

separates this area from the main body of the Park. 1150 

Waik1kT Elementary School was moved to its new location on Le'ahi Avenue in 

1964.'51 

7.2.12 WAlKIKI PUBLIC LIBRARY 

The WaikTkT Public Library site was originally part of the Territorial Fair Grounds. 

On May 19,1944, the City Planning Commission met with representatives of the 

Library of Hawsi'i to hear their plans for postwar libraries within the City. A library for 

WaikTkT was listed as second in priority after a branch for the Kalihi-Pilama area The 

existing Waik1kT Library site at Waik1kT School had proved inadequate and a search for a 

new location would be undertaken. A concrete building of 10,000 square feet was 

proposed once the new site was determined. '62 

Executive Order 1447, dated June 18,1951, withdrew 2.626 acres from the Ala 

Wai Golf Course adjacent to the intersection of Ala Wai Boulevard and Kapahulu 

Avenues for the new library site. '53 

7.3 PARKS PROPOSED BUT NOT REALIZED 

7.3.1 'AINAHAU 

'Ainahau was centered around what are in 2007 Tusitala, Cleghom, and Kapili 

Streets. 'Ainahau became the WaikTkT home of Archibald Cleghom and his wife 

Princess Ukelike in 1872. (Princess Likelike was the sister of King KaIAkaua and Queen 
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UIi'uokalani; Archibald Cleghorn and Princess Ukelike were the parents of Princess 

Ka'iulani. ) 

The grounds were a maze of tropicel foliage and the house contained a collection 

of Native Hawaiian antiques. Archibald Cleghorn, who outlived both his wife and 

daughter, upon his death in 1910, willed the property to the Territory as a public park. 

However the legislature did not accept the gift. lots were then offered for sale by 

developer Percy Pond in May of 1919. The original house, previously frequented by 

such luminaries as author Robart louis Stevenson, burned to the ground in 1921.164
•
165 

Interestingly, it was developer Pond who was instrumental in temporarily saving 

Princess Ka'iulanl's famous banyan tree as part of a 2,400 square foot minipark at 

'Ainahau. The tree survived until 1949, when it was cut down due to complaints by 

immediate residents about its maintenance and attraction to rodents and birds.11l8 

7.3.2 ALA MOANA SHOPPING CENTER PERIMETER 

The Hawaiian Dredging Company, ltd., as part of its effort to obtain Business 

Zoning for its Kalia property that beceme the Ala Moana Shopping Center, offered part 

of that property to the City of Honolulu for an expansion of Ala Moana Park on October 

27, 1949. Included was a 100 foot strip along Ala Moana Boulevard from Pi'ikol Street to 

Atkinson Boulevard and an 80 foot strip along Atkinson Boulevard from Ala Moana 

Boulevard to "Street A" {Mlihukona Street).I57 

During a second set of rezonlngs for the Kalia property, a Hawaiian Dredging 

Company representative stated on November 10,1949, that should the Board of Public 

Parks and Recreation not accept the proposed park strips, the company would "be 

forced to maintain the areaD
• The Board of Public Parks and Recreation had gone on 

record endorsing the plan but noted that acceptance of the land was contingent upon the 
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actual carrying out of the shopping center project, issuance of a fonnal offer from 

Hawaiian Dredging, and final approval by the Board of Supervisors. '68 

City Planning Commission Zoning Resolution No. 340, dated December 1,1949, 

placed the proposed park strip on the Master Plan for the Ala Moana-KewaJo area. The 

Resolution was given final approval by the Board of Supervisors on January 6, 1950.'68 

On February 28, 1957, the City Planning Commission received a request for a 

zoning variance for a 100 foot strip mauka of Ala Moana Boulevard and an 80 foot strip 

'Ewa of Atkinson Drive set aside on the Master Plan as park land and zoned as Hotel 

and Aparbnent. The landowner, Hawaiian Land Company (also known as the 

Dillingham Corporation and Hawaiian Dredging Company), wanted to use the property 

for off-street parking. The company promised to establish a "green belt" on the land to 

shield the commercial activities of the proposed Ala Moana Shopping Center from both 

streets. No buildings were to be constructed on the property except for ramps to the 

Shopping Center's upper parking deck. The Commission felt the plan had merit, 

considering that the Board of Public Parks and Recreation had no money to develop the 

property. A public hearing was then scheduled. '81l 

The City Planning Commission on March 21,1957, held a public hearing for a 

zoning variance to allow development of off-street parking on Hotel and Aparbnent 

District land mauka of Ala Moana Boulevard and 'Ewa of Atkinson Drive as part of the 

development of the Ala Moana Shopping Center. Developer Hawaiian Land Company 

stated that the area would be landscaped at the developer's expense. No objections by 

the public were raised by the request and the Commission decided to proceed with the 

variance request 181 

Zoning Variance Pennit No. 353, allowing existing Hotel and Aparbnent District 

land along Ala Moana Boulevard and Atkinson Drive for off-street parking purposes, was 
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submitted to the Mayor and Board of Supervisors by the City Planning Commission on 

April 4, 1957.162 

Zoning Variance Permit No. 353 was approved by the Board of Supervisors and 

notification received of its action by the City Planning Commission on April 25, 1957.183 

7.3.3 ALA WAI BOAT HARBOR 

The Board of Public Parks and Recreation notified the City Planning Commission 

on September 29, 1949, that it had declined an offer to purchase land for park purposes 

from Hawaiian Property Management. This property was located on Ala Moana 

Boulevard near the Ala Wai Boat Harbor.1B4 

7.3.4 JAEGER ESTATE 

In 1922 the City Planning Commission became aware that the Jaeger Estate was 

to be offered for sale and hoped to make the site a public pari<. This property, bounded 

by South Beretania, Punahou, and South King Streets, and the proposed KalAkaua 

Avenue Extension between South King Street and South Beretania Streets, would be 

surrounded by thoroughfares and lay at the traditional entrance to WaiklkT. The property 

also contained a collection of rare trees and shrubs. The owners cooperated with the 

Commission, holding off the sale until the Legislature met that year.1115 Unfortunately no 

funding became available, Young Street was cut through, and the property subdMded. 

7.3.5 JUDD ESTATE/OUTRIGGER MAIN HOTEL 

Two properties were involved. The first, located immediately 'Ewa of the Moana 

Hotel, had been the beach home of the local Judd family. The second was the original 

location of the Outrigger Canoe Club next door, owned by the Queen's Hospital. 
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The Judd property was being used as a parking lot for Matson Navigation 

Company employees in 1955. The City, concemed about the removal of the Outrigger 

Canoe Club to the Elks property on the periphery of WaikTkT, was looking for a new 

location to store canoes, surfboards, and other ocean sports equipment used by the 

public. At a meeting of the City Planning Commission held on August 18 it was 

suggested that the Judd property be acquire for this purpose. A representative of the 

Board of Public Parks and Recreation, Delos Seeley, expressed interest In the 

proposal.l68 

On September 1, 1955, the Tourist Industry Committee of the Chamber of 

Commerce heard this proposal. The consensus of the meeting was that, if private 

enterprise would not provide such services, govemment should do SO.I87 

The City also began considering purchasing the Queen's Hospital Outrigger 

Canoe Club site for the storage of canoes and surfboards. Estimated costs were 

$569,000 for the 31,000 square foot Judd property and $1,405,000 for the 65,447 

square foot Queen's property.l68 

Unfortunately these two projects never moved beyond the proposal stage. 

7.3.6 KALAKAUA AVENUE REAUGNMENT 

As mentioned earlier in this paper, in the 19508 several proposals were made to 

realign KaIAkaua Avenue mauka fronting KOhil) Beach Park. 

The Honolulu Chamber of Commerce supported a September 16, 1953 

suggestion to realign KalAkaua mauka between Ka'iulani Avenue and the entrance to 

the Honolulu Zoo. Such a design would have created five beach front hotel sites and a 

beachfront promenade.l69 A January 1954 rendition of the proposal placed parking lots 
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(presumably open to the public for beach access) between each of the hotels on a 

mauka-makai direction. 170 

The Bennett-Maier studies and Racommendations for the Development of 

Walk17<T, released November 4, 1954, also recommended realigning KaIAkaua Avenue. 

This plan suggested straightening KalAkaua Avenue by extending its course from 

midblock between Uluniu and Uli'uokalani Avenues to Paoakalani Avenue before 

arching gradually to the Natatorium. The straight street would have provided a better 

view of Diamond Head from central Waik11<i and provided an additional 2.88 acres of 

park space fronting KOhil! Beach.17I
•
172 

Inability to reach consensus on a financing proposal for the Bennett-Maier plan 

led the staff of the City Planning Commission to recommend a modified KaIAkaua 

Avenue realignment plan in 1958. This modified plan would have provided an additional 

0.82 acre of park space fronting KOhill Beach.'73 

The modified plan did not receive the necessary community support. 

Subsequently the Board of Supervisors on August 26, 1958, adopted Resolution No. 

608, deleting the modified KaIAkaua Avenue Realignment from the Master Plan and 

recognizing the existing route. '74 

7.3.7 KAPUA 

Kapua is the traditional name of the area on the Diamond Head side of the 

Natatorium. While portions of this land became part of Kapl'olani Park. the bulk of the 

near shore section has remained private property highly desired for public beach park 

expansion. 

The first attempt at acquisition occurred on May 1, 1928, when the City and 

County of Honolulu tried to condemn the Hartwell property immediately 'Ewe of the Elks 
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Club property. The City undertook an agreement of sale that extended until April 9, 

1930, hoping to raise the $100,000 necessary for purchase during that time. When the 

funds did not materialize, the project was abandoned.17S 

The development of the City's Master Plan during 1939-1944 included a proposal 

to extend public beach lands from the Moana Hotel to Poni M67 Road. Lack of objection 

to this proposal at a public meeting held July 30, 1942, led the City Planning 

Commission to place these "waterfront properties· on its final approved version of the 

Master Plan on September 17, 1942.178 

In 1950 the City Planning Commission recommended that the new Aquarium be 

built on the Mclnemy property immediately edjacent to the Natatorlum.177 

On November 22, 1950, a petition was filed with the City Planning Commission 

by owners of property located between the Natatorium and the Elks Club requesting that 

the area be removed from park or public purpose designations on the Master Plan. The 

Commission reaffirmed its stand on maintaining such public designation. 178 

The City Planning Commission was notified on January 4, 1951, by the City and 

County Attomey's Office that the Commission, rather than the Parks Board, had the 

authority to determine the new location of the Aquarium. l78 

The City Planning Commission was advised on January 18, 1951, that real 

property tax revenues for private property between KOhie Beach and the Elks Club was 

only $32,000 annUally. The implication was that condemnation of this land would not 

materially damage municipal income in the future. ISO 

The WaiklkT Improvement Association notified the City Planning Commission on 

February 15, 1951, of its opposition to condemnation of land beyond the Mclnemy 

property along WaiklkT Beach.18l 
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On March 15, 1951, the Board of Supervisors queried the City Planning 

Commission about a proposal to condemn a 50 foot beach stretch of land between the 

Natatorium and the Elks Club. The Commission recommended Instead the acquisition 

of all the property from the Surfrider Hotel to the Diamond Head end of the Elks Club 

property. 182 

The City Planning Commission went on record April 19, 1951, opposing a 

Territorial Senate Bill (No. 526) which would set time IimHs for purchase of private 

property for park use by the government Under the Senate proposal land then currently 

designated for future parks would have a three year window for purchase, while areas 

chosen for parks in the future would have four years. Acquisition failure would require 

deletion of future park designation for such properties from the Master Plan. While the 

City had had a record of difficuity in raising money for such acquisitions, the Commission 

felt the Senate Bill was unreesonable because the Bill would require a financial burden 

on the City for acquisitions long before such lands would be needed for civic 

pUrposes.l83 

Territorial Act 321, a general funding bill of the Regular Session of 1951, dated 

June 15, 1951, provided a one time general bond authorization of $200,000 for "WaikOO 

beach, acquisition of land and improvements".I84 The Board of Supervisors 

subsequentely requested in July 1951 that the City Planning Commission, City 

Controller, and City Attorney coordinate efforts to annually raise funds for Master 

Planned park acquisltlons. l85 

Based upon the possibility of park funding, the City Planning Commission on 

August 9,1951, rejected a proposal by R. M. Belt, Territory Highway Engineer, to place 

the new Aquarium between the Public Baths and the Natatorium in favor of purchasing 

the Mcinerny property. ISS 
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The City Planning Commission on August 23, 1951, was asked by the Bishop 

Trust Company, agents for the Mcinerny Foundation, to delete the park purpose 

designation for lands on the makai side of KalAkaua Avenue between the Surfrider Hotel 

and Poni M6'T Road. Bishop Trust Company also asked that the land be rezoned for 

Hotel and Apartment use. The City Planning Commission had hoped to use $200,000 

provided by the Legislature under Act 321 to purchase the Mcinerny property as a new 

site for the Aquarium. Unfortunately for the Commission, the Territorial Attorney General 

presented a legal opinion at the meeting that the appropriation could only be used for 

beach development and not land acquisition. The Commission then asked for support 

for the Mcinerny site from the Parks Board. l87 

The Chamber of Commerce notified the City Planning Commission on 

September 20, 1951, of its desire to have the City remove all remaining private property 

between the Natatorium and Poni M6'T Road from the Master Plan. The Chamber 

recommended that the land then be developed by private enterprise. The Commission 

instead voted again to adhere to the Master Plan's expansion of WaiklkT Beach park/and 

from the Natatorium to Poni M6'T Road. las 

The City Planning Commission was notified on September 27, 1951, that the 

Board of Supervisors had approved issuance of a building permit for the construction of 

an apartment building at 2947 KalAkaua Avenue within the area designated for park 

expansion by the Master Plan. l89 

The Board of Supervisors Resolution No. 578 requested that the City Planning 

Commission delete from the Master Plan acquisition of private property between the 

Natatorium and Poni M6'T Road.1so 

The City Planning Commission held a public hearing November 1, 1951, over the 

Board of Supervisor's request to delete the Natatorium-Poni M6'T Road area from the 

446 



Master Plan. The Board of Public Parks and Recreation asked that the area remain 

planned for public acquisition. Landowners in the area called such designation a "blight" 

on their properties, requested their removal from the Master Plan, and spoke of tax 

benefits that private development might provide to the City. A message from Honolulu 

Mayor John Wilson was read that threatened to veto any deletion of the property from 

the Master Plan and to find money for its acquisition.l91 

The City Planning Commission on November 8,1951, requested a meeting with 

the Mayor, Board of Supervisors, and the Board of Public Parks and Recreation to 

determine how best to raise funds to finance the purchase of Waik1l<T beach lands. The 

Commission noted that the area under consideration was small compared to the amount 

of shoreline already owned by such cities as San Francisco. The area contained mostly 

small lots that would be difficult to consolidate into an attractive hotel and apartment 

district. Long range master planning should not be foiled by demands for immediate 

financing and removal of a whole section of the Master Plan threatened its integrity. The 

Commission walcomed the Mayor's willingness to help.l82 

The meeting between the Mayor, Board of Supervisors, City Planning 

Commission, and Board of Public Parks and Recreation was held November 21, 1951. 

As a result of this meeting the City Planning Commission looked further into financing 

options for the area between the Natatorium and Poni M6'T Road. Included in those 

options was a series of land swaps using existing public land within Kapi'olani Park. 183 

On December 6, 1951, the Board of Public Parks and Recreation submitted a 

copy of a study of possible land sales within Kapi'olani Park. The proposed project 

would raise $1,208,000 after costs (including road realignments) to be used to purchase 

private property along the shore.1B4 
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The City Planning Commission staff on March 6, 1952, presented the group with 

two proposals for the area between the Natatorium and Poni MO'T Road. Scheme A 

would have diverted Kalilkaua Avenue towards the beach and developed hotels and 

apartments mauka of the roadway. Scheme B would have erected hotels mauka of a 

pedestrian promenade, providing beachside hotel sites. Both plans involved the use of 

portions of the existing Kapi'olani Park for hotel and apartment space. The Commission 

recommended Scheme B to the Board of Supervisors.1S5 

Informal communications between the Board of Public Parks and Recreation and 

the City Planning Commission on March 13, 1952, indicated that the Parks Board would 

be opposed to the proposed land sale and exchange in Kapi'olani Park if for no other 

reason that the plan resulted in a net loss of 16 acres of park property.l98 

The City Planning Commission, investigating whether the City could acquire the 

Pacific Cable Company property along the Diamond Head side of the Natatorium, was 

notified that the land value was $40,000.197 

The Board of Public Parks and Recreation on March 27,1952, counter proposed 

to the City Planning Commission that acquisition of lands between the Natatorium and 

Poni M6'T Road earmarked for parks on the Master Plan be taken to the 1953 Territorial 

Legislature. The Board suggested three options for financing. The first would provide 

the total amount through a bond issue. Should that total be unattainable, then a bond 

authorization of $1,000,000 be approved and the balance of funds raised through a 

property tax increase of at least $500,000 a year above the City's existing ceiling. The 

third option would simply authorize an annual property tax increase of at least $500,000 

above the City's existing ceiling. lea 

The City Planning Commission was notified on May 29, 1952, of a City and 

County Attorney's opinion that any sale of Kapi'olani Park lands (for exchange or 

448 



fundraising) would require the approval of the Territorial Commissioner of Public Lands 

and the Territorial Board of Public Lands under provisions of the Organic Act. This 

greatly complicated any change in the borders of the park.199 

Information reached the City Planning Commission on November 13,1952, that 

the Commercial Cable Company property, where the first mainland to Hawai'i cable 

came ashore in 1902 on the Diamond Head side of the Natatorium, had been absorbed 

into the Mcinerny Foundation property and was thus no longer separately available for 

condemnation as park space.2OO,201 

On February 26, 1953, the City Planning Commission received notice that a 

request had been made of the Board of Supervisors to remove the Elks Club property 

from designation as future park space on the Master Plan. Plans for a 16 story, 400 

room hotel were included. Tha Commission decided to approach the Elks on this 

matter.202 

The City Planning Commission was approached on March 19,1953, by 

representatives of Shigeo Shigenaga, who wished to develop a 12 unit building on part 

of the Mcinerny Foundation property immediately Diamond Head of the Natatorium. The 

Commission voted to contact the Mayor and Board of Supervisors seeking support for 

the Master Plan park designation of this property. 

Also discussed at the same meeting was a request from the Territorial Senate to 

consider realigning KalAkaua Avenue mauka in order to place hotels and a promenade 

along the beach front. Tha hotels would be separated by public parking lots constructed 

in the area. Tha Commission took no action on the Senate reqUest.203 

The City and County Attorney's office on April 2, 1953, notified the City Planning 

Commission that designating land on the Mester Plan for park purposes did not preclude 
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the issuance of building permits for private parties. This opinion further pressed the 

issue to either purchase the property in question or forego acquisition.204 

The City Planning Commission held a public hearing on April 16, 1953, to get 

input on the proposed relocation of Kallkaua Avenue mauka within Kapi'olani Park, 

establishment of hotel sites, and creation of open beach areas. During this meeting 

testimony was presented for and against the plan. The Board of Public Parks and 

Recreation remained in favor of the existing Master Plan purchase of all makai 

properties. The Commission also felt that the new plan required a change in the Organic 

Act. At the end of the hearing the Commission voted to postpone any action.2OlI 

The City Planning Commission voted on April 23, 1953, to approve the 

modification to the Master Plan moving Kallkaua Avenue mauka in Kapi'olani Park, 

creating hotel sites, and open beach areas. The Commission also received word from 

developer Shigeo Shigenaga that if he did not receive a building permit for the Mcinerny 

property by April 27th he would file suit against the City.208 

City Planning Commission Resolution No. 500, dated April 30, 1953, amended 

the Master Plan for the WalklkT-Diamond Head area. The Master Plan had originally 

proposed condemnation of private property along WalklkT Beach from the Moana Hotel 

to Poni Mal Road. Unfortunately few funds were available for such condemnation. As 

an alternative to wholesale acquisition of the immediate Diamond Head area, the 

Commission decided that Kalllkaua Avenue was to be moved mauka from the 

Natatorium to Poni Mal Road. The purpose of this action was to create an Open Beach 

Area along the shore between the two points through a land exchange with the 

immediate property owners. 
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City Planning Commission Resolution 501, also dated April 30, 1953, created 

Hotel and Apartment District No. 35 along the makai side of the realigned KalAkaua 

Avenue from the Natatorium to Poni M6'T Road. 

These two Resolutions, Nos. 500 and 501, became effective June 5, 1953, 

realigning Kallkaua Avenue within Kapi'olanl Park and creating both the Hotel and 

Apartment District and an Open Beach Area along the shoreline.207 

On June 25, 1953, the City Planning Commission was approached by a 

representative for Kapua landowner James Ching requesting that changes be made in 

the new Master Plan. Ching wanted to alter the boundaries set for hotels and 

apartments to improve his bargaining position with the City over land exchanges. 

Ching's request was the first of many expected to be made by landowners affected by 

the Master Plan change.208 

Landowner James Ching again approached the City Planning Commission, this 

time on July 16, 1953, to request temporary use of an existing hotel-apartment building 

on his property until the City was ready to undertake condemnation. The Commission 

voted to ailow such use.209 

On September 10, 1953, the City Planning Commission was advised that the City 

Building Department had received applications for three building permits valued at 

$281,000 on properties Diamond Head of the Natatorium. The Commission referred this 

Information to the Board of Supervisors, recommending that the Board undertake 

condemnation of the properties for park use.210 

The Honolulu star-Bulletin reported on May 13, 1953, that Judge Albert Felix had 

ordered the City Building Department to Issue a building permit to George Center for 

construction within lands designated for park space on the Master Plan.211 
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Figure 88: City Planning Commission plan to create an Open Beach Area at 
Kapua, 1963 

Honolulu star-Bulletin, "Beach Master Plan Change," June 5,1953, (p. 1, col. 2). (Map 
location Latitude 21.276 North, Longitude 157.826 West). 
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Honolulu Mayor John Wilson on October 15, 1953, provided support for the City 

Planning Commission's stand to retain park space between the Natatorium and Poni 

MIl'T Road. The Mayor retumed without his approval Board of Supervisors Resolution 

No. 573 requesting that the Commission delete the park designation from the Master 

Plan.212 

The Board of Supervisors went on record on October 20, 1953, that no money 

was available to buy the Canter property. Judge Felix also the same day reaffirmed his 

order granting a building permit to landowner Canter.213 

The City Planning Commission received a copy of a letter transferring title of the 

old Aquarium site from the University of Hawsi'i to the municipal Board of Public Parks 

and Recreation on May 13,1954.214 

On June 10,1954, the City Planning Commission was presented with an 

application to rezone to Hotel and Apartment a 19,121 square foot property owned by 

Ruddy Tongg on the Diamond Head side of Coconut Avenue. The Commission voted 

unfavorably on the application but also advised T ongg of his right to a public hearing on 

the matter should he circulate a petition within a 750 foot radius of the property and 

receive the consent of at least 75 percent of those property owners.21B 

The Bennatt-Maier report, entitled Studies and Recommandations for the 

Development of WaiklkT. was discussed by the City Planning Commission during a 

meeting on Novamber 4, 1954. While the discussion focused on the peninsula, the 

report included a map that apparently endorsed the City Planning Commission's creation 

of an Open Beach Area through land swaps with private parties at Kapua. Also on the 

map were public parking lots located between KaJlkaua Avenue and the beach and an 

oceanfront promenede.218.217 
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The City Planning Commission notified the Board of Supervisors on February 10, 

1955, that Hal Hanna and Kenneth Nobuta wished to construct a 180 unit apartment 

building on land set aside on the Master Plan for park space (Tax Key 3-1-32, Parcels 

26, 27, and 28). Should the Board not purchase this land, a building permit would have 

to be issued and the District Master Plan further eroded.218 

The Board of Supervisors replied on March 3, 1955, that no money was available 

for purchase of the Hanna and Nobuta property and a building permit was to be issued. 

The Board then reiterated Its position favoring an open vista of Waiki1<i Beach be 

provided only from the Surfrlder Hotel to the Natatorium.219 

On October 6, 1955, developer Shlgeo Shlgenaga requested permission from the 

City Planning Commission to remodel the former Mcinerny beach home adjacent to the 

Natatorium. As the land was still earmarked for public park uses on the Master Plan, the 

Commission sent a request to the Board of Supervisors that the land be purchased by 

the City.22O 

The Board of Supervisors notified the City Planning Commission on November 3, 

1955, that no funds ware available to purchase the Mcinerny property and that a building 

permit would be issued to developer Shlgeo Shlgenaga.221 

The City Planning Commission held a hearing on August 9, 1956, to restore 

Kalikaua Avenue plans to Its existing route, delete the Open Beach Area designation, 

redefine Hotel and Apartment District 35, and establish a 25 toot setback immediately 

mauka of the shoreline. The Board of Public Parks and Recreation bemoaned the loss 

of potential park lands but recognized the lack of money available for acquisition. 

Landowners complained of the 25 foot setback Idea thus the Commission decided to ask 

the City Attorney's Office for a legal opinion on this issue.222 
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On November 29, 1956, the City Attorney notified the City Planning Commission 

suggesting that beach setbacks at WalkOO and Milkaha would be illegal because such 

setbacks could not be justified for purposes of public health or safety. Condemnation 

being seen as too costly, the City Attomey suggested the alternative of purchesing an 

easement to prohibit construction, thus allowing the landowner other uses for the 

property.223 

The City Planning Commission on December 20, 1956, authorized the issuance 

of a buDding permit to Susan Harrison on land makal of Kalllkaua Avenue. This action 

was based upon the recent delstion of the land as an open beach area on the Master 

Plan.224 

On January 24, 1957, the City Planning Commission noted that the Board of 

Supervisors had released funds to purchase part of the Queen's Surf property for park 

purposes. The Commission then asked the Board to consider requesting a $5,300,000 

bond issue from the Territorial Legislature for the expansion of Walk1k1 Beach open 

Spece.225 

7.3.8 MAUKA SIDE OF ALA WAI CANAL 'EWA OF MCCULLY STREET 

The City Planning Commission's original 1922 Walkl1<T Improvement District 

Proposed Street Plan included park spece approximately 500 feet wide bordering the 

mauka side of the Ala Wai Canal from Ala Moana Park to approximately 2007's 

Lukepane Street This proposed park would have bean bordered by Atkinson Boulsverd 

on the 'Ewa side, crossed Kapi'olani Bouleverd nearthe Kalllkaua Avenue-Kapl'olani 

Bouleverd intersection. and swung Diamond Head to meet the present boundary of the 

Ala Wal Park. 228 
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That portion of the proposed park makal of Kapi'olani Boulevard between 

KaIAkaua Avenue and McCully Streets was Intermittently, afterwards, resuggested for 

open space. This area was originally part of the McCully Trad, which extended to 

Kallikaua Avenue In Waikl'kT. The devalopment of the Ala Wai Canal separated this 

property from Waikl'kT and the development of Kapi'olani Boulevard provided a strip of 

land similar In width to Ala Wai Park between the boulevard and the canal. This strip 

offered an excellent view toward Diamond Head and the length of WaikikT. 

On November 22, 1934, the City Planning Commission was presented with a 

Business Zoning request by the Hawaiian Mortgage and Realty Company for a portion of 

the block bounded by Kapi'olani Boulevard, McCully Street. and the Ala Wai Canal. The 

Commission felt that a better use of the property was as an extension of Ala Wal Park 

rather than as a business area. The Board of Supervisors was requested to consider 

purchasing the property to prevent Its development. m 

The City Planning Commission was again approached by Hawaiian Mortgage 

and Realty on April 18, 1935. conceming the potential use of Its property at Kapi'olanl 

Boulevard and McCully Street As a result. the Commission again contaded the Board 

of Supervisors recommending that the City ad to purchase the property for park 

pUrposes.228 

On AprIl 10, 1941, the City Planning Commission opposed the efforts of Antone 

Marques and Frank James for Business Zoning on the makai side of Kapl'olanl 

Boulevard at McCully Street The Commission reiterated Its long stand that such 

property belonged in the park system. preferring a continuous park strip from KalAkaua 

to Kapahulu Avenues. The Commission recommended to the Board of Supervisors that 

the City purchase the property Itself or request financial assistance from the 

Legislature.228 

456 



No funding was made available for the land purchase and 16,800 square feet 

was granted business zoning. On March 29, 1956, the City Planning Commission heard 

a request from William Heen to further expand the area zoned for commercial use.231l 

No protests having been filed against the rezoning, the Commission approved the 

request on April 26, 1956. The site contained the landmark Everybody's Supermarket 

for many years.231 

7.4 ANALYSIS OF OPEN SPACE 

7.4.1 THE CHALLENGE: PRESERVATION AND ENHANCEMENT OF OPEN 
SPACE 

At the beginning of the 20111 century Territorial officials found themselves with 

conflicting goals over future land uses outside the urbanized area. The population of the 

Territory was growing and the Territorial Board of Health had recommended population 

dispersal as a means to prevent disease. Agriculture as practiced in the lowlands of 

Waiki1<i was Increasingly threatened by sedimentation and cesspools as mauka lands 

ware developed. Simultaneously, the Infant (but growing) tourist Industry centered in 

Waikiki was beginning to conflict with these same agricultural interests as farming refuse 

and animal waste fouled the tourist beach after heavy rains. Furthermore, subclMslons 

were being created adjacent to Honolulu's most popular recreational area-WaikikT 

beach. 

If the area was to be developed, how could its special charms be maintained and 

recreational needs for an increasingly large public be provided for? 

This question became even more acute as Waik1ki increasingly became a victim 

of its own success after the 19208 as the tourism boom raised the financial stakes in 

market investment there. The desire of local governments to grow the economy and 

raise tax revenues also encouraged land use practices that encouraged high density 
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development and threatened open space. Meanwhile, park proponents often found the 

system underfunded for simple maintenance and little money avaUable to acquire lands 

long earmarked for park expansion. This situation led to planner George Houghtalling 

and others to question what kind of WaIklI<1 did the community want-a WalkOO for 

tourists or an area shared by both locel people and visitors? 

7.4.2 PARnCIPANTS 

WalktkT has had a diverse population of stakeholders utilizing open space 

throughout its history. 

It Is a reasonable assumption that those IMng in WaikIkT in the mid 19111 century 

took its open spaces for granted. Those trsveling from town or establishing second 

homes thare would have held a differing view by treasuring its rural atmosphere. 

The first permanent opan space, the center of Kapi'olani Park, was created In a 

little used dry land area near the beach homes of the upper class. Members of the 

Kapi'olani Park AssocIation ware content to use this central space for horse racing and 

polo. Members of the general public were welcomed as spectators to these events. 

The conversion of Kapi'olani Park from private to public use, the non-renewal of 

lot leases, and the purchase of the Natatorium site led to the opening of beach access. 

This greatly increased and diversified the users of the area. Territorial Fairs, agricultural 

and military exhibitions, the Zoo, the original Aquarium, park bandstand, and beach all 

made Kapl'olanl Park the city's most Important recreational area. 

Residents of private homes along the beach benefited from public upkeep of the 

parklands in front of their properties until the Territory and City began reacquiring or 

condemning their lots. The owners of such lots generally viewed the "threat" of 

acquisition as a "blight" on the use of their land, and resisted actual condemnation over 
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fears whether they would receive just and timely compensation. Yet conversion of 

private property into public park space guaranteed access as construction Increasingly 

crowded beachfront properties and cut off access to the beach itself. 

The development of public open space mauka of Ala Wal CanaJ was a postscript 

to the govemmental decision to urbanize the area. There landowners unwilling or 

unable to adapt lost their properties through condemnation or purchase while lessess 

were deprived of their agricultural livelihood. The new parks, however, acted as a 

reserve area for flood overflow to protect the newly raised lands makal. The parks 

benefited subdivision landowners facing them, as wall as Territorial Falr patrons and 

exhibitors, canoe riders storing their craft, and later both players on the Ala Wal Golf 

Course and patrons of the McCully Clubhouse. 

Ala Moana Park, a project of the Parks Board with major input from the Outdoor 

Circle, replaced mostly unused tidel flats. The new park was designed as a multi-activity 

facility. Patrons could enjoy picniCS, tennis, baseball, lewn bowling, and boating. (The 

beach was not added as a general public amenity until the 19508.) 

Differing scenarios created for Magic Island proposed it as an addition to park 

space, a commercial venture, or a mixture of both. Development would have destroyed 

numarous surfing sites makai of Ala Moana Park. Construction of tourist facilities as part 

of the project would have added to both the employment and tax bases but would have 

forced commercial traffic to commute directly through the park. The Territorial Harbors 

Division's proposal to locate new hotels In the existing Ala Moana Park would have 

destroyed the park entirely. 

Similarly, boat owners might have prefemad the continued expansion of Ala Wal 

Boat Harbor, but this required dredging of the reef and construction of sea walls which 

would have also destroyed surf sites. 
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Creation of Duke Kahanamoku Beach provided some compensation to the 

general public for loss of the narrow beaches that existed where the Ala Wal Boat 

Harbor was built Developer Henry Kaiser benefited from the project by acquisition of 

additional land for his hotels and the adjacent wider beach. 

7.4.3 VISIONING 

Much of the visioning for future WaikikT open space during the study period was 

undertaken by govemment officials, those close to govemment decision makers, or 

privete developers. Examples include the desire of Govemor (and developer) Charles 

McCarthy to preserve the open space mauka of the Ala Wal Canal; the Outdoor Circle to 

create Ala Moans Park out of the trash dumps and tidal flats makal of Ala Moana Road 

(Boulevard); the ideas of planner Charles Robinson and Legislator Ben Low to connect 

parks at either side of WaikIkT. 

Unfortunately, the one major privete landowner initiative to donate park space, by 

Archibald Cleghom at 'Ainahau, contained unusual stipulations that were used by 

potential trust beneficiaries to block acceptance of the gift in the Territorial Legislature. 

The major theme of popular visioning was shown repeatedly in the public's 

demand for access to beaches. First heard In the outcry against seiling leased 

Kapl'oIanl Park beach lots to raise money for the prison system in 1919, this idea would 

be heard again during debates to acquire such properties as the CUnha and Ward lots in 

the 19408 and the Steiner lots in the 1950s. 

Another example of popular viSioning was public pressure to increase the size of 

the golf course at the Territorial Fair Grounds. The Ala Wal Golf Course eventually 

consumed the whole property, and fair events, such as the Farm Fairs, ware relocated to 

sites such as the McKinley High School campus. 
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7.4A PLANNING PROCESS 

As with visioning, most of the planning for WaikIkI's parks was "top down" in 

character, periodically influenced by pubUc opinion and the real estate markel 

Major plans began with the 1876 creation of the "Kapi'olani Park" real estate 

project using govemment lands under lease and other private property. DurIng 1896-

1898 Investors WilHam Irwin and others were able to renegotiate the boundaries of the 

"Park", and a Honolulu Park Commission was created to administer the property. 

Public uproar over a govemment suggestion to sell further beach lots to raise funds for a 

new jail forced the govemment to change course and develop policies favoring beach 

front lot acquisitions. 

During the second decade of the 2ot" century the growing success of Territorial 

and other fairs held at Kapi'olani Pari< began to threaten the Park's Vlctoria~ra 

landscaping. It was decided to move such mass events to a new, undeveloped, nearby 

site mauka of the projected Waik1kT drainage canal. Unfortunately, the move coincided 

with the development of other, newer forms of mass entertainment such as radio and 

movies. The Fair Commission found itself in need of funds and constructed a small golf 

facility to both utilize the site and raise funds. The golf facility proved so popular that 

further land wes acquired and the property became dedicated solely for golfing 

purposes. 

While the 1906 Pinkham Plan for Waik1kT reclamation did not eddress open 

space, the 1922 City Planning Commission Street Plan for the WalkOO Improvement 

District set aside large areas for the future Ala Moana Park and a strip park along the 

mauka side of the WalkOO drainage canal from Ala Moana to the Territorial Fair Grounds 

In order to surround Waik1kT with open space and connect Ala Moans with Kapl'olanl 

Parks. 
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Ala Moana Park (originally Moana Park) was the project of the Shade Tree 

Commission, the Outdoor Circle, and the Honolulu Park Board. Based on a central open 

spece and ponds on either side, the Park sought to use ideas popular in the 19308 that 

focused on organized children's play and active physical exercise. 

The 1941 WalkTkT Beach Plan sought to ensure public access betwaen the 

Moana Hotel and the Diamond Head Terrace subdMsion. This long range plan took Into 

consideration continued population increases while attempting to prevent beach side 

private development by deslgneting specific private propertias for 81:quisltion. 

Duke Kahanamoku Lagoon and Beach ware part of a public policy to restore the 

width of WaikTkT beach. This idea was to fill a stagnant pocket of water adjacent to the 

Ala Wai Boat Harbor and turn it Into a wider sandy area with a protected beach side 

pond for family activities. 

7.4.5 IMPLEMENTATION 

The first "perk" project, Kapi'olanl Park, was a privata project in which the 

Hawaiian government contributed land because no public funding was available. The 

private developers, although themselves cash strapped, developed the Makee lagoons 

and racetrack to which the public was Invited. Public access to these facilities, 

combined with the traditional Hawaiian use of the nearby ocean, encouraged 

reorganization of the operating agreement betwaen perk leaseholders and the Hawaiian 

government. This situation was taken advantage of during the Republic by William Irwin 

and others who acquired fee simple title to prime beach front lots In exchange for mauka 

acreage. When public Indignation arose at government proposals to sell off leasehold 

beach lots, officials reversed themselves and Initiated a program of expansion of public 

beach properties instead. 
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The first major beach acquisition, known today as the Natatorium property, was 

dedicated to Hawsl'l veterans of the First World War and financed by a Territory wide 

tax. The Cunha and Ward properties would later be acquired by the same method. 

other Kilhl6 Beach Park additions, such as the Steiner properties and Queen's Surf, 

ware championed by Mayor John Wilson and the City Planning Commission. Financing 

came through general munlcipel funds with periodic assistance from the Territory. 

The Territorial Fair Grounds ware initially a project of Governor Charles 

McCarthy, using Territorial appropriations to purchase property from the Bishop Estate 

and dedication of existing Territorial lands by decree. Additional properties ware 

acquired through condemnation and purchase In the mauka-'Ewa direction In order to 

expend the popular golf facility administered by the Fair Commission. 

Ala Wal Park also was the result of a project of Governor McCarthy's. The land 

had originally been acquired through condemnation, land exchange, or purchase as part 

of the WaIklk1 Reclamation Project to potentially provide needed fill. McCarthy 

dedicated the land for park purposes in 1920. The property was later included In the 

Territorial Fair Grounds before being rededicated for park use by Governor Lawrence 

Judd In 1933. The small perk at the mauka-Dlamond Head comer of the McCully

Kapl'olanl Boulevard Intersection, named for Judd, is a remnant of this action. 

Ala Wal Promenade was built over a proposed road right of way along the 

mauka-'Ewa end of the Ala Wal Canal between Kallikaua Avenue and Ala Moans 

Boulevard. The road was not built beceuse It was determined thet doing so would 

further complicate traffic petterns on Kallikaua Avenue and Ala Moana Boulevard. 

Ala Moana Park was created through the efforts of the Honolulu Park Board and 

the Outdoor Circle. The federal government turned rights to the reef area over to the 

Territory which then transferred administration to the City. Funding for the project was 
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always limited, with private money used for landscaping, Depression era federal work 

programs providing most of the labor, and Park Board architect Bent designing 

utilitarian, but faneiful, bridges, walls, and gates for the facility. 

Duke Kahanamoku Beach was financed through legislative appropriations and a 

public-private partnership between the Territorial Board of Harbor Commissioners and 

developer Henry Kaiser. Kaiser exchanged his offshore rights for fee title to a specific 

area of shallow water and built the lagoon. The Territory built a protective breakwater 

and installed the beach, agreeing to not build any tall structura that might impede views 

from Kaiser's new hotel. 

7.4.8 DISTRICT EVOLUTION 

Considering the often limited resourcas at their disposal. the municipal parks 

departments were able to use master design elements of the Waiklki Reclamation 

Project to create a diverse, but integrated, system of open spaca catering to differing 

public tastes. 

Kapi'olani Park, for example, has lost many of the Victorian era elements that 

characterized it, including the Makee Lagoons, landscaping near the bandstand, and the 

outer ring of upper class period housing. The park has, however, maintained its human 

scale, such as the ironwood trees planted by Archibald Cleghorn along the original 

Kalakaua Avenue perk alignment, a partial outline of the racatrack, and the rebuilt trolley 

stop. Additional elements invoking the period include street furniture and a new, round 

bandstand. 

Acquisition of the Natatorium and other propertias along Kalakaue Avenue was 

so successful that most local residents cannot envision Kapi'olani Park without its 

beaches. Just as important for the local economy, the acquisition of beach front lots 
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toward the Moana Hotel physically opened up much of the center of Walkl1<T, helping to 

preserve the reason for visHing the area and preventing a ·concrete canyon" effect. 

Ala Wai Golf Course retains no reminders of its original purP0S8 as a Territorial 

Fair Ground, but has preserved the mauka views along both the Ala Wal Boulevard and 

portions of Kapahulu Avenue that were a favorite of photographers from the late 19f!o 

century. The course, as the most popular public links in the United States, exemplifies 

adaptive reuse of a public asset and the satisfying of an amenity demand by a vocal 

portion of the body polHic. 

Ala Wai field, as mentioned earlier, acts as a community park for the MO'IIi'i11 

community mauka of it and preserves mountain views from WaiklkT . 

Extension of the Ala Wai Park through to Ala Moana Park advocated by Eben 

Low was only partially completed, as the majority of the property Diamond Head along 

Atkinson Drive and makai along Kapi'olani Boulevard was instead SUbdivided. Only the 

narrow Ala Wal Promenade was constructed, using an existing road right of way. 

Advocates of building a road on the site were repeatedly silenced as construction of 

such a road would have greatly increased traffic congestion at new Intersections 

between the proposed road and both Kalikaua Avenue and Ala Moana Boulevard. 

Ala Moana Park has maintained much of its original design as a mUHi-sport 

recreation facility, despite its dry climate, neglect during Worid War II, construction of the 

Magic Island offshore, and great increase in patronage. The major change to the park, 

the construction of a beach, provided the pubDc with an alternative to crowded WalklkT. 

The Beach Walk and Princess Ka'iulani Triangle Parks inHiated the further 

creation after 1960 of a series of small public open spaces useful in counteracting the 

Increasing density demanded of private property by market forces. These included the 

WalklkT Gateway Park at the comer of Kalikaua and KiihiO Avenues, a series of 
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miniparks constructed as part of the KOhii! Avenue widening project between Ke'iulanl 

and Kepahulu Avenues, and a park yat to be built at Royal Hawaiian Avenue and Aloha 

Drive. 

7.4.7 LESSONS FOR THE FUTURE 

The location of parks and open space surrounding Waik1kT has, along with the 

Ala Wal Canal. helped to define the WaOOkT peninsula. This definition hes Umited the 

amount of land available for development and thus encouraged redevelopment 

The general public In Hawsl'l has a sense of possession of its beaches. This 

was illustrated initially when the Territorial government suggested selling off, rather than 

regaining, lands located in Kepl'olani Park that had bean leased to privete parties. 

Public anger over the proposal forced the government to reverse its course. Acquisition 

of indMdual beach properties through the early 19608, the Save Diamond Head 

movement of the mid 1960s, and the later purchase of two beach lots confirm this. Any 

attempts to further develop privete beachfront property In the Diamond Head area ere 

likely to again meet fierce public opposition and condemnation of the property Involved

a fact that planners must consider. 

Similarly, the general public In Hawsl'l has developed a sanse of possession of 

its parks and open space. Examples of this ware the successes of the Kepi'olanl Park 

Preservation Society to prevent a fast food restaurant chain from becoming established 

In that park and the community effort to preserve the old Honolulu Stadium site as a 

permanent public open area. 

The Parks Commisslon/Department of Public Parks and Recreation and the City 

Planning Commission wished to extend park space for future needs. While advanced 

action might logically have allowed increased acquisition of park space at a lower cost, 
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such projects require a feeling of "ownership" by large enough numbers of the general 

public to convince policy makers to "buy in" to the proposals. The need for public 

consensus takes time to develop and express itself, placing it in conflict with the desire 

of the private real estate market to move ahead with development as quickly as possible. 

The plans for expansion of public open space devaloped in the 1920s stili remain 

incomplete. The makai side of Kapi'olanl Boulevard between Kalikaua Avenue and 

McCully Street, for example, continues to offer potential recreational space and 

expansive views If a few acres were to be purchased. Proposels to restore lost park 

space along the Kaka'ako waterfront recently received large scale popular support. 

While there often existed a wealth of ideas and suggestions proposed to the 

Parks Commlssion/Department of Public Parks and Recreation and the City Planning 

Commission for creation of parks, both bodies often bemoaned the low and Irregular 

leval of financing of the park system. It wes unfortunate that the Parks Commission was 

not allowed to maintain its own separate funds. A minimal separate genaral tax 

dedicated to parks, as employed by some mainland communities, could have better 

protected existing park assets from "boom and bust" budget cycles; and been employed 

to facilitate planning and acquisition of additional park space. (Such a fund would hava 

been Invaluable when unaxpected opportunities arose.) As it was, the City Planning 

Commission and Building Department acted as the bulwark of park expansion and 

protection between 1939 and 1959 through the zoning laws and building codes. The 

Commission has since been reorganized from an administrative to an edvlsory 

organization and thus no longer has such power. 

The City Planning Commission's and Parks BoardIBoard of Public Parks and 

Recreation's desire to acquire additional ocean front park space has been endorsed as 

good public policy by the increased public use of the beaches. Changes in attitudes 
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toward private property has been key, as in the 1960s a new storm grew over the 

development of private lands in and near Diamond Head Terrace for high rise use. 

Wherein the 1940& and 19508 landowners were successful In forcing development by 

declaring that the government wes otherwise creating a "blight" on their lands by denying 

development, by the late 1960s it had been recognized that denying such upzonings 

could preserve the desirability of a neighborhood as an investment. Government then 

demonstrated its willingness to prevent such high rise development by purchasing two 

Diamond Head Road properties outright. These government actions have assured that 

the Diamond Head area has since been preserved as a desirable, albeit high priced, 

mostly low rise rasidential area. The further encroachment of high rise structuras around 

the base of the crater was also prevented. 

The multiple employment of park facilitias in and around WaikOO has led to 

Intense use. Politicians have frequently looked upon the increased revenues from such 

facilities as the Ala Wai Golf Course as a source of "free money" to be put to other uses. 

This is a fallacy. The increased use of park infrastructure by the tourist Industry requlras 

that those additional revenues be expended to provide the high level of maintenance 

necessary to prevent environmental and facility degradation. Poorly maintained facilities 

can only lead to patron dissatisfaction. 

Lastly, it should be noted that the government subsidy of park activities Is 

obviously welcomed by a public otherwise burdened by the high cost of Jiving in HawaI'i. 

Visits to the beach, tennis courts, baseball diamond, or picnic spot certainly help stretch 

the family budget when the costs of other forms of recreation continue to rise. 
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CHAPTER 8: ANALYSIS 

8.1 INTRODUCTION 

Technological Innovation, civic boosterism, political changas, globalization, and 

population pressure ensured that the environment of Waikiki would undergo greet 

change. Examination of the intense urbanization undertaken upon this landscape leads 

to a number of important observations, conclusions, and recommendations. A 

summation follows. 

8.2 OBSERVATIONS 

Examination of the five subject chapters led to a serias of key observations of the 

overall planning process. 

8.2.1 FRAMING THE CHALLENGE 

Prevailing planning and legal theory had fundamental impacts on how the 

problem was both perceived and dealt with. 

At the beginning of the 20111 cantury, Molotch's pro-business elements had 

already created an agricultural industry dependent on overseas markets. This same 

group looked for further means to "modernize" the Islands and further Integrate Hawai'i 

Into the world economy. Hawai'i's tropical climate; and aspecially Waikikfs special 

characteristics of sacred past, dynamic Diamond Head profile, and excellent beach 

offered the potential for a new tourist industry. 

Physically, the development of attractive new urban areas required major 

upgrades in building codas, control of mosquitoes and other potential disease carrying 

pests, and drainage improvements. As "health and safety" were the prime legal 

Justification of government action, the Territorial Board of Health was the natural vehicle 
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for change. The 8oerc1 decided to be proactive, employing prevailing "top down" 

planning theory to greatly expand the role of government planning by proposing the 

WaikTkT Improvement Project. IndMduallandowners considering resisting such plans 

were only too aware of existing laws that threatened title forfeiture in cases of 

noncompliance. 

This evolution of a proactive attitude by local government to faclfltate desired 

development was extremely critical In terms of infrastructure development in the 19208 

and 19308. After large subdMsions had been laid out in Minoa and Kaimuki bereft of 

sewers, sidewalks, curbs, drains, and other Infrastructure, the City reexamined its 

subcflVision laws to set standards and facilitate construction of infrastructure before 

subdMsion occupancy began. The result was, as Garvin suggested, those subdMslons 

having the new Infrastructure inveatments were considered more deSirable and enjoyed 

more parallel private invaatment. 

Importantly, the concept of private property evolved during this period. The 

proposal of the City to impose building satbacks on private property for beautification 

purposes was initially rejected by the courts, leading the City to support a series of 

private property covenants along Ala Wai Boulevard and then enter Into an agreement 

with private property owners along Kallkaua Avenue that, in effect, traded business 

zoning for increased sidewalk space. Ultimately as legal definitions became more 

liberal, the courts allowed the City to require building setbacks and negotiate with 

developers to allow greater building height in return for further ground level open space. 

Another example of the evolution of private property rights and its effects on the 

planning process was the conflict over beach front property designated by the City 

Planning Commission for public park expansion. Throughout the 19408 and 1950s 

private landowners were able to frame the argument that the City must either purchase 
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their properties immediately or allow up zoning. In the 1960s the City would refralne this 

si1uation by i1s willingness to immediately condemn the land, thus ending the up zoning 

argument and preserving the existing community. 

8.2.2 PARTICIPANTS 

The development ofWaikOO led to a gradual, but Incomplete, demOC/aHzation of 

the planning process. 

WalkTkT, with i1s rich agricui1ural and ocean rasources, had been a seat of 

political power in pre-contact times. Kamehameha I and his descendants foDowed this 

example by establishing homes there. The Kallikaua dynasty and members of the 

upcoming entrepreneur class also did the same nearby. Thus WalklkT hed a long history 

of power brokers and non-participant commoners living side by side. 

Declines in the Native Hawaiian population, the creation of great landholdings 

and local mercantile factors after the Great Mahele, and the overthrow of the monarchy 

altered the composition of the elite and empowered entrepreneurs such as Walter 

Dillingham to remake WaikOO. Dillingham, the former employer of Board of Health 

President and Hawai'l Territorial Governor Lucius Pinkham, wes a major WaJk1kT 

landowner, owner of the major dredging company In the Islands, and member of the 

original City Planning Commission. DllUngham was able to obtain govemment financing 

for the Reclamation Project and convince most area landowners of the project's 

development potential. The result was the breakup of many large Kona landholdings 

and the Initial creation of an urbanized WaiklkT as a single family residential area. This 

new group of small landowners required at least token efforts at consultation in any 

further planning process. 
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The commercial potential ofWaiklkT as a resort and business area In the 1920s 

led to conflict within landowning groups as established residents resisted and other 

landowners supported the development of the amusement park. The capitalists and 

commercial focused landowners won first the battle to build the park, then gained 

business zoning the length of KaIAkaua Avenue, and finally obtained the right to operate 

"auxiliary" businesses on hotel premises. Thus began a continuing battle for space 

between commerce and residents, exacerbated by the increased densities of high rise 

business, hotel, and apartment buildings. 

The ever increasing cost of investment in WaiklkT real estate steadily encouraged 

both landowners and developers to maximize use of private property. Larger property 

owners were able to negotiate with the City for additional height in return for ground level 

open space. Such height bonuses also encouraged large landowners to buy out 

adjacent small lots to further expand their developments. Conversely, smaller 

landowners unwilling to sell out were unlikely to receive density benefits because of the 

difficulties in raising capital and the lack of a legal apparatus to facilitate conglomeration 

of multiple small lots. Thus small landowners (and increasingly, apartment owners) 

were, by the 1950s, stili rarely represented in groups advocating WaIklkT improvements 

or the City Planning Commission (Amsteln's Tokenism). This frustration of small 

property owners was particularly apparent during public hearings held by both the City 

Planning Commission and Board of Supervisors to widen KOhia Avenue-an action by 

the City that would have made many small lots untenable. 

Most severely shut out of the political/decision making process historically had 

been WaikikT lessees. During the early 19th cantury those IMng on the land could be 

periodically called upon by the aristocracy to engage in building roads that would be of 

little direct benefit to themselves (Arnstein's Non-Participation). During the Reclamation 
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period, agricultural lessees were offered minimal amounts of compensation (If any) for 

damage to their farms before they were ordered off the land (Tokenism). Only by the 

19508 had lessees of the Queen Uli'uokalani Trust gained both legal standing and 

understanding of the planning process to become part of the vocal opposition which 

ended the Kalilkaua Realignment Project (Amsteins's Citizen Power and Fainstein's 

Bureaucratic and Legislative Enfranchisement). 

Meanwhile, non-WaikJkT residents had became increasingly shut out of WaikJkT 

as free parking became nearly impossible to find and ground lease rents forced the cost 

of recreational amenities in the district to climb out of proportion to other areas of the 

city. For local residents, WalkTkT increasingly was viewed more as an employment 

center and a congested area otherwise to be avoided. This being the case, WalkTkfs 

problems were often viewed by locals as something to be solved by the visitor industry. 

This political alienation ironically came st a time of increased economic importance of 

Waikil<T in the island economy. A political backlash to years of political domination by 

the business oriented Republican Party and increased non-local control of capital led to 

local govemment reductions in WaiklkT infrastructure investment 

8.2.3 VISIONING 

Undoubtedly most participants in Waikil<1's history held some views of a preferred 

future. The realities of political inclusion as discussed above, however, determined 

which visions were seriously considered or acted upon. 

Members of the ali'i and the new mercantile aristocrecy were able, at the middle 

and end of the 19" century, to create their own private utopias along the beach. Private 

developers such as Bruce Waring and William Achi began to sell small pieces of this 
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paradise to those independently wealthy enough to remaln in the area or who could 

afford the time and expense of commuting over the poor roads to town. 

Large scale visioning for Walk1k1's future began with the Board of Health. The 

Board decided to recommend population dispersion, building codes, and infrastructure 

development in order to prevent the spread of disease. The result would be a grid Iron 

pattern of new neighborhoods facing the ocean. President Lucius Pinkham sew the 

project in Molotch terms-seeking to attract upper class mainland investors to live within 

the project. 

In contrast to the grid iron plat of Pinkham, Planner Charles Robinson in 1906 

advocated a system of winding streats with planted trees, construction of parklands 

makal of Ala Moana Road, scenic upgrades of both Ala Moana Road and WaJklkT Road 

(KaJlikaua Avenue), expenslon of Kapl'olani Park to the ocean, and acquisition of the 

Interior of Diamond Head Crater. 

The City Planning Commission combined elements of both the Board of Health 

and Robinson's concepts by the eddltion of open space both 'Ewe and mauka of the 

proposed drainage cenal. 

In 1919 noted architect Charles Dickey sought to resurrect the non-grid street 

concept through a series of newspaper articles and lectures. He was unsuccessful. 

Construction of the Walk1ki Reclamation Project and City Planning Commission 

Street Plan greatly increased the population of the area and encouraged improved public 

transportation there. These factors, plus the huge crowds drawn to fairs held at 

Kapl'o!anl Park, led Investors to envision an amusement park facility In WalkOO. The 

park then acted as a cetaJyst for further commercial development which spread from 

property opposite the park to cover the length of KaJlikaua Avenue. 
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The commercial success of WaikOO led government to view the area as a new 

source of employment and tax revenue. Meanwhile, developers invested greater sums 

of money In facilities while hoping for greater returns. Increased densities made access 

more difficult for local residents. The desirability of WaikOO pushed up rents in the area 

and made WaikOO a more expensive district in which to live. Planners asked what kind 

of WaikOO was desirabie-a Waiki1<T for tourists or a WaikOO for both tourists and iocai 

people? 

8.2.4 PLANNING 

Comprehensive planning. first undertaken in Walki1<i. provided the framework for 

government development procedures in new areas such as Kapllama and the 

integration of older street grids such as those in M6'i1i'i1i. 

Indeed, the 1906 Board of Health plan was a remarkably comprehensive 

document. including provisions for street layouts, street curbing and drains, utilities, 

sewers, lot sizes. and building code elements. Very importantly, canals were chosen 

over an extended system of box drains. 

The 1922 City Planning Commission Street Plan took the Board of Health's plan 

further by Including In its planning specific sites for Ala Moana and Ala Wal Parks and 

the Territorial Fair Grounds. The Commission's plan paid further adherence to the 

natural envlronment by refocusing the street grid mauka-makai to allow trade winds 

better access to fan through the streats while providing more mauka-makai views. The 

Plan directed the eventual completion of KOhl6 Avenue across the length of the 

peninsula from Kallkaua to Kapahulu Avenues. The Plan also directed that Kapl'olani 

Boulevard swing mauka from near Kaliikaua Avenue in order to cfirect through traffic 

away from WaIkOO. 
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Zoning was undertaken in the 1920s for the same reasons it was undertaken on 

the mainland-separating incompatible land uses (business, residential, and industrial) 

and maintenance of private property investments. Business zoning was thus granted 

initially near the site of existing commercial activities (the amusement park) and soon 

spread as a business strip the length of the main street of the area (Kalakaua Avenue) 

because capitalists and landowners both felt that such zoning offered higher retums. As 

low rise "residential hotels" ware already wall established in the "better" sections of 

Maklki and lower Minoa, it was not considered a conflict to mix hotel and residential use 

in the same zoning category. 

The commercial success of WaiklkT encouraged landowners and developers to 

reinvest by erecting second and third generation structures. The need to borrow, pay 

taxes on the improvements, and pay mortgages on the facilities, all enticed the 

maximum use of private properties in order to meximize revenues. Govemment also 

became dependent upon both the additional tax revenues created by development and 

the employment generated by the new facilities. Plans such as the Chamber of 

Commerce's Kalakaua Avenue Realignment Project, the Board of Harbor 

Commissioner's WaikTkT Beach Restoration Project, the Bennett-Maier Study and 

Recommendations for the Development of Waik1kT, and the Belt, Collins WaiklkT Traffic 

and Land Use Study all tried to examine how WaikOO might continue to grow without 

lOSing those qualities that made it first attractive. Such ideas would later come to be 

discussed in terms such as "sustainabillty", "human scale", and "sense of place", 

reflecting Kotkin's ideas of maintaining "sacredness", "safety", while encouraging 

"commerce". 
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8.2.5 IMPLEMENTATION 

Implementation depended upon the prevailing political context. 

The mercantile aristocracy In control of the islands in 1920 was able to use legal 

rulings to force compliance with land fililng upon penalty of forfeiture of land title. The 

govemment also made excellent use of reorganization of land plats and land exchanges. 

Garvln noted the govemment's ability to encourage desired private Investment 

through strategic Investment of its own. The government was mostly successful in 

encouraging private land developers and landowners to adhere to its system of street 

grids by reorganizing its Improvement District laws. Such laws gave financial assistance 

for Infrastructure and assured quality of development. Street Frontage laws also helped 

Improve Infrastructure in established communities through joint financing with adjoining 

landowners. 

Government was able to utilize federal Depression Ere public works funding and 

labor to Improve Ala Moana Park, construct walls along the Ala Wai Canal, install sewer 

trunk lines, and many other projects that Improved the ability of Walk1kT to 

accommodate growth. 

Federal funding was also utilized to widen and straighten Ala Moana Boulevard 

after World Wer II. 

Enforcement of the zoning laws proved problematic when government sought 

compromises between differing private Interests. Examples include the gradual growth 

of commercial zoning at the expense of WaikIkT residents; the desire of hotels in the 

Hotel and Apartment Zone to have dining facilities on site expanded into nightclubs; and 

businesses Simply operating illegally In areas zoned Hotel and Apartment. WhIle the 

City Planning Commission and building department waged periodic campaigns against 

the latter, the growth of commercial acreage reflects a pro-business bent by government. 
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Although the City Planning Commission was not able to acquire all the beach 

front property envisioned in the 1942 plan for WaikJ1<T beach, the properties acquired, 

such as the Steiner and Cleghorn lots, proved invaluable contributions to maintaining the 

character of central WaikikT. (It probably is no coincidence that developer Christopher 

Hemmeter undertook multiple negotiations with landowners to lease land for his 

luxurious Hyatt Regency Hotel directly across from the public beach now existing on the 

former Steiner and Cleghorn properties.) 

Unfortunately government contnbuted to WalkTkJ's problems by periodically 

granting business or high-rise zoning in areas without the proper illf. &structure to 

accommodate such activities. Examples Included Lewers Street and the Kekio areas, 

where sidewalks were too narrow for foot traffic or simply non-existent; delivery vehicles 

were forced to load and unload on the streets; and emergency vehicles (such as fire 

trucks) ended up blocking traffic for blocks when attempting to do their jobs. 

8.2.6 AREA EVOLUnON 

WaikTkT evolved from a rich agricultural district, into a village, isolated residential 

areas, then a mostiy first class residential area, to an Increasingly vibrant commercial 

and apartment district, and currentiy into a world renowned resort. 

The most successful transitions ware those done under the auspices of 

comprehensive planning. 

• The 1906 Board of Health plan determined the drainage system, Ala Wai Canal, 

KalAkaua Avenue Bridge, and the walkable size of the peninsula. 

• The 1922 City Planning Commission plan organized the infrastructura design for 

the peninsula, shortened street blocks to ease access to the beach, and 

designed the park system surrounding WaikTkT. 
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• The 1922 imposition of zoning led to the commercialization of Ka/likaua Avenue. 

Business zoning began to grow slowly on the mauka side toward Kahle Avenue. 

Commercial activity in "Hotel and Apartment" zones was also aided by 

businesses theoretically limited to hotel guests and service operations in the 

growing number of large apartment complexes. 

• The 1931 plan for Ala Moana Park includes the McCoy Pavilion, named for the 

Parks Board Chairman who, along with the outdoor Circle, championed its 

construction. Similarly, the Ala Wal Clubhouse continues to serve mostly locel 

patrons from the Me'iIf'i1i area. 

• The 1935 plan to expand the Ala Wai Goff Course ultimately led to the complete 

dedication of the former Territorial Fair Grounds to the game. 

• Fort DeRussy remained mostly as open space due to the refusal of the United 

States Army to lose its recreatfonal center for additional hotel construction. 

The largest growth problems occurred when comprehensive plans were ignored 

or only short term projects attempted. 

• The non-completfon of the Ala Wal Canal left the Diamond Heed side of the 

waterway stagnant and the central portion of the canal subject to alluvium 

deposits from the Minoa-Pilolo Drainage Canal. 

• Maintenance of non-visible infrastructure, such as sewers and drainage systems, 

wes often Ignored until the situation became critical. 

• Widening of Kahle Avenue wes postponed in the 19508, resulting in a much 

more expensive widening project later. 

• Private development was allowed in areas without infrastructure upgrades in the 

Lewers, Keldo, and 'A!nahau areas, resulting In crowding, drainage problems, 

risks to pedestrians, and delivery challenges. 
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8.3 CONCLUSIONS 

8.3.1 SENSE OF UNIQUENESS 

Kotkin's three elements of urban development and sustainability-sacrecl space, 

safety, and commerce-have reflected the growth and future success ofWalk1ki. 

Blessed with natural land and ocean resources, successively the location of heiau 

(Native Hawaiian religious structures), the homes of monarchs and mercantile elite and 

uppar cless resort, the area was imbibed with romantic advertising from the mid 19th 

century. Waik1kT, howaver, was subjected to a number of conflicting demands. Greater 

numbers of tourists came to visit becausa they sought a new experience while wanting 

the safety and the familiar creature comforts that they were used to back home. 

Developars wished to maximize their return on investment. Government wanted to 

expand the economy. Locel residents wished to malntaln a sensa of continuity that 

supported a sansa of community. Waikil<T had mixed success in maintaining the sansa 

of place, safety, and commerce upon which its viability depanded. 

Fortunately, the compactness of WalkikT always encouraged a sansa of human 

scale. The sansa of place has been facliitated by nature with the prominent position of 

the Diamond Head landmark and the beach itsalf. Planning has also made major 

contributions by providing public open space along the shore at Ala Moana, KIlhi6, and 

near Kapi'olani Parks; presarving mauka views along Ala Wal Boulevard; and creating 

public activity centers such as the Honolulu Zoo, Kapl'olani Park Bandstand, and the 

WalkTki Shell. 

What is unfortunate is that a unique building architectural style did not prevail In 

WalkTki as it did in such places as Santa Barbara, California. Substantial old Island 

homes, featuring wide outside lAnais (porches) to take advantage of tradewinds or the 

high roofed bungalows of architect Charles Dickey did not survive land speculation, 
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subdivision, and urban crowding. Private projects such as the Royal Hawaiian and 

Moana Hotels may have become familiar fixtures of the landscape, but neither could be 

considered "Hawaiian" in architecture as they were modeled after similar facilities built 

elsewhere. Even government efforts to ensure design standards, such as the 

agreement between Realty Associates and the City to require archItecturel examination 

of building plans along KaJilkaua Avenue were mostly unsuccessful. 

Nevertheless, the human scale of Waik1kT's layout has proved to be the most 

successful means of perpetuating the area's character. 

• Plans for a beachfront promenade, first enunciated at the beginning of the 201ll 

century, were partially realized In recent years makel of portions of Kapl'olani 

Park under Mayor Jeremy Harris. 

• The mauka-makai street design of Walklki makes It relatively easy to keap track 

of one's location as a pedestrian. 

• Expanding KOhl!) Beach Park into central WalkikT prevented canyonization of the 

main access street as has continued to occur along Ala Moana Boulevard on the 

peninsula. 

• Building setbacks first instituted in the 19208 were supplemented in the 19808 by 

building code changes that encouraged ground floor open space in retum for 

additional building height allowances. 

• Refusal of landowners in the 19408 and 19508 to widen streets in the Lewers 

area in favor of pedestrian access led to efforts to restrict traffic access through 

the area, reorganization of property access to Beach Walk and Saratoga Road, 

and has morphed today into the much more pedestrian friandly Outrigger WaiI<ikT 

Beach Walk project. 
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• The Intemational Market Place was designed and has remained a pedestrian 

experience that is a major node of activity in WalkikT. 

• Proposals were first made in the 1950s to reorganize Kalikaua Avenue by 

moving traffic elsewhere to provide more pedestrian access to the beach. While 

both Honolulu Mayors Frank Fasi and Jeremy Harris began the use of unique 

street fumiture in WaikikT, Harris instituted the use of "Victorian Era" light poles 

and similar Infrastructure as a reminder of the past, narrowed the vehicle portion 

of the Kalakaua Avenue right of way to encourage pedestrian activity, Installed 

special paving on both KOhi6 and Kalikaua Avenuas, and agreed to move 

sidewalks eway from curbs in commercial areas to facilitate businass activity and 

line Kalikaua Avenue with foliage. 

8.3.2 THE IMPORTANCE OF PLANNING 

As was mentioned previously, it was planning that protected many ofWaikikfs 

natural assets, enhanced the urban environment with community Infrastructure, and 

prevented the worst pitfalls of urbanization. Planning allowed WaikikJ to accommodate a 

large population influx and evolve into a world ciass resort. Without planning, WaiklkT 

could easily have simply developed into another nondescript subdMsion. 

Indeed, uncounted seaside developments world wide suffer from non

complementary street grids, laid out by indMdual developers, each subdMsion operating 

with its own particular level of legacy Infrastructure. IndMduai developers on limited 

budgets often face difficulty accumulating enough capital to raise the surface level of 

their indMdual propartles; build cesspools; and either tap on limited municipal water 

systems, build indMdual catchments facilities, or dig their own wells. Such sea level 

status is often compounded by location at the base of major valley drainage systems. 
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Increased human occupation on these lands equals more potential flood victims while 

threatening ground water pollution and subsequent disease. 

In the case of WaikikT, all these limitations were periodicaUy met by proactive 

packages of large scale, comprehensive govemment planning and infrastructure 

investment As Klein would have recommended, professional plannsrs engaged In 

assisting In visioning and goal setting, plan making, development of management tools, 

development reviews, and coordination of public Investments. These Investments 

included both facilities for the general community and Immediate neighborhoods. 

Neighborhood infrastructure included establishment of building and zoning 

codes; provision for water, sewer, and electric lines; dedication of local streets and rights 

of way; construction of elementary schools and neighborhood parks; and establishing 

locations for local business services. 

General community Infrastructure began as a series of Increasingly large 

reclamation projects. Next came development of a web of through traffic routes; 

Intermediate and high schools; a college; water Interchange and distribution systems; 

sewer collection and treatment facilities; regional parks that enhanced district nstural 

resources; and a regional shopping center. 

Many of these facilities were planned and their sites purchased before the 

projected Increase in population reised acquisition costs. Even after Initial plaMlng 

occurred, the City Planning Commission constantly sought to educate the public that 

planning Is a contlnuum-includlng the need to identify and preserve assets for future 

acquisition while recognizing the rights of existing owners to continue present use. 

Planning thus raised the level of both neighborhood and community services and 

amenities in WalklkT to a higher level than would have been possible oth8JWIse

facilities upon which Walklkfs attraction continued to depand. 
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8.3.3 RE-ENVISIONING 

Just as planning Is part of a continuum, re-envisioning must be undertaken 

periodically to ensure that the wishes of the population are considered when economic, 

population pressure, and other forces encourage change in the urban landscape. As 

with original visioning, maximizing perticlpation is important to maximize and evaluate 

options, create consensus and ownership, and encourage action. 

This Is especially important in areas such as Waikl1<T where change has been so 

dramatic and financial investment requirements so great. In 1954 Director of Planning 

George Houghtailing, who had witnessed the metamorphosis of Waiki"kT from a 

residential area into a growing financiai engine for the Territory and foresaw the arrival of 

even larger numbers of tourists, recommended that the City Planning Commission 

refiect on what kind of future Walkl1<T it desired-a Waikl1<T for tourists or a WaikTkT for 

both locals and tourists. While the City did indeed have a Master Plan for the area, the 

Commission was becoming besieged with a large number of planning amendments and 

development proposals and was considering hiring mainland consultants to provide 

guidance. 

Houghtaillng's point was that Waiki"kT had changed and that it was first up to local 

residents and leadership to re-envision a desired Waiki"kT before making any decisions 

on how to create or maintsln It. Unfortunately, unlike the 19208, the (re )envisloning 

process was not sufflcientiy undertaken to create a viable consensus for change and 

sense of ownership of plans. Without any resultant priority list, the great bulk of the 

proposals made during 1954 never enjoyed enough public support to make them reality. 

Most recentiy, the City under Mayor Jeremy Harris Invested considerable 

resources in the reenvislonlng process. While not without criticism, these efforts 
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contributed to community consensus that in turn supported renewed investment in 

Waik1k1's infrastructure. 

8.3.4 DECISION MAKING PROCESS 

It is sometimes heard today that planning has become too unwieldy, that it is 

hard to reach consensus, and even herder to gat firm commitments. Our system of 

separation of government powers is criticized as being too bureaucratic, and reversing 

itself too often. Projects such as tha rapid transit project currently under consideration 

seem to be constantly rehashed and unbuilt. 

Examination of the historical record for major projects such as the around-the

island beit highway, removal of the Queen's Surf nightclub, realignment of KaIlkaua 

Avenue, and expansion of KOhi6 Beach Park were also very controversial In their day. 

Government agencies such as tha City Planning Commission, municipal Parks and 

Recreation, and Board of Supervisors all shared responsibilitias, argued over budgets 

and funding, held public hearings, and reversed thamselves before decisions were 

mede. Yet these exercises ensured wider participation in the decision making process 

than was possible under the more autocratic system operating earlier in the century. 

Decisions were indeed made and the results of those decisions have become an 

accepted part of the landscape. 

8.3.5 TIMING OF DECISIONS 

Government acted both to initiate and direct development in Wail<1kT. WaiklkT 

also served as the catalyst for expansion and innovation in comprehensive government 

programs for infrastructure development and regulation. 

Comprehensive planning was shown to have several advantages: 
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• Large scale planning initiated previous to development allowed acquisition of 

property for public purposes at lower costs than if purchase had occurred after 

area buildup. This also provided the maximum choice of what properties to 

acquire. Examples include the Ala Wai Park, the Territorial Fair Grounds, and 

the width of streets such as Kapl'olani Boulevard. 

• Investment in community-wide infrastructure prior to neighborhood Infrastructure 

benefited both the area to be developed and adjacent communities. This 

assured investors that the new subdivisions would not be dependent upon 

outmoded and undercapacity regional Infrastructure for transportation, schools, 

parks, etc. Examples in Waikild included development of drainage systems as 

part of and after the WaikTkT Reclamation Project, widening of South King Street, 

establishment of Improvement District laws, and the setting aside of regional park 

lands that benefited Kapahulu, Ka/muki, MO'iJj'iJj, as well as Waikiki. 

• Comprehensive planning also helped identify amenities to be acquired in the 

future for public benefit, facilitating budgeting and helping to sustain the value of 

private property in its existing use In the interim. A good example was the 

Queen's Surf restaurant and night club, which was allowed to continue 

operations over several years with the understanding that the City would 

eventually complete the acquisition or terminate the lease in order to Increase 

park space. 

8.3.6 ENTREPRENEURSHIP 

Susan and Norman Falnsteln noted that local and state governments often had 

few offices with staff capable of directing development Yet large scale, comprehensive 

planning required dedicateclleadership to ensure that plans moved from the paper stage 
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to reality. Such Individuals and groups helped focus ideas, designed programs, created 

suPPOrt. found financing, oversaw construction, and monitored operations. Honolulu 

was fortunate to have such leaders. 

Fred Ohrt. for example, as City Engineer, helped to organize a street pattern for 

the Waikiki district that facilitated the development of water and sewer systems. As 

Engineer with the Board of Water Supply, Ohrt oversaw the construction of the municipal 

water trunk distribution systems. 

John Wilson, also trained as an engineer and as Mayor, provided Invaluable 

support for the 1922 City Planning Commission Street Plan for the Waikiki Improvement 

District and enlargement of KOhio Beach Park. 

Governor Charles McCarthy initially preserved the mauka side of the Ala Wai 

Canal as open space. Governor Lawrence Judd reassigned the property back to park 

designation separete from the Territorial Fair Grounds. 

The Outdoor Circle and Park Board Chairman Lester McCoy championed the 

development of Ala Moana Park. 

The City Planning Commission developed the Street Plan for the WaikikT 

Improvement District. oversaw the development of KOhio Avenue from Kallkaua to 

Kapahulu Avenues in order to Integrete the newer and older sections of Waikiki, and 

consistently pushed for further acquisition of private beach lots for park purposes. 

8.3.7 COOPERATION OF PUBUC AND PRIVATE SECTORS 

Government cooperated with private developers to create desired projects that 

neither could individually afford. 

The Territorial and City governments used federal and Territorial funds to 

construct community-wide elements of Infrastructure. Examples of this ware federal aid 
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to highways such as Ala Moana Boulevard; the sewer force main system, the Sand 

Island Treatment Plant; and the Date Street bridge over the Mllnoa-Pilolo Drainage 

Canal. Territorial legislation also guaranteed bonds for the municipal water and waste 

water systems. 

On the neighborhood level the Territory authorized bonds for City Frontage 

Improvements and Improvement Districts and allowed the City to extend the allowable 

term for cost recovery for both programs. The City was thus able to reverse its previous 

Improvement District procedures by working with developers to instell water and sewer 

lines before subdMsions were opened rather than tearing up the streets after area 

buildup. 

All these govemment programs facilitated the construction of housing. 

Developers could feel secure in an established public hearing, stendards, plan approval, 

and financial assistance program to construct their projects. So assured, developers 

were able to quickly meet public interest in the housing market and more willing to cover 

initial project costs than would have occurred otherwise. 

8.3.8 LAND CONSOUDATION 

Unfortunately the cooperation that existed between large private devaJopers and 

govemment which facilitated the construction of large residential developments was not 

later extended to the needs of smaller landowners for lot consolidation purposes. This 

occurred despite the fact that reorganization of land plats and titles has historically been 

necessary to accommodate new uses of land. 

The Walkik1 Reclamation Project was a prime example of govemment 

reorganizing land plats and titles in order to rationalize irregular property lines for more 

systematic development Labeled the "Kuleana Problem" at the time after small 
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irregularly shaped landholdings found throughout the islands, the tenn became appUed 

to any nonrectangular lot By reorganizing plats and titles through exchange, purchase, 

or condemnation the Territory was able to acquire rights of way needed for the Ala Wal 

Canal, Ala Wal Park, and Ala Wal Boulevard. 

Waik11<fs initial urban development occurred on the single family home model of 

small lots. Development since that time has focused on increased density best 

accommodated by land consolidation of these small parcels. The City Planning 

Commission on numerous occasions requested that the Territorial Legislature authorize 

a municipal authority to facilitate such consolidation among small property owners. The 

Legislature repeatedly did not do so, insteed establishing the Honolulu Redevelopment 

Agency to condemn land and reorganize it in the worst slum areas of the city. The result 

of this lack of legislation in WaikOO was high rise redevelopment covering odd collections 

of the original small lots rather than more rational rectangular models. Many small lots 

were also then IefIlsoiated with little immediate potential for redevelopment except 

perhaps as walk up units forced upon their owners by the property tax laws. 

8.3.9 INTERACTION OF ACCESS AND LAND USE 

One of the main focuses of the 1954 Bennett-Maier report was the Interaction of 

transportation and land use. Understanding the symbiotic relationship between access 

and land use Is vitally important for planning purposes: improved access encourages 

intensification of land use. Unfortunately, increased density of land use places stress on 

the existing transportation system. 

WaikOO is a good example. Improvements to Kall1kaua and Kapahulu Avenues 

and the extension of Ala Moana Boulevard at the tum of the 20th century fostered the 

development of the first subdivisions of WaiklkT. The resuHant increase In transient and 
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permanent populations placed strain on narrow streets in the Lewers, '}Jnahau, Royal 

Grove, and Keldo areas. To relieve these problems the Territory and City upgraded road 

width requirements for the WalkikT Redevelopment areas, widened Saratoga Road, 

instituted a series of one way streets, banned some curbside parking, limited rush hour 

parking, installed parking meters; extended and widened Ala Moana Boulevard, widened 

and connected disjointed sections of KOhlI; Avenue, and requirad off-street parking. 

Simultaneously the City increased allowable building heights amid periodic building 

booms that coverad lots to the legal maximum. 

The result was increased automobile congestion and declining motor vehicle 

access to WalklkT. This has cost WaikTkfs economy local business in the form of closed 

former first run theaters and other diminished retail business. 

What is remarkable is that WalkTkl's design and size make it walkable, and its 

primary attractions continue to be within this walkable radius focused upon the beach. 

The importance of preserving this feature in the public mind can be traced in the media 

back to the 1950s through discussions about sidewelk widths, bus access, concrete 

canyons, and foliege preservation. These concerns would leed in the 1980s to 

proposals for grade separated mass transit and building height allowances in exchange 

for ground level open spece. WalkTkl's compectness continues to encourage the 

pedestrian model no matter how much we have tried to impose the automobile upon it. 

8.4 RECOMMENDATIONS 

Examination of the development of WalklkT to 1959 leads to a number of 

recommendations for Waiklkfs future and for other projects. 

• SustaInable urban development must balance preservation of a unique sense of 

place, a feeling of personal security, and encouragement of private commercial 

enterprise (Kotkin's thesis). WaikTkT, for example, must continue to differentiate 
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itself from competitors such as Miami Beach and Las Vegas; and retain a low 

level of crime; while encouraging economic redevelopment. 

• Regional, comprahensive planning should begin as early as possible. This 

provides the largest number of options, can help control costs, and allows the 

graatest amount of time for detailed option evaluation. 

• Comprehensive planning must include periodic maintenance and raplacement of 

infrastructure in order to lessen the chance of cataclysmic failure of vital sewer 

and water systems. 

• Input should be requested eariy from as many stakeholders as possible. This 

provides a multitude of options, facilitates realistic user evaluation, and promotes 

"ownership· of both the process and plan product. Ownership becomes very 

Important because it is public awareness and pressure on political leaders that 

determines both the form and funding of what actually will be constructed. 

Otherwise the plan may simply be forgotten. (Arnstein's Ladder of Participation 

offers a topology to monitor the strength of citizen involvement in the process). 

• Planners must act as educators to ensure that the public understands that 

planning is a constant activity requiring both completion of past plans and 

Identification of future action. This Is an empowerment action. 

• Effective planning requires a periodic re-visioning process to ensure a consensus 

of the "big picture· and sufficient public support for the program. 

• Planners can facilitate visioning and re-visioning, goal setting, plan making, 

management tools, development reviews, and coordination of public 

investments. 

• Planners must also educate the public and decision makers about the 

relationship between access and land use: that improved access leads to more 
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intense land use that can then put strains upon the transportation system. In 

areas originally designed with limited ingress and egress, this becomes critical. 

Truly high density areas (such as Waiki'kT and downtown Honolulu) have reached 

the point where some form of non-surface transportation system is necessary. 

Such a transportation system would likely encourage retail activity in Waiklki 

from local residents reminiscent of the 1920s and 1930s when WaiklkT was an 

entertainment mecca for both tourists and citizens of Honolulu. 

• Construction of community wide Infrastructure, such as highways, water 

distribution systems, sewage collection systems, high schools, etc., should occur 

whenever possible before neighborhood infrastructure. Such systems may be 

more complex and need more time for development, but encourage a level of 

construction quality that ultimately will make the potential neighborhood more 

attractive rather than substandard. Such investment benefits existing adjacent 

neighborhoods also. 

• Government should be willing to prevent unwanted development in a 

neighborhood by refuSing to upzone the area and by employing a realistic threat 

of condemnation. Such actions preserve desirable locations (like those near 

Diamond Head) by ensuring that the landowner's investment in his property can 

continue under its present use. This does not constitute a "taking·. 

• Formation of a government agency to faCIlitate consolidation of small parcels for 

redevelopment is still needed. Walklki and the central city continue to contain 

many small properties whose owners could benefit by pooling of land for 

redevelopment. Increases in the cost of gaSOline and commuting time will 

continue to draw interest from commuters in such possible central 

redevelopment. 
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• Government officials should be encouraged to continue to "think outside the box", 

acting as public entrepreneurs to develop new methods of providing services and 

sheparding these projects through from idea to completion just as Mayor Wilson 

did In the 1922 plan for WaiklkT. 

• Government should continue to work with private developers to enhance the 

pedestrian character of WaikikT through the use of building setbacks and 

relocating sidewalks away from the curb. Higher construction, which might widen 

the mauka-makai secondary street view planes, should continue as incentive. 

• A common Hawaiian architectural theme could be encouraged in WaiklkT 

redevelopment. The distinctive "Dickey Roof', for example, has been placed on 

a few WaiklkT structures and might be used to bring more architectural unity to 

the area. 

• Completion of the WaiklkT perimeter park plans of the 1920s and 1930s makal of 

Kepl'olanl Boulevard still has merit. Those plans featured extension of Ala Wai 

Park in the 'Ewa direction. This would provide what was Intended to be open 

space at the traditional entrance to WaiklkT, provide a panoramic view of 

Diamond Head, improve visual relief of the Ko'olau Mountains from the 

peninsula, and lessen the density of the immediate M6'iI/'iI/ neighborhood. 

Acquisition of park lands would involve only a narrow line of private property in 

the block bounded by Kell:lkaua Avenue, Kepl'olani Bouleverd, McCully Street 

and the Ala Wai canal. While the area currently does Include high rise 

construction along McCully Street, the area further 'Ewa Is predominately 

occupied by low rise structures on small lots adjacent to the bulk of land already 

owned by the City and State govemments. At least one property Is completely 

vacent. While in the distant future the whole block might become parI<Iands, 
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Figure 67: KaIAkaua-Kapl'olanl-McCuily block, originally planned for park 
purposes, at the main entrance to WalkIkl. 

First American Real Estate Solutions. Realty ABas: State of Hawali. First Tax DMmon. 
City and County of Honolulu. Map Volume Zone 2. Map 2-3-34. 40'" ed .• (Santa Ana. 
Califomla.2006). (Map location latitude 21.276 North. Longitude 157.826 West.) 

Honolulu Department of PISMing and Permitting. ·Parcel and Zoning Information," (City 
and County. 2006). http://gis.hicentral.comlwebsite/parcelzoningMewer.htm 
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Figure 88: Kapl'oIanl Park perimeter residential lots 88 potential additional park 
apace. 

Flm American Real Estate Solutions, Realty Atlas: State of Hawai'l, First Tax Division, 
City and County of Honolulu, Map Volume Zona 2, Map 3-1-43, 40111 eel., (Santa Ana, 
California, 2006). (Map location latitude 21.276 North, longitude 157.826 West.) 
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Figure 89: DetaIled map of Kapl'olanl Park perimeter Iota showing portions 
already acquired by the City and County of Honolulu. 

First American Real Estate Solutions, Realty Atlas: State of Hawal'/' First Tax Division, 
City and County of Honolulu, Map Volume Zone 3, portions of Maps 3-1-26 and 28, 4lf' 
ed., (Santa Ana, Califomia, 2006). (Map location latitude 21.276 North, Longitude 
157.826 West) 

Honolulu Department of Planning and Permitting, ·Parcel and Zoning Infonnatlon,· (City 
and County, 2008), http://gis.hicantral.comlwebsiteJparcelzoningMewer.htm 
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during the interim the 'Ewe lots could be consolidated with govemment land to 

create strategic open space. Acqusition of private property could be facilitated by 

utilizing programs previously undertaken by the City to allow existing occupants 

to continue residence until death or incapacity. 

• Creation of more park space within the center of WalklkT, reminiscent of the 

proposed 'l\inahau Park, would be welcomed. Indeed, the City has created 

miniparks at KOhi6 and Kal8kaua Avanues and among property remnants along 

the KOhiO Avenue widening project. A site at Aloha Drive and Royal Hawaiian 

Avenue is scheduled to become another minipark soon. More such facilities are 

needed. One suggested option Is the conversion to miniparks of some of the 

remaining single lots Isolated by high rise construction. 

• Completion of the acquisition of parcels between P8kT and Li'ahl Avenues for 

additions to the mauka-Diamond Head side of Kepi'oIanl Park should continue. 

Many of these lots are now alresdy owned by the City and some are even empty. 

Opening up this area would restore much of this property to the park and 

enhance the overall beauty of this district that is heavily utilized by citizens from 

throughout the city. 

8.5 SUMMATION 

Walklkfs locus within the political jurisdiction of City and County has had major 

ramifications upon the development of the peninsula. Unlike urban resorts such as 

Atlantic City, which were developed singularly as recreational areas and controlled their 

own political fates, WalkTkT has been subject to administration by governments located 

elsewhere. This subjugation allowed WaikTkT access to greater financial resources for 

infrastructure development but made the representation of WaikTkfs interests In City 

offices critical. Honolulu's differing raison d'fltra from WaikTkT meant that City officials 
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could not be assumed to always show empathy for WaikOO's requests. Indeed, the 

growing importance of tourism vis-a-vis traditional agriculture increased the dichotomy of 

power on oahu between WalkOO's economic engine and the City. 

Comprehensive plaMing provided the basis for WalkOO's growth and 

sustelnability. The unique importance of WalklkT was demonstrated in the extraordinary 

levels of government investments made in the district to malntaln its special character 

compared to other areas such as Kapilama, Kewalo, and Kaka'ako. Walkl1<T was given 

the bulk of the territorial and municipal budgets for park land purchase and development; 

dralnage programs; streets, water, and sewer systems; and public-prlvate ·One Hundred 

percent" subciMsion partnerships. The "walkable" environment of today can be traced to 

these plans. It can be argued that the major problems experienced from development in 

WalkTkT stemmed from shortsighted development rather than long term planning. 

The impacts of the prevalling political economy ware demonstrated by the ability 

of Investors. large landowners. and other special interests to steadily erode the 

residential nature of WaikTkT in favor of more development. The WalklkT Improvement 

Project, Walkl1<T Amusement Park, Introduction of business zoning, permissible 

·accessory usas", use of ·prlvate property rights", and other means ware employed over 

the decedes to change the nature of the area from agricultural to single family residential 

to high rise resort over the opposition of current occupants. 

The shrinkage of residential acreage, a general rise in costs of WalkTkT 

amusements, and increasing difficulties in vehicular access from elsewhere in the city 

led, by the 1950s, to a steady decline In the number of locals visiting WaIkl1<T for 

entertalnment purposes. This loss of steady local patronage could be illustrated in the 

gredual demise of all of WalkOO's classic first run movie theaters. Instead, WalklkT 

beceme viewed by locals 8S an employment center best to be avoided otherwise. 
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This alienation of WalklkT from local residents was also demonstrated by the 

failure of a multitude of WalklkT improvement plans to gain support in the 1950s. While 

the planning procass by then included open public hearings, years of top down planning 

practiced by the oligarchy resulted in a popular sense of lack of enfranchisement and an 

inability to reach consensus. Over the following years the planning of WaikikT 

improvements became a ·political footbalr at City Hall. 

The loss of commercial patronage and political support from local residents was 

a major mistake. While the end of the 1950s saw the beginning of the statehood 

·boom", a lack of consensus for proactive long range planning led to mostly reactive 

piecemeal planning efforts in the 1960s. A course reversal was needed to encourage, 

rather than discourage, local residential interaction in the area. Most importantly, 

additional empowarment in decision making for both WalkTkT residents and the general 

city population was necessary to renew the important sense of ownership of WaiklkT 

required to support comprehensive government planning and investment in Waikil<1's 

sustainability. This was as true in 1959 as it is today. 
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GLOSSARY 

The City of Honolulu developed within a narrow coastal band of land that lies 

northwest by southeast Due to this layout, directions within the city are usually given in 

terms of directions toward prominent topographical featurea, utilizing mostly HaweHan 

terms 

Table 9.1. DIrectional Terms Used Throughout the Dissertation 

Hawaiian Terminology Prominent Topographical Feature General DIrection in 
Honolulu Area 

Diamond Head Promontorv near Walkl'kT Southeast 
'Ewa Village near Pearl Harbor Northwest 
KokoHead Promontory on east side of O'ahu Southeast 

Island 
Kona Leaward side of island 
makel Toward Pacific Ocean Southwast 
mauka Toward the mountains Northeast 
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