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BEFORE THE LAND USE COMMISSION
OF THE STATE OF HAWATI'I

In the matter of the Petition DOCKET NO. A06-769

of
1250 OCEANSIDE PARTNERS

To Amend the Land Use District Boundary
of Certain Lands situate at

North and South Kona, Island of Hawai'i,
State of Hawai'i; consisting of
approximately 1,434.755 acres from the
Agricultural District to the Rural District
and the Conservation District.
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PETITION FOR LAND USE DISTRICT BOUNDARY AMENDMENT

Petitioner, 1250 OCEANSIDE PARTNERS (hereinafter referred to as “Petitioner”),
hereby petitions the Land Use Commission (hereinafter “LUC”) to amend the land use district
classification of certain lands situate at Honuaino 3 and 4, Hokukano 1 and 2, Kanaueue 1 and 2,
Haleki'i, Ke'eke'e, “Ilikahi, Kanakau, Kalukalu, and Onouli 1, North and South Kona Districts,
Island of Hawai'i, consisting of approximately 1,434.755 acres, as depicted in Petitioner’s
Exhibit 1 attached hereto and incorporated herein (“Petition Area”), as follows:

(D 1,418.739 acres of land from the State land use agricultural district (“Agricultural
District”) to the State land use rural district (“Rural District”); and

2) 16.016 acres of land from the Agricultural District to the State land use

conservation district (“Conservation District”).



1. AUTHORITY FOR RELIEF SOUGHT

§15-15-50(a)(1): State clearly and concisely the authorization or relief sought;

and (2) Cite by appropriate reference the statutory provision or other authority

under which commission authorization or relief is sought.’

This Petition is filed pursuant to §205-4, Hawai'i Revised Statutes (“HRS”), as amended,
and LUC Administrative Rules §15-15-46 et seq., seeking an amendment of land use district
boundaries. The LUC is authorized to grant the relief sought pursuant to Chapter 205, HRS, as
amended, all other statutes applicable to the LUC, and rules promulgated thereby.

2. IDENTIFICATION OF PETITIONER

§15-15-50(c)(1): The exact legal name of each petitioner and the location of the

principal place of business and if an applicant is a corporation, trust, or association, or

other organized group, the state in which the petitioner was organized or incorporated.

Petitioner is a Hawai'i limited partnership, with its principal place of business located at
78-6831 Ali'i Drive Suite K-15, Kailua-Kona, Hawai'i 96720. In addition to its interest as a fee
simple property owner within the Petition Area, Petitioner also represents the interests of lot
owners within Petitioner’s development (known as and referred to herein as “Hokuli*a” or “the
Project”) who have authorized Petitioner to include their respective properties in this Petition.
Pursuant to the Covenants, Conditions and Restrictions (“CC&Rs”) for the Project, Petitioner is

authorized to continue to include in the subject Petition any lots sold or resold during the

pendency of these proceedings.

!Italicized subheadings restate the informational requirements for boundary amendment petitions that are set forth
in Hawai'i Administrative Rules (“HAR?”), Title 15, Chapter 15, Section 15-15-50 (hereinafter “LUC Administrative
Rules™).



3. AUTHORIZED REPRESENTATIVE

§15-15-50(c)(2): The name, title, and address of the person to whom
correspondence or communications in regard to the application are to be
addressed.

The law firm of TSUKAZAKI YEH & MOORE is authorized to represent Petitioner in
this Petition and the proceedings thereon. All papers, notices, correspondence and
communications in regard to this Petition shall be addressed to:

R. Ben Tsukazaki, Esq.

Michael W. Moore, Esq.
Tsukazaki Yeh & Moore

A Limited Liability Law Company
85 W. Lanikaula Street

Hilo, Hawai'i 96720

Phone: (808) 961-0055

Fax: (808) 969-1531

4. IDENTIFICATION OF PETITION AREA

§15-15-50(c)(3): Description of the subject property, acreage, and tax map key

number, with maps, including the tax map, that identify the area under petition. If

the subject property is a portion of one or more lots, or the petition proposes

incremental development of the subject property on both increments of

development, the petitioner shall include a map and description of the subject

property and increments in metes and bounds prepared by a registered

professional surveyor.

The Petition Area is located within the ahupua’a of Honuaino 3 and 4, Hokukano 1 and 2,
Kanaueue 1 and 2, Haleki'i, Ke'eke'e, 'Ilikahi, Kanakau, Kalukalu, and Onouli 1 in the North
and South Kona Districts of the Island of Hawai'i, and comprises 1,434.755 acres. It is
approximately 10 miles south of Kailua-Kona and less than one mile west or makai of the town

of Kealakekua. Specific Tax Map Key (“TMK”’) numbers are identified in Petitioner’s Exhibit 2

attached hereto and incorporated herein by reference. A location map of the Petition Area is



included as Petitioner’s Exhibit 3. The real property tax maps concerning the Petition Area are
submitted herewith collectively as Petitioner’s Exhibit 4.2

S. RECLASSIFICATION SOUGHT/PRESENT USE OF PROPERTY/ASSESSMENT
OF CONFORMITY WITH BOUNDARY AMENDMENT STANDARDS

§15-15-50(c)(4): The reclassification sought and present use of property,

including an assessment of conformity of the reclassification to the standards for

determining the requested district boundary amendment.

Petitioner seeks to amend the land use district classification of the Petition Area from the
Agricultural District to the Rural District and the Conservation District. The proposed
reclassifications conform to the standards and characteristics of the Rural and Conservation
Districts, respectively.

Section 15-15-21, LUC Administrative Rules, sets forth standards for determining Rural

District boundaries. These standards are as follows:

(1)  Areas consisting of small farms; provided that the areas need not be included in
this district if their inclusion will alter the general characteristics of the areas;

2) Activities or uses as characterized by low-density residential lots of not less than
one-half acre and a density of not more than one single-family dwelling per one-
half acre in areas where “city-like” concentration of people, structures, streets,
and urban level of services are absent, and where small farms are intermixed with
the low-density residential lots; and

3) It may also include parcels of land which are surrounded by, or contiguous to this
district, and are not suited to low-density residential uses for small farms or
agricultural uses.

Hokuli'a is a low-density community, with lots currently ranging in size from

approximately 1 to 3 acres, an 18-hole golf course and related facilities and a 140-acre shoreline

park (the park is not in the Petition Area, but is in the adjoining Conservation District). It will be

characterized by homes that are located amidst open space corridors. The rural nature of the

? Petitioner has submitted with the Petition one set of full-sized tax maps (10 total) concerning the Petition Area
which are collectively designated as Petitioner’s Exhibit 4. Reduced copies of these tax maps are included in the
Petition for convenience and are designated as Petitioner’s Exhibit 4a.



Petition Area will be preserved by its low structural densities, absence of commercial uses, open
spaces including cultural and agricultural preserves and the adjoining shoreline park.

During the 2005 legislative session, the Hawai'i State Legislature amended Chapter 205,
HRS, to allow golf courses, golf driving ranges and golf-related facilities in the Rural District.
Although the golf course and related facilities remain permitted uses in the Agricultural District
under such legislation, they are now also characteristic of and consistent with the Rural District
as re-characterized by the 2005 legislation.

Section 15-15-20, LUC Administrative Rules, sets forth the standards for determining
Conservation District boundaries, the following of which are applicable to this Petition:

(D It shall include lands necessary for the conservation, preservation, and
enhancement of scenic, cultural, historic, or archaeological sites and sites of
unique physiographic or ecologic significance;

(2) It shall include lands necessary for providing and preserving parklands,
wildemess and beach reserves, for conserving natural ecosystems of indigenous
or endemic plants, fish, and wildlife, including those which are threatened or
endangered, and for forestry and other related activities to these uses.

Petitioner seeks to reclassify approximately 16.016 acres of land from the Agricultural
District to the Conservation District, including approximately six acres on the mauka side of
Pu'u Ohau, a prominent land feature located near the shoreline below the Petition Area, and
approximately ten acres which were previously subdivided into five lots within Phase 2 of the
Project. The 16.016 acres are adjacent to and will be added to the lands for the shoreline park
currently within the Conservation District along the coast.” The shoreline park provides public
shoreline access and hiking trails featuring historic and cultural interpretive sites. The first phase

of the shoreline park is open to the public. A parking lot and temporary restrooms for public use

have been constructed. In conformance with the intent of the Conservation District, inclusion of

? Petitioner intends to consolidate these five lots with adjoining land in the Conservation District. As such, these lots
are not to be included as part of the maximum lot count.



these lands will enhance the conservation of the natural, cultural, historic and scenic resources of

the area and public recreational opportunities.

6. PETITIONER’S PROPERTY INTEREST IN THE SUBJECT PROPERTY
$§15-15-50(c)(5): The petitioner’s property interest in the subject property. The
petitioner shall attach as exhibits to the petition the following: (4) A true copy of
the deed, lease, option agreement, development agreement, or other document
conveying to the petitioner a property interest in the subject property; (B) If the
petitioner is not the owner in fee simple of the subject property, written
authorization of the fee owner to file the petition; and (C) An affidavit of the
petitioner or its agent attesting to its compliance with section 15-15-48.

Petitioner holds a property interest in all properties that comprise the Petition Area, which
is comprised of lands (including lots in the Project) owned by Petitioner and lots in the Project
owned by others. In addition to its title ownership of properties as noted in Petitioner’s Exhibit
2, Petitioner owns easement rights in each lot listed in Exhibit 2 pursuant to the terms and
conditions of the CC&Rs for Hokuli*a. An excerpt from the CC&Rs that provides Petitioner
with easement rights within each lot of access for infrastructural purposes, historic site
preservation, and other purposes is attached as Petitioner’s Exhibit 5.

A summary including a list of the properties that are included in the Petition Area, the
names of the respective owner(s) of each property as of the date of the filing of the subject
Petition, and a reference number relating to the conveyance documents that evidence each such
owner(s) respective property interest is presented as Petitioner’s Exhibit 2. A complete set of the
deeds will be made available upon request. Additionally, written authorizations from such

owners for Petitioner’s representation of their respective interests will be filed under separate

cover.



7. DESCRIPTION OF DEVELOPMENT PLAN

§15-15-50(c)(6): Type of use or development being proposed, including without

limitation, a description of any planned development, residential, golf course,

open space, resort, commercial, or industrial use.

Petitioner is currently engaged in the implementation of further development of the
Project, in accordance with County approvals received in 1993 and thereafter, but with the
development plan modifications noted below. A Final Environmental Impact Statement
(“FEIS”) was prepared in anticipation of actions that were proposed as part of the development
at that time. The FEIS was accepted by the County of Hawai'i Planning Department in
September of 1993. A copy of the FEIS is attached hereto as Petitioner’s Exhibit 6.

The FEIS assessed the potential impacts of the development that was initially planned to
include 1,440 lots and other components.* Subsequently during the mid-1990’s, after reductions
in the scale of the development, Hawai'i1 County granted various permits and approvals to
Petitioner to allow the development of approximately 730 lots, a members’ lodge and a 27-hole
golf course and related facilities, subject to certain conditions of approval. Such conditions
required Petitioner to: construct a public bypass highway from Keauhou to Captain Cook over a
distance of more than five miles (“Bypass Highway”’); develop and perpetually maintain a 140-
acre public shoreline park, including all of the roughly three miles of shoreline in the
Conservation District adjacent to the makai boundary of the Petition Area; donate acreage to

expand the Kona Scenic Park, which is adjacent to the mauka boundary of the Petition Area; and

establish an employee housing program.

* The FEIS disclosed the need to seek an urban district reclassification from the LUC for a development component
that involved a subdivision of roughly 4 lots per acre. This component was removed from the master plan when the
maximum lot count was reduced by approximately 50% and the minimum lot size was increased to one acre, the
minimum lot size in the Agricultural District under Chapter 205, HRS.



Within the Petition Area, two areas have been subdivided to date resulting in a current
total of 338 lots, ranging in size from 1 to 3 acres.” Petitioner has also constructed an 18-hole
golf course with related improvements (golf shop, restaurant pavilion and temporary
maintenance facility), internal roadways, the initial segment of the regional Bypass Highway, the
first phase of the shoreline park, the construction of buffers around cultural sites in accordance
with approved plans, and various utility infrastructure to serve the golf course, the lots and the
shoreline park. Individual lot owners have also completed three residences; an additional
residence is now under construction, and many more are in the planning and permitting stage.
Petitioner is continuing with the construction of approved infrastructure and other work
necessary to complete the development of the Project and to fulfill Petitioner’s existing
obligations, including those noted above.

Pursuant to an agreement with Hawai'i County, the State of Hawai'i, and other interested
parties, Petitioner has further amended its development plan by removing the members’ lodge
and reducing the maximum number of lots to 665. Petitioner’s Exhibit 7 depicts the current
development plan for the Petition Area.

Petitioner has also agreed to cause up to 168 units of affordable housing to be constructed
in Kona (consistent with Hawai'i County’s current 20 percent affordable housing requirement);
to conduct a baseline water quality study along an 11-mile stretch of shoreline, including areas
both north and south of Hokuli'a; and to form a new foundation designed to serve the broader

Kona community (which has since been done).

* The first phase of lot development consisted of a subdivision creating 261 lots in 1999. The second phase,
approved in June 2001, consisted of a subdivision creating an additional 98 lots. Due to subsequent consolidation
and resubdivision of these lots (including applications currently pending before the County), the current lot count is
253 lots in Phase 1 and 85 in Phase 2.



The present development plan calls for a development of lesser scale and substantially
less intensity than the one contemplated in the FEIS. The major differences consist of a
significant reduction from the originally proposed 1,440 lots to a maximum of 665 lots, limiting
the golf course facility to a maximum of 18 holes, and the exclusion of the members’ lodge from
the present development plan. A table comparing the development plan that the FEIS was based
on and the present development plan is attached as Petitioner’s Exhibit 8.°

The development plan includes an agricultural component that prescribes the
establishment of agricultural activities on and around homesites. Under a Rural District
reclassification, the agricultural component would be re-evaluated and modified.

Overall, the development plan seeks to achieve a rural character and preserve the unique
site characteristics of the area by maintaining low-density neighborhoods integrated with

generous open space areas. Design standards will maintain visual integrity with the surrounding

¢ With respect to compliance with HRS Chapter 343, Section 343-5(g) provides that “[a] statement that is accepted
with respect to a particular action shall satisfy the requirements of this chapter, and no other statement for the
proposed action shall be required.” The FEIS was accepted for the Hokuli'a development in 1993. When the scale
of a proposed action has been substantially increased subsequent to the acceptance of an environmental impact
statement, a supplemental statement may be required. Chapter 200, HAR, which sets forth the Environmental
Impact Statement Rules, provides specific grounds upon which a supplemental statement would be warranted:

Section 11-200-27 Determination of Applicability

The accepting authority or approving agency in coordination with the original accepting authority
shall be responsible for determining whether a supplemental statement is required. This
determination will be submitted to the office for publication in the periodic bulletin. Proposing
agencies or applicants shall prepare for public review supplemental statements whenever the
proposed action for which a statement was accepted has been modified to the extent that new or
different environmental impacts are anticipated. A supplemental statement shall be warranted
when the scope of an action has been substantially increased, when the intensity of environmental
impacts will be increased, when the mitigating measures originally planned are not to be
implemented. or where new circumstances or evidence have brought to light different or likely
increased environmental impacts not previously dealt with. (Emphasis added)

Because the present Project is smaller in scale, less intensive in impacts, and less dense than that contemplated in the
accepted FEIS, and because originally planned mitigation measures have been implemented and different or
increased environmental impacts are not indicated in new circumstances or information, it does not appear that a
SEIS is warranted.



area. Archaeological and cultural preservation sites will be buffered appropriately and
incorporated into the open spaces planned throughout the development.
8. DENSITY & PROJECTED MARKET

§15-15-50(c)(7): A statement of projected number of lots, lot size, number of
units, densities, selling price, intended market, and development timetables.

Two phases of the Project have been subdivided into a current total of 338 one to three
acre lots. Petitioner currently expects future lot sizes to be in the same range. However, the total
number of lots to be developed within the Petition Area will not exceed 665. Assuming that
maximum is reached, the Petition Area would have a gross density of 2.1 acres per dwelling unit
at full build-out.

A Market Study prepared by KPMG Peat Marwick in 19937 projected sales averaging 46
lots per year. Lot sales from late 1999 through 2003® exceeded that forecast. Sales prices were
also somewhat above anticipated prices, even when adjusted for inflation. Thus, based on the
current sales data, the key projections in the market study appear to have been slightly
conservative.

Specific sales data for the Project indicate that 247 lots were sold between 1999 and 2003
(50 of which were sold to an affiliate of Petitioner). The average sale prices ranged from
$946,312 in 1999 to $1,063,911 in 2003. Resale data indicate that 60 lots were resold between
2003 and the present at average prices ranging from $768,125 in 2003 to $1,378,175 in 2006. In
light of the above, the key projections of the market study are still valid for Hokuli'a, and there
seems to be a clear demand for the Hokuli'a product. It is notable that 37 of the existing buyers

are from the Island of Hawai'i.

7 A copy of the Market Study is appended to the 1993 FEIS, Vol. II, Sec. IV.1.

¥ Developer sales have been suspended since September 2003 but are scheduled to resume in November 2006.

10



The Market Study anticipated that buyers of Hokuli'a lots will most likely be middle-
aged, employed people who intend to build second homes or vacation retreats. The Project,
including homes to be built by lot owners, is expected to be constructed over an approximate
thirty-year period.

9. FINANCIAL CONDITION AND FINANCING

$15-15-50(c)(8): A statement describing the financial condition together with a

current balance sheet and income statement, and a clear description of the

manner in which the petitioner proposes to finance the proposed use or

development. A petitioner, which is a state or county department or agency, shall

be waived from this requirement.

Petitioner’s financial condition is sound and stable. Petitioner’s current balance sheet and
income statement are attached hereto as Petitioner’s Exhibit 9. The existing subdivisions and
facilities at Hokuli'a have been developed in part using the proceeds of conventional financing,
the outstanding balance of which is now approximately $188 million. The value of various
outstanding completion bonds is approximately $123 million. The estimated cost for completing
the development of the Project, including planning and consulting costs, construction and
infrastructure costs, other miscellaneous costs, and projected financing costs (but not including
the cost to lot owners of building homes) is approximately $500 million. Petitioner intends to
continue to finance the development of Hokuli'a through a combination of lots sale revenue and
conventional financing.

10. DESCRIPTION OF THE PROPERTY AND SURROUNDING AREA
$15-15-50(c)(9): Description of the subject property and surrounding areas

including the use of property over the past two years, the present use, the soil

classification, the agricultural lands of importance to the State of Hawai'i

classification (ALISH), the productivity rating, the flood and drainage conditions,
and the topography of the subject property.

11



The Petition Area comprises approximately 1,434.755 acres of land. It is partially
developed with 338 existing lots, the 18-hole golf course and associated improvements,
roadways and ancillary infrastructure, including potable and nonpotable water systems, sewer
lines and electrical and other utilities. The developed area comprises approximately 800 acres,
within which three residences have been constructed, and one additional residence is under
construction. A three mile segment of the Bypass Highway has been constructed by Petitioner,
extending from Keauhou south through the northeast corner of the Petitioner Area to about
Haleki'i Street.

Approximately 600 acres within the Petition Area are undeveloped and will be
subdivided so that the Project does not include more than a total of 665 lots.

The Petition Area and surrounding areas have relatively little soil cover, although pockets
of soil are found throughout the site, generally following the patterns of lava flows and
drainageways. The soils within the Petition Area consist of seven soil types, as classified by the
United States Department of Agriculture Soil Conservation Service Soil Survey, as follows:
KDD (Kainaliu very stony silty clay loam), WHC (Waiaha extremely stony silt loam), rKED (a'a
lava), rLW (pahoehoe lava), rPYD (Punalu’u extremely rocky peat), rCL (cinder land), and KEC
(Kainaliu extremely stony silty clay loam). The University of Hawai'i’s Land Study Bureau’s
(“LSB”) Detailed Land Classification Report for the Island of Hawai'i has designated the lands
within the Project site as predominantly Class C, D, and E. A small portion covering
approximately eight acres in the mauka corner of the Petition Area is rated as B lands by the
LSB. From an agronomic perspective, the Project site soils are generally moderately to poorly
suited for agricultural use. There are no lands rated "Prime" or "Unique" by the ALISH system

within the Petition Area. Limited portions of the Petition Area are identified as "Other

12



Important” lands. This classification indicates that portions of the site can be used for
agricultural purposes but generally require infrastructure support and other necessary agronomic
improvements.

Four drainageways touch or cross the Petition Area. The Flood Insurance Rate Map
shows one drainageway designated as Flood Zone A running along the northern property line.
Three drainageways are near the southern boundary and are designated as Zone A, AE and X
areas. Portions of the coastline are also designated with the AE and VE zones, but they are
outside of the Petition Area. Annual rainfall for the area averages approximately 35 inches, with
the summer months receiving the majority of the rainfall as is characteristic of the Kona coast.

The Petition Area is situated at the 1,240 foot elevation along the mauka boundary and
descends towards the shoreline and Conservation District boundary to an elevation ranging
between 16 feet to 120 feet above mean sea level. The general slope of the property is
approximately 13 per cent, with some steeper portions exceeding 20 per cent in areas generally
associated with gullies and rock outcroppings.

11.  ASSESSMENT OF IMPACTS UPON RESOURCES

§15-15-50(c)(10): An assessment of the impacts of the proposed use or

development upon the environment, agriculture, recreational, cultural, historic,

scenic, flora and fauna, groundwater, or other resources of the area.

Based on the historical uses of land within the Petition Area, the valued natural,
historical, and cultural resources upon or relating to such land, and the assessment of actual and
projected impacts upon such resources, as more specifically addressed below, the proposed

reclassification of the Petition Area into the Rural and Conservation Districts will not

significantly affect the environment in an adverse manner.

13



€)) Agricultural

The Petition Area has historically been intermittently utilized for seasonal cattle
ranching over the past 100 years. Use of the Petition Area for such ranching activities was
ultimately discontinued as it was determined to be infeasible by the previous owners of the
property. Prior to its use as a cattle ranch, there are historical references to limited agricultural
use in the mauka portions of the property, including cultivation of sugar cane, coffee and citrus.

Because the property as a whole is only marginally suited for intensive
agricultural use, the Project is not expected to significantly impact agricultural uses in the
Petition Area and its vicinity.

?2) Recreational

The development has and will enhance recreational resources in the area. The
Petition Area is bordered by the Conservation District along the shoreline, and Petitioner is
continuing to develop and maintain the shoreline park within 140 acres of this Conservation
District area. The shoreline park is open for public and resident access to the shoreline and will
be linked with a system of public access trails (such as the “Stepping Stone Trail”) that traverse
the Petition Area. Infrastructure for the park includes shoreline parking and restroom facilities.

The golf course has also introduced a new recreational resource. Although the
golf course is generally restricted to members, public play opportunities are regularly provided
through a charity and community-related public play program. Approximately $2 million of
charitable contributions has thus far been raised through fund-raising tournaments at Hokuli a.

Petitioner has also agreed to dedicate approximately five acres to the County for
an addition to the Kona Scenic Park, which is situated at the mauka boundary of the Petition

Area, and to construct two pavilions, public restrooms and additional parking for the park.

14



3) Cultural/Historic

The Petition Area includes ancient Hawaiian archaeological sites, including
burials, heiau, habitation sites, walls, agricultural sites and other remnants of ancient Hawaiian
habitation. The ancient Hawaiian village of Hokukano is makai of the Petition Area on State
land and has many intact archaeological features. Remnants of the Kona Field System, an area
or belt along mauka Kona used by the Hawaiians for agricultural subsistence cultivation, are
located within the Petition Area. The common agricultural crops cultivated prehistorically and
during the early historic period include: within the coastal zone (0 to 500 feet elevation)
coconuts, sweet potatoes and wauke (paper mulberry), and within the upper elevations (500 to
1000 feet) crops probably consisting mainly of breadfruit, with wauke and sweet potatoes planted
between the breadfruit. Pu'u Ohau, a volcanic cinder cone near the shoreline, is the site of
ancient Hawaiian burials. The shoreline area below the Petition Area is a resource for fishing
and other ocean related activities.

The development of Hokuli'a has enhanced the preservation of and public access
to these cultural and historic resources. During the decades before Petitioner acquired the
Hokuli'a lands, little or no public access to historic and cultural resources was permitted by the
previous owners. Portions of the makai area of the property had been chain-dragged during the
early 1900’s. Chain-dragging involved dragging a heavy steel bar between two bulldozers to
break down and clear vegetation, without regard to the damage to historic or cultural sites.

Following fieldwork in 1991 and 1992, an archaeological inventory survey
(“AIS”) was prepared for Petitioner and submitted to the State Historic Preservation Division
(“SHPD”) of the Department of Land & Natural Resources (“DLNR”) for approval. The AIS

was revised in response to comments received from SHPD and was accepted by SHPD in
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December 1996. The AIS has been supplemented by information obtained by additional survey
work (referred to as “block reports”) conducted within the area covered by the AIS and
submitted to SHPD for approval. The information in the block reports confirms and is consistent
with the historical and archaeological resources of the Petition Area as described in the 1993
FEIS.

In 1999, SHPD approved an Integrated Archaeological Mitigation Plan (“IAMP”)
for the Project area. The IAMP and Interim Protection Plans approved by SHPD set forth
procedures (i) to identify historic sites for possible data recovery or preservation and (ii) to
protect burial and other important archaeological sites from damage or destruction, pending final
determination of the appropriate treatment. Based on the AIS, the block reports, and the IAMP,
proposed burial treatment plans and a list of recommended preservation sites have been
submitted to SHPD, and approval is pending. Once approved, the list of preservation sites will
form the basis for the Preservation Plan and an Interpretive Plan incorporated therein. The
Preservation Plan is anticipated to be submitted to SHPD for approval in April, 2007.

The result of archaeological survey work and cultural analyses conducted to date
has shed light on the importance and extensive nature of Hawaiian settlement, cultivation
practices and existing cultural resources associated with the Kona Field System. Data recovery
in the Kona Field System historically has generally been limited to relatively small and
noncontiguous parcels of property. The systematic survey and analyses resulting from
Petitioner’s development and the related preservation, maintenance and care of significant
archaeological and cultural sites enhances the general knowledge of the field system and
contributes to a better understanding upon which to base the preservation and maintenance of the

historic and cultural resources within and around the Petition Area.
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Among the historic sites and cultural resources identified in the AIS were
remnants of a historic trail, referred to as the “Stepping Stone Trail,” which runs north-south
through the makai portion of the Petition Area.” Petitioner has entered into an agreement with
DLNR and others, pursuant to which (i) Petitioner will execute a quitclaim deed conveying its
interest in the trail to the State of Hawai'i; (i1)) DLNR will designate the trail as a preservation
site on terms permitting only pedestrian use (other than roadway, cart path and underground
crossings related to the Project); (iii) Petitioner will restore and reconstruct the southern section
of the trail; (iv) Petitioner will establish a protective buffer zone on both sides of the trail; and (v)
Petitioner will establish and maintain in perpetuity two interpretive sites alongside the trail.

The Petitioner has also agreed to take additional steps for the protection of
historic and cultural resources. These steps include the creation of a non-profit “Park and
Cultural Sites Entity” (“PCSE”). The PCSE will be responsible for the maintenance of the
shoreline park and the preserved cultural and historical sites therein, as well as all other cultural
and historic sites to be preserved in perpetuity throughout the Project. The PCSE will also be
responsible for the preservation of the Stepping Stone Trail, the Old Government Road and the
Old Cart Road. The PCSE will develop educational materials and programs designed to
encourage understanding and appreciation of these resources and will develop standards for the
proper maintenance and care of the resources. The PCSE will establish an advisory board whose
purpose will be to provide advice and guidance to the PCSE regarding the preservation,
operation and maintenance of the shoreline park and cultural and historic sites within Hokuli'a.
The advisory board will have approximately 20 members and will be comprised of

representatives designated by Petitioner, Hokuli'a lot owners, Protect Keopuka Ohana, other

® The Stepping Stone Trail, as well as sections of a trail referred to as the “Old Cart Road,” and a trail referred to as
the “Old Government Road,” are excluded from the Petition Area and district reclassification for the area
comprising these trails is not being requested under this Petition.
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descendants of the lands at Hokuli*a, Hawai'i County, kuleana owners and other appropriate
groups. The PCSE will also take possession of and store all native Hawaiian artifacts and relics
discovered by Petitioner or its agents on the Hokuli'a site or in connection with the Project.
Funding for the PCSE will be in part by way of a %% transfer fee upon all future sales and
resales of lots and homes within the Project.

In addition, Petitioner is establishing two Cultural Practice and Preservation Areas
(“’Cultural Preserves’), comprising a total of approximately 12 acres, where lineal and cultural
descendants may engage in traditional cultural practices.

4) Visual Resources

The development is not expected to significantly impact visual resources in the
area. Views of portions of the Petition Area are presently available from portions of the existing
residential neighborhoods that are directly mauka of the Petition Area, primarily the Kona Scenic
Subdivision. The Petition Area is also visible to those approaching the property along the coast.
Additional views of the coastline will be available from the Bypass Highway upon its
completion. Any potential visual impacts will be mitigated through appropriate landscaping
buffers, architectural design standards and the low-density nature of the Project. The shoreline
park in the Conservation District makai of the Petition Area and the golf course will provide a
significant measure of open space throughout and around the Petition Area.

&) Flora and Fauna

No significant impact on floral or faunal resources is anticipated. No threatened,
endangered or candidate species as listed by the U.S. Fish and Wildlife Service appear to be
present within the Petition Area, nor are there unique or valuable wildlife habitats. No existing

or proposed federally designated critical habitat is present within the Petition Area.
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Four major vegetation types were identified within the Petition Area. The first
consists of prosopis trees with a mixed grass understory extending from the coastline to nearly
the 700-foot elevation. The second vegetation type is a mixture of koa haole and prosopis scrub
generally located midway between the mauka and makai property boundaries. The third
vegetation type consists of kukui scrub extending from the 850-foot elevation to about 1,100-foot
elevation. The fourth vegetation type consists of lantana scrub with some mango, avocado,
guava, papaya, and large monkey pod trees extending generally from the 1,100-foot elevation to
the mauka property boundary.

Existing fauna typically consists of introduced species that are transient in nature,
including mongoose, cardinal, barred dove, spotted dove, myna bird, golden plover and house
sparrow. Feral dogs, cats, pigs and rodents are also known to the area. No endemic species were
found on the property. Endemic birds, such as the short-eared owl or Pueo and Hawaiian Hawk,
or I'o, may forage in this region, but none were found on or near the Petition Area.

6) Groundwater and Coastal Water Resources

There are no perennial streams, wetlands or special aquatic sites within the
Petition Area. The golf course and other aspects of the Project have been designed and are being
operated under the regulatory oversight of the County of Hawai'i and the State Department of
Health (“DOH”) to minimize any potential impacts of the development on the existing biological
and water chemistry conditions in the groundwater and coastal water resources. Preventative
measures include subterranean lining of portions of the golf course, the recycling of irrigation
water and the adoption of best management practices regarding the use and storage of fertilizers,
herbicides and pesticides. In connection with Hawaii County’s approval of the golf course,

Petitioner established a water quality monitoring program which provides for periodic sampling
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of the near shore ocean waters adjacent to the Project, as well as periodic benthic surveys of
marine life in those waters. Petitioner has also agreed to conduct a new baseline water quality
study along an 11-mile stretch of shoreline, including areas both north and south of the Petition
Area.

Following runoff incidents which resulted from heavy storms in September and
November 2000, Petitioner, with oversight by the DOH, revisited and significantly enhanced its
erosion control measures and expended more than $5 million to implement them and establish
best management practices to minimize the possibility of future runoff events.
12. AVAILABILITY OF PUBLIC SERVICES AND FACILITIES

§15-15-50(c)(11): Availability or adequacy of public services and facilities such

as schools, parks, wastewater systems, solid waste disposal, drainage, water,

transportation systems, public utilities, and police and fire protection, and to what

extent any public agency would be impacted by the proposed development or
reclassification.

The public schools closest to the Petition Area are Konawaena Elementary School,
Middle School and High School, which are all in Kealakekua. Schools are not expected to be
significantly impacted by the proposed reclassification and the subject development due to the
nature of the projected market (primarily second home and vacation retreat buyers) and the
relatively high anticipated age of buyers who will actually reside full-time within Hokuli'a.

The development has had and will continue to have a positive effect on the availability of
recreational opportunities in West Hawai'i through the implementation of the public shoreline
park within the Conservation District area which provides public access to the shoreline and
cultural resources within the shoreline area, a trail system within the Petition Area, the golf

course and related amenities, and the future expansion and improvement of the County’s Kona

Scenic Park.
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Wastewater will be disposed by way of a private wastewater treatment plant (“WWTP”)
for which permits have been issued. Construction of the first increment of the WWTP is
approximately 75 per cent complete. Solid waste disposal facilities are available at the County
Napo'opo'o and Keauhou Transfer Stations.

Four drainageways touch or cross the Petition Area. The Flood Insurance Rate Map
(FIRM) shows Flood Zone A running along the northern property line and Flood Zones A, AE
and X traversing the site midway into the southern half of the property and along the southern
property line. Although these four minor flood zones, associated with drainageways, impact the
Petition Area, the development plan will ensure that habitable structures are, either, placed
outside these zones or that the improvements necessary to accommodate development within
these zones are constructed. Portions of the coastline are also designated with the AE and VE
zones; however, these are within the Conservation District area along the coast and not within
the Petition Area.

The Project has potable water commitments from the County under a water source
agreement for 499 units. Additional water sources will be needed to address the maximum daily
demand of full development. Facilities charges for Phases 1 and 2 and other golf course-related
improvements have already been paid to the County Department of Water Supply (“DWS”).
Petitioner is presently coordinating its efforts with DWS relating to a future potable water well
that will satisfy the remaining potable water needs for the balance of the Project.

Irrigation water for agricultural and golf course uses is provided by a non-potable water
system separate from the potable water supply. Separate wells, storage facilities and distribution

lines have been and will continue to be developed for these purposes.
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Vehicular access to the Petition Area is by way of Haleki'i Street from Mamalahoa
Highway, and by the north-south regional Bypass Highway being constructed by Petitioner
pursuant to an agreement with the County. The new Bypass Highway right-of-way will
eventually accommodate four lanes of traffic. Petitioner is required to construct the initial two
lanes, and the County is responsible for construction of the additional lanes as needed. The
Bypass Highway will divert a portion of the regional through traffic from Mamalahoa Highway
to relieve current congestion at peak times in mauka Kona and will provide needed infrastructure
to serve not only the residents of the Project, but the wider region of North and South Kona.

In addition to the construction of the Bypass Highway, Petitioner is required to provide
certain roadway and intersection improvements. The improvements include the channelization
and signalization of the Mamalahoa Highway/Haleki'i Street intersection, which has already
been completed; construction of the extension of Haleki'i Street through most of the Petition
Area, in order to facilitate public access to the shoreline, which is substantially complete; the
provision of roadway stub-outs to provide future connections between the subject property and
the adjacent properties to the north and south; and the provision of landscape buffers along
highway sections within 500 feet of existing dwellings to reduce the impacts of noise and light
on the residents therein.

Electrical, telephone and cable television services are available for the development from
existing and planned public utility company facilities. The provision of utility services to Phase
1 lots is in progress.

The Petition Area is situated within the service areas of the Captain Cook Police and Fire
Departments located in Captain Cook, less than three miles away. These facilities are anticipated

to be adequate to serve the Petition Area and existing area requirements.
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13. ADJACENT USES/LAND USE DISTRICTS

§15-15-50(c) (12): Location of the proposed use or development in relation to
adjacent land use districts and any centers of trading and employment.

The lands abutting the Petition Area to the north and the south are within the Agricultural
District. The lands makai or along the western boundary of the Petition Area are within the
Conservation District. The lands mauka or east of the Petition Area are within the Agricultural
and Urban Districts. Centers of trading and employment include the mauka towns of
Kealakekua, Captain Cook, Kainaliu, and Honalo, which offer support services adequate for
most of the Project’s residents’ general commercial needs. Kailua-Kona, the major center of
trading and employment for the West Hawai'i region, is located approximately 10 miles to the
north. In addition, numerous resorts and resort areas are located along the North Kona and South
Kohala coasts.

14.  ASSESSMENT OF ECONOMIC IMPACTS

§15-15-50(c)(13): Economic impacts of the proposed reclassification, use, or

development including, without limitation, the provision of any impact on

employment opportunities, and the potential impact to agricultural production in

the vicinity of the subject property, and in the county and State.

Prior to a discontinuation in the construction of the Project in 2003, Petitioner’s annual
construction costs reached a high of approximately $50 million, thus contributing significantly to
the local and State economies. In addition, prior to that discontinuance, approximately $10
million was in Petitioner’s annual payroll, and $2 million annually was paid in real property
taxes. The Project is anticipated to continue to increase the availability and variety of job

opportunities in the area, resulting in higher employment and improvement of the quality of life

for local residents
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The development will sustain construction employment over a thirty-year buildout period
for the construction of new facilities and residences. Direct employment of construction workers
will stimulate additional employment on the island and elsewhere in the State. Employment
which will be supported directly by the construction of the facilities includes onsite laborers,
operatives and craftsmen, as well as professional, managerial, sales and clerical workers whose
usual place of employment may be elsewhere on the island or in the State. Based upon data from
the Department of Business, Economic Development & Tourism, it is estimated that 1.79 other
full time jobs are created for every full time job in the construction industry.

Employment in the operation and support of those facilities will provide permanent full
time jobs for area residents. Prior to the discontinuation of operations in 2003, Petitioner
employed approximately 180 full-time employees. Since the resumption of operations earlier
this year, approximately 110 full-time employees are being employed by Petitioner.

As with the effects of construction jobs, effects from operational employment will be
direct and indirect or induced. Direct operational employment opportunities have been created at
the golf course, golf shop, support and maintenance facilities, and administrative operations.
Facility operations will also indirectly generate employment elsewhere on the island and
elsewhere in the State.

The Project is not anticipated to have a significant impact upon agricultural production in
the vicinity of the subject property, which has historically not been agriculturally productive. In
general, the soil conditions of the area are marginally suited for agricultural purposes
15. LOW INCOME HOUSING

§15-15-50(c)(14): If a residential development is proposed, a description of the

manner in which the petitioner addresses the housing needs of low income, low-
moderate income, and gap groups.
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Petitioner has committed to construct or cause to be constructed a minimum of 100 units
of affordable housing within the Kona area by 2011. In addition, within five years of receipt of
final subdivision approval for additional homesites within the Petition Area, Petitioner has
agreed to construct or cause to be constructed additional affordable housing units within the
Kona area, such that the number of affordable housing units which Petitioner has constructed or
caused to be constructed would equal 20% of the total number of housing units which Petitioner
has developed or caused to be developed, consistent with current County affordable housing
policy. Under this commitment, if Petitioner develops a total of 665 lots, Petitioner will
construct or cause to be constructed a total of 168 affordable units.

16. ASSESSMENT OF NEED

§15-15-50(c)(15): An assessment of need for the reclassification based upon the

relationship between the use or development proposed for the area and

consideration of other similarly designated land in the area.

Studies performed in the planning process indicate that the Project is compatible with and
will enhance the existing natural environment. Market studies, based on an analysis of regional
and demographic trends, visitor trends, and an overview of similar projects indicate that Hokuli'a
will be uniquely situated on the island of Hawai'i. The Project continues to expand employment
opportunities and to provide recreational and public facilities that are presently lacking in this
area.

Reclassification of the Petition Area to the Rural and Conservation Districts will be
consistent with the surrounding residential, agricultural and conservation uses. Surrounding
areas include agricultural (orchards and grazing), urban-residential and conservation uses,
including the Kona Scenic Subdivision and the town of Kealakekua which are mauka of the

Petition Area and within the Urban District; Agricultural Districts to the north and south; and the
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Conservation District along the coastline. The low density and open space character of the
development are compatible with and complement the existing uses that surround the Petition
Area.

17.  ASSESSMENT OF CONFORMITY WITH STATE PLANS

§15-15-50(c)(16): An assessment of conformity of the reclassification to

applicable goals, objectives, and policies of the Hawai i state plan, chapter 226,

HRS, and applicable priority guidelines and functional plan policies.

The proposed reclassification is consistent with applicable goals, objectives and policies
of the Hawai'i State Plan. The State Plan lists three “Overall Themes” relating to 1) individual
and family self-sufficiency; 2) social and economic mobility; and 3) community or social well-
being (Section 226-3(1-3)). These themes are viewed as “basic functions of society” and goals
toward which government must strive. To guarantee the elements of choice and mobility

embodied in the three themes, three goals were formulated (Section 226-4(1-3)):

(1) A strong, viable economy, characterized by stability, diversity and growth that
enables fulfillment of the needs and expectations of Hawai'i’s present and future
generations.

2) A desired physical environment, characterized by beauty, cleanliness, quiet, stable
natural systems and uniqueness that enhances the mental and physical well-being
of the people.

3) Physical, social and economic well-being, for individuals and families in Hawai'i,
that nourishes a sense of community responsibility, of caring and of participation

in community life.

Hokuli“a will provide direct and indirect short and long term employment opportunities
for the present and future residents of North and South Kona and West Hawai'i. The Project will
generate increased State and County tax revenues and will contribute to the stability, diversity

and growth of local and regional economies. Archaeological, historic and natural site features
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will be protected within the Petition Area. Key elements of the Project relative to the goals,
objectives and polices of the State Plan are that the Project will provide additional employment,
recreational and cultural opportunities for existing and future residents of North and South Kona
and West Hawai 'i; that it will provide these opportunities in a planned setting wherein design,
operation and maintenance and environmental protection provisions can be effectively,
efficiently and economically controlled, and that it will provide these opportunities close to
existing and planned developments such that travel times are minimized and yet will be
sufficiently separated from planned or existing residential developments such that the activities
within the Project will not be a nuisance to nearby communities or related activities. By
providing recreational, educational and cultural opportunities within a planned setting, the
Project will enhance the sense of community responsibility and participation.'®

18. ASSESSMENT OF CONFORMITY WITH CZMA

§15-15-50(c)(17): An assessment of the conformity of the reclassification to

objectives and policies of the coastal zone management program, chapter 2054,

HRS.

A portion of the Petition Area is within the Special Management Area (“SMA”). The
proposed reclassification conforms to the objectives and policies of the coastal zone management
program, HRS Chapter 205A, discussed as follows.''

1) Recreational Resources

The development of Hokuli a provides the public with previously unavailable

vehicular and pedestrian access to the shoreline and cultural and historic coastal resources by

'% A comprehensive analysis of the conformity of the development with the State Plan and its applicable priority
guidelines and functional plan policies is set forth in the 1993 FEIS, Vol. I, Secs. 5.1.2. and 5.1.3.

"It is of note that several SMA permits have been approved by the Hawai'i County Planning Commission in
relation to the development. SMA Permit Nos. 345, 356, 401, 402, 403 and 404 were approved between 1993 and
2000. The permits allowed the development of the golf course, clubhouse, driving range, golf maintenance facility,
golf member facilities, shoreline park, bypass highway, member’s lodge and a wastewater treatment facility. The
member’s lodge has since been excluded from the development plan.
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way of a designated roadway and parking facilities, as well as the recreational resources of the
trail system and the shoreline park in conjunction with resource management plans for the
protection of shoreline resources as well as culturally significant sites.
2) Historic Resources
Historic resources are being and will continue to be protected and preserved under
the various mitigation and preservation plans approved by the SHPD. Where appropriate,
selected sites will be restored and incorporated as part of an overall interpretive program
integrated with a pedestrian trail network. Where recommended, signage will be provided
explaining the significance of a site and its relationship to the history of the area.
3) Scenic and Open Space Resources
The development will continue to protect, maintain or improve the quality of
coastal, scenic and open space resources. The golf course, infrastructure and related facilities
have been and will be designed to take advantage of the natural contours of the land and
minimize adverse effects on the environment. The golf course, open space and landscaped areas,
coupled with the low density of the Project, ensure that the area’s open space and scenic
resources are maintained. Facilities will retain a low profile to maintain coastal views from
mauka areas, and views along the coast will not be obstructed.
4) Coastal Ecosystems
To assure that groundwater and near shore marine water quality is maintained,
standard engineering and design precautions and adherence to State, County and Federal
standards are being followed in the design of the drainage system, including compliance with
State NPDES permitting requirements. Petitioner has implemented extensive erosion control

measures to minimize storm runoff into the near shore waters. Petitioner has also established a
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water quality monitoring program which provides for periodic sampling of the near shore waters
adjacent to the Project as well as periodic benthic surveys of marine life in these waters, and will
conduct a new baseline water quality study along 11 miles of the coast adjacent to the Petition
Area.
5 Economic Uses
The development is significantly removed from and will not adversely impact
existing coastal dependent developments such as harbors or ports and visitor industry facilities.
(6) Coastal Hazard
All inhabitable structures within the development are located significantly inland
so as to be outside areas of potential tsunami, high storm or wave action. Public access to the
shoreline areas will be managed so as to control access during times of high wave action or
tsunami danger. No significant development or habitable structures will be located in any of the
flood hazard zones or drainage ways. The development will comply with the requirements of the
Federal Flood Insurance Program. Petitioner is also required to install a tsunami warning
system.
7 Managing Development/Public Participation
Management of development and public participation will be facilitated through
the review process of this petition and any further required permitting prior to any additional
development.
8) Beach Protection
As noted, all inhabitable structures will be located well inland of the shoreline.

No private erosion-protection structures will be constructed seaward of the shoreline.
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&) Marine Resources
Although not part of the Petition Area, the shoreline park will be managed to

ensure that the use and development of marine and coastal resources are ecologically and
environmentally sound. The water quality monitoring, surveys of marine life and baseline water
quality study which Petitioner will perform will promote the understanding of ocean processes,
marine life, and other marine resources and improve understanding of how development
activities relate to and impact upon ocean and coastal resources.
19. ASSESSMENT OF CONFORMITY WITH COUNTY PLANS

$15-15-50(c)(18): An assessment of conformity of the reclassification to the

applicable county general plans, development or community plans, zoning

designations and policies, and proposed amendments required.

The General Plan of the County of Hawai'i, amended in 2005, is the policy document for
the long range comprehensive development of the island. The General Plan addresses twelve
elements or subject areas which are relevant to the long term planning of development on a
regional basis.'> The General Plan includes a Land Use Pattern Allocation Guide (“LUPAG”)
Map of the island. The land use pattern is a broad, flexible design intended to guide the direction
and quality of future developments in a coordinated and rational manner. The LUPAG map
indicates the general locations of various land uses in relation to each other. The Petition Area

is designated on the LUPAG map as Orchard, Extensive Agriculture and Open."> The General

Plan specifically references Hokuli'a as a planned development for a residential and golf course

12 The twelve elements include the following: Economic, Energy, Environmental Quality, Flooding and Other
Natural Hazards, Historic Sites, Natural Beauty, Natural Resources and Shoreline, Housing, Public Facilities, Public
Utilities, Recreation, Transportation and Land Use.

" The Orchard designation includes “[t]hose agricultural lands which though rocky in character and content support
productive macadamia nuts, papaya, citrus and other similar agricultural products.” The Extensive Agriculture
designation covers lands that are not Important Agricultural Land and includes “[1]ands that are not capable of
producing sustained, high agricultural yields without the intensive application of modern farming methods and
technologies due to certain physical constraints such as soil composition, slope, machine tillability and climate.”
The Open designation includes “[p]arks and other recreational areas, historic sites, and open shoreline areas.”
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community. Hokuli'a is consistent with the goals, policies and standards set forth in the General
Plan."* The Petition Area is being served with existing infrastructure and will be served in the
future with planned infrastructure and is in balance with the natural, cultural and social
environment of the County.

The County zoning designation for the Petition Area is Agricultural-1 acre (A-1a),
which allows a minimum lot size of one acre. The Agricultural zone provides for agricultural
and very low density agriculturally-based residential use, encompassing rural areas of good to
marginal agricultural and grazing land, forest land, game habitats, and areas where urbanization
is not found to be appropriate. Permitted uses within this zoning district include single-family
dwellings, farm dwellings, agricultural parks, crop production, parks and other similar open area
recreational facilities, and golf courses and related golf course uses (with a Use Permit). The
Hokuli'a development is consistent with the purpose and applicability of this zoning designation.
20. HAWAIIAN CUSTOMARY AND TRADITIONAL RIGHTS

$15-15-50(c)(20): A statement addressing Hawaiian customary and traditional
rights under Article XII, section 7 of the Hawai i State Constitution.

Traditional and customary native Hawaiian rights within or in proximity to the Petition
Area include a right of pedestrian access over the Stepping Stone Trail and other recognized
trails traversing the property, worshipping at burial sites within the property, and subsistence and
cultural activities, including fishing and ocean resource gathering, along the shoreline. The
preservation and protection of these resources is being effected through archaeological and burial
preservation plans, the establishment of the shoreline park which will provide public access to

the shoreline area and traditional and cultural resources within the area, the establishment of two

' A detailed discussion of the conformity of Hokuli'a with the General Plan’s goals, policies and standards in set
forth in the 1993 FEIS, Section 5.2.
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Cultural Preserves within the Petition Area that total approximately 12 acres where lineal and
cultural descendants may engage in traditional and cultural practices, and the establishment of
three Agricultural Preserves to facilitate traditional and customary native Hawaiian agricultural
practices.

Petitioner is also forming the PCSE for the purpose of preservation, operation and
maintenance of the shoreline park and specified cultural and historical sites within the Petition
Area. Petitioner, in coordination with DLNR and the certified lineal and cultural descendants of
Hokuli'a, will continue to implement measures to protect, and to provide access to, burial sites,
including (i) providing information to lineal and cultural descendants on burial sites within the
Petition Area; (i1) implementation of both short-term and long-term protection measures for
burial sites; and (iii) providing access for lineal and cultural descendants to such burial sites.

Petitioner is also preserving and protecting the Old Government Road and the Stepping
Stone Trail. Petitioner will restore portions of the Stepping Stone Trail to create a continuous
trail segment varying in width from three to five feet, and will create a five-foot buffer on each
side of the trail centerline. Petitioner will maintain and preserve the Old Government Road and
the Stepping Stone Trail in coordination with DLNR.

Petitioner will also establish and maintain two interpretive areas connecting the existing
remnant trail sections to the shoreline park, which interpretive areas will then be available for
public access from the shoreline park, and will install warning signs on the golf course advising
of the trail and its significance.

Petitioner will also work with DLNR to maintain and preserve what is referred to as the

“Old Cart Road” situated primarily within the shoreline park in the Conservation District as a
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public pedestrian access trail, and will grant an easement between the Old Cart Road and the Old
Government Road for pedestrian trail access purposes in the vicinity of Pu'u Ohau.

Another significant protective measure concerns the burial site of Kamaeo ‘kalani, near
the summit of Pu'u Ohau, which is a significant historic and cultural site. This site is located
within the Conservation District and outside the Petition Area. In order to provide an additional
buffer around this site, Petitioner has agreed to abandon the development of five previously
subdivided lots presently within the Agricultural District along the current Conservation District
boundary. The area included in such lots is part of the area for which the instant Petition seeks
reclassification to the Conservation District. Petitioner will also construct a gated wall or other
buffer to restrict access to, and to protect and preserve, the burial site of Kamaeo kalani and
other cultural resources within the buffered area.

These mitigation measures will ensure that traditional and customary native Hawaiian
rights, customs and practices will be preserved and protected in a feasible manner.

21.  WRITTEN COMMENTS

§15-15-5(c)(21): Any written comments received by the petitioner from

governmental, non-governmental agencies, organizations, or individuals in

regards to the proposed reclassification.

Petitioner has not received any written comments from governmental or non-
governmental agencies, organizations or individuals concerning the proposed reclassification.
Any written comments received in the future shall be submitted for inclusion into the record of
this docket.

22.  NOTIFICATION OF PETITION FILING
A copy of the Notification of Petition Filing to be sent pursuant to §15-15-50(d), LUC

Administrative Rules, is attached hereto as Petitioner’s Exhibit 10.
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WHEREFORE, Petitioner respectfully requests that the Land Use Commission approve
this Petition and issue an Order Amending the Land Use District Boundary in order to reclassify
the Petition Area from the Agricultural District to the Rural District and the Conservation
District.

DATED: Kailua-Kona, Hawai'i, October // , 2006.

1250 OCEANSIDE PARTNERS

By: Red Hill 1250, Inc.
Its: General Partner

By; %/2 %«/Q

DE FRIES /
Its: ice President
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1250 Oceanside Partners

Lot Owner Information

LUC Docket No.: A06-769

) Lot # Lot/ Deed/Conveyance/
Ref # TMK: (Parcel - Lot) Entity Owner Instrument No.
1 7-9-12-04 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
2 7-9-12-06 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
3 7-9-12-11 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
4 7-9-12-29 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
5 7-9-12-34 (portion) 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
6 8-1-04-03 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
7 8-1-04-56 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
8 8-1-04-59 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
9 8-1-04-60 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
10 8-1-04-61 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
11 8-1-04-62 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
12 8-1-04-64 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
13 8-1-04-65 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
14 8-1-04-68 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
15 8-1-04-70 (portion) 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
16 8-1-04-71 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
17 8-1-26-01 Lot B 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
William P. Batiste and Virginia F. Batiste, Trustees of the W. and V. Batiste

18 8-1-26-02 1-002 Trust dated 1/23/01 2004-176056
19 8-1-26-03 1-003 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
20 8-1-26-04 1-004 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
21 8-1-26-05 1-005 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

8-1-26-06 1-006 Andrew Meislin, Trustee of the Andrew Meislin Trust dated January 3, 2006 2006-089940
22 and Clyde Lawrence Webb
23 8-1-26-07 1-007 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
24 8-1-26-08 1-008 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
25 8-1-26-09 1-009 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
26 8-1-26-10 1-010 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
27 8-1-26-11 1-011 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
28 8-1-26-12 1-012 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
29 8-1-26-13 1-013 Aloha Aina Development, LLC, a Hawaii limited liability company 2006-116356
30 8-1-26-14 1-014 Hokuli'a 14, LLC, a Hawaii limited liability company 2006-049169
31 8-1-26-15 1-015 Pace Investments Limited Partnership, a Hawaii limited partnership 2006-044056

Charles P. Virden and Lynnsey Virden, Trustees of the Virden Family Trust

32 8-1-26-16 1-016 dated September 2, 1998 2006-040051
33 8-1-26-17 1-017 EWM Investments LLC, a Nevada limited liability company 2001-187507
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Norma Foster Maddy, Trustee of the Norma Foster Maddy 1997 Revocable
34 8-1-26-18 1-018 Trust dated January 13, 1997 2000-112198
Norma Foster Maddy, Trustee of the Norma Foster Maddy 1997 Revocable
35 8-1-26-19 1-019 Trust dated January 13, 1997 99-206737
36 8-1-26-20 1-020 Phillip Harris 11l and Donna Lee Harris 2004-137703
37 8-1-26-21 1-021 Lyle H. Anderson 2000-046664
38 8-1-26-22 1-022 George D. Marshall and Sharon C. Marshall 99-201008
39 8-1-26-23 1-023 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
Stephen C. Dinsmore and Deborah W. Dinsmore, Trustees of the Stephen
40 8-1-26-24 1-024 C. Dinsmore and Deborah W. Dinsmore Trust dated November 18, 1982 2005-061714
41 8-1-26-25 1-025 Lyle H. Anderson 2000-047353
42 8-1-26-26 1-026 Lyle H. Anderson 2000-046667
43 8-1-26-27 1-027 Tatsuya Omura 99-201009
44 8-1-26-28 1-028 Michael J. Roberts 2006-076421
45 8-1-26-29 1-029 Maurmark, LLC, a California limited liability company 2001-091417
46 8-1-26-30 1-030 John R. Kennedy 2006-143258
47 8-1-26-31 1-031 Stuart H. Mendel and Jennie Ann Freiman 2005-107016
William W. Adams, Trustee of the Adams Family Trust under Declaration of
48 8-1-26-32 1-032 Trust dated December 10, 1991 2003-166559
49 8-1-26-33 1-033 Yutaka Takeda and Tomoko Takeda 2000-011972
50 8-1-26-34 1-034 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
51 8-1-26-35 1-036 ENNIS, LLC, a Washington limited liability company 2000-028218
52 8-1-26-36 1-037 Hokulia 37, LLC, a Delaware limited liability company 2006-052506
Larry S. Gutsch and Jaqua L. Gutsch, Co-Trustees for the Gutsch Family
53 8-1-26-37 1-038 Trust dated December 28, 1995 2000-041869
54 8-1-26-38 1-039 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
Norma Foster Maddy, Trustee of the Norma Foster Maddy 1997 Revocable
55 8-1-26-39 1-040 Trust dated January 13, 1997 99-206743
56 8-1-26-40 1-041 The Conklin Family Limited Partnership, an Arizona limited partnership 2000-014832
57 8-1-26-41 1-042 The Conklin Family Limited Partnership, an Arizona limited partnership 2000-014835
58 8-1-26-42 1-043 Anthony K. Hedley 2000-076116
59 8-1-26-43 1-051 Andrew Meislin, Trustee of the Andrew Meislin Trust dated January 3, 2006|2006-117077
60 8-1-26-44 1-052 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
61 8-1-26-45 1-053 Suffolk Investment, LLC, a Hawaii limited liability company 2004-067983
62 8-1-26-46 1-054 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
63 8-1-26-47 1-055 Christopher John Williams and Kristine Claire Williams 2000-034277
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64 8-1-26-48 1-056 Douglas Mayer Rhymes and Susan Lee Rhymes 2000-010162

65 8-1-26-49 1-057 Richard R. Goodmanson and Janet A. Goodmanson 2000-040867

66 8-1-26-50 1-058 William O'Grady and Patrice O'Grady 2000-036790
Chartana Fifty-Nine LLC, a New Mexico limited liability company/Robert L.

67 8-1-26-51 1-059 Helstrom and Yvonne E. Helstrom, Trustees of the Bob and Yvonne 2005-058515/2001-157959

68 8-1-26-52 1-060 Clark Realty Corporation, a Hawaii corporation 2006-110403

69 8-1-26-53 1-061 Wan Koo Huh and Yong Soo Huh 2003-045999

70 8-1-26-54 1-062 Robert K. Greenwell 2005-0184426

71 8-1-26-55 1-063 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

72 8-1-26-56 1-064 Canyon River Investments L.P., a Delaware limited partnership 2000-021065

73 8-1-26-57 Lot R-1 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

74 8-1-27-01 1-001 Richard S. Belas and Judith E. Soltz 2001-173455

75 8-1-27-02 Lot A 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

76 8-1-27-03 1-035 Up-Front Agency, Co., Ltd., a Japan corporation 2001-013888

77 8-1-27-04 1-044 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

78 8-1-27-05 1-045 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

79 8-1-27-06 1-046 Hokulia Investors, LLC, a Delaware limited liability company 2001-086341

80 8-1-27-07 1-047 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

81 8-1-27-08 1-048 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

82 8-1-27-09 1-049 Sharon Watt Ney, Trustee of the Watt-Ney Family Trust dated June 6, 1989(2003-007490

83 8-1-27-10 1-050 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

84 8-1-27-11 1-065 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

85 8-1-27-12 1-066 Linda Ralphs, Trustee of the Linda Ralphs Trust dated June 26, 1991 2002-161993

86 8-1-27-13 1-067 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
James R. Parrish and Lisa R. Parrish, Co-Trustees of the Parrish Living

87 8-1-27-14 1-068 Trust dated August 9, 1995 99-202308

88 8-1-27-15 1-069 Dennis R. Cook 2001-029230

89 8-1-27-16 1-070 Wood Hawaiian Properties, LLC, a Hawaii limited liability company 2001-140549

90 8-1-27-17 1-071 Malie Investment Partners, LLC, a Nevada limited liability company 2001-071948

91 8-1-27-18 1-072 Robert C. Luton 2001-124865

92 8-1-27-19 1-073 Lyle H. Anderson 2000-046670
Lawrence Wayne Shaw and Lisa Jo Shaw, Co-Trustees under the Shaw

93 8-1-27-20 1-092 Family Trust dated March 7, 1997 2003-187374

94 8-1-27-21 1-093 Tokuo Fujita and Masako Fujita 99-201011

95 8-1-27-22 1-094 Takuo Horikoshi 2000-121553
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KDM Chartana LLC, a Michigan limited liability company and PHM
96 8-1-27-23 1-095 Chartana LLC, a Michigan limited liability company 2003-180225
97 8-1-27-24 1-096 HKH 96, LLC, a New Mexico limited liability company 2001-011756
James Wilfred Higgins, Trustee under Memorandum of Trust dated July 3,
8-1-27-25 1-097 2002 and Mary Helen Higgins, Trustee under Memorandum of Trust dated [2005-216650
98 July 3, 2002
99 8-1-27-26 1-098 Hackahokulia, LLC, a Connecticut limited liability company 2001-055423
100 8-1-27-27 1-099 Hidetaka Tembata and Saori Tembata 99-203990
101 8-1-27-28 1-100 Clark Realty Corporation, a Hawaii corporation 2006-159970
102 8-1-27-29 1-101 James L. Gremp and Karen E. Gremp, and Alan C. Steinbeck 2004-086607
103 8-1-27-30 1-102 Jack A. Dempsey, Trustee of the Boxer | Trust dated 11/08/2000 2006-055880
104 8-1-27-31 1-103 Forelinks, LLC, a Hawaii limited liability company 2001-137745
Mark Douglas Davis and Susan Perry Davis, Trustees of the 2000 Davis
105 812732 1-104 Family Trust UDT dated May 2, 2000 2000-085742
106 8-1-27-33 1-105 Thomas W. Crosswhite and Barbara J. Crosswhite 2005-246237
107 8-1-27-34 1-106 Tiki Three, LLC, a Hawaii limited liability company 2005-160764
108 8-1-27-35 1-107 Carol Ann Farrow 2004-238916
109 8-1-27-36 1-108 Carol Ann Farrow 2004-238915
8-1.27-37 1-109 Greenspring Development Company, L.L.C., an Arizona limited liability 2001-037814
110 company
111 8-1-27-38 1-110 2030 Investors, LLC, an Oregon limited liability company 99-202311
112 8-1-27-39 1-111 Jack A. Dempsey 99-204374
113 8-1-27-40 1-112 Yoshitake Kitao 99-201013
114 8-1-27-41 1-113 Tatsuya Omura 99-201014
115 8-1-27-42 1-114 Platinum Investment Kona, Inc., a Hawaii corporation 2003-132697
8-1-27-43 1-261 Mgrk Geist gnd Maureen Prisby, Trustees for the Mark Geist and Maureen 2000-023139
116 Prisby Family Trust
117 8-1-27-44 1-262 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
118 8-1-28-01 1-074 Douglas D. Troxel 99-203943
119 8-1-28-02 1-075 Douglas D. Troxel 99-203946
120 8-1-28-03 1-076 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
121 8-1-28-04 1-077 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
122 8-1-28-05 1-078 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
123 8-1-28-06 1-079 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
1on 8-1-28-07 1-080 ;T;:Ie Ann Freiman, Trustee of the Jennie Ann Frieman MD Profit Sharing 2005-135332
125 8-1-28-08 1-081 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
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Hideyuki Tanigami and Judy Bogard-Tanigami, Co-Trustees of the

126 8-1-28-09 1-082 Tanigami Family Trust dated September 1, 1999 2001-006955

127 8-1-28-10 1-083 Lyle H. Anderson 2000-046673
Peter Riepenhausen and Waltraud Riepenhausen, Trustees of the

128 8-1-28-11 1-084 Riepenhausen Family Trust dated June 24, 1988 2003-046968

129 8-1-28-12 1-085 Lyle H. Anderson 2000-046679

130 8-1-28-13 1-086 Robert S. Kildow and Barbara Tabbert Kildow 2000-184054
Roger Arnold Buckles and Cindy Kiyono Buckles, Trustees of the Roger

131 8-1-28-14 1-087 and Cindy Buckles Revocable Family Trust dated October 29, 1991 2000-039740

132 8-1-28-15 1-088 Donally King 2000-087831

133 8-1-28-16 1-089 Maryl Group, Inc., a Hawaii corporation 2001-024181

134 8-1-28-17 1-090 2030 Investors, LLC, an Oregon limited liability company 99-203119

135 8-1-28-18 1-091 2030 Investors, LLC, an Oregon limited liability company 99-203116
H. Irving Grousbeck, Trustee under that certain unrecorded H. Irving

136 [8128-19 1-115 Grousbeck Revocable Trust dated December 18, 1985 2005-098149

137 8-1-28-20 1-092 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

138 8-1-28-21 1-117 C. James Jensen and Jeri L. Jensen 2000-020914
U.S. Trust Company of Delaware, N.A., Administrative Trustee of the

139 8-1-28-22 1-118 Berghorst 1998 Dynastic Trust 2006-044557

140 8-1-28-23 1-119 F. Terry Eger and Carol E. Eger, Trustees U/T/A DTD October 17, 1991 99-201016

141 8-1-28-24 1-120 Edward J. O'Sullivan and Barbara O'Sullivan 99-201017
Julie Blankenship Mundt and The First National Bank and Trust Company

8-1-28-25 1-121 of Tulsa, a national banking association, Co-Trustees of the Julie 2006-065490

142 Blankenship Mundt Trust dated May 9, 1986

143 8-1-28-26 1-122 James Simpson and Carol Olerich Simpson 2000-078376

144 8-1-28-27 1-123 James Simpson and Carol Olerich Simpson 2000-078377
Kathleen M. Lopez, Trustee of the Kathleen M. Lopez Trust under Trust

145 |B12828 1-124 Agreement dated January 3, 2002 2003-049405

146 8-1-28-29 1-125 Kent P. Buckles and Suzanne R. Buckles 2005-148027
David R. Metcalf and Kim H. Metcalf, Trustees of The Metcalf Family Trust

147 8-1-28-30 1-126 dated June 11, 1993 2006-098554

148 8-1-28-31 1-127 Ronald Ervin Nelson 2001-194344
Richard Tincher and Leslie Tincher, Co-Trustees of The Tincher Living

149 [B12832 1-128 Trust Agreement dated October 28, 1993 2000-152710

150 8-1-28-33 1-129 Hokukano Ranch, Inc., a Hawaii corporation 2004-124096
Sally A. Nordstrom, Trustee for the Nordstrom Family Living Trust dated i

151 8-1-28-34 1-130 March 14, 1986 99-201020
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152 8-1-28-35 1-131 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

153 8-1-28-36 1-132 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
Thomas A. Tucker and Rachel R. Tucker, Trustees of the Tucker Living

154  [8-1-28-37 1-133 Trust dated October 4, 1995 2003-068374

155 8-1-28-38 1-134 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

156 8-1-28-39 1-135 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

157 8-1-28-40 1-136 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

158 8-1-28-41 1-137 Red Hill 1250, Inc., a Washington corporation 2002-169591

159 8-1-28-42 1-138 Ackerman Ranch, Inc., a Hawaii corporation 2006-068202

160 8-1-28-43 1-139 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

161 8-1-28-44 1-237 Red Hill 1250, Inc., a Washington corporation 2002-169594

162 8-1-28-45 1-238 Richard Schleicher and Joan Morgan 2002-080144

163 8-1-28-46 1-239 AZ Sun Holdings, Inc., an Arizona corporation 2001-030730

164 8-1-28-47 1-240 JWH, L.L.C., an Arizona limited liability company 2001-121554

165 8-1-29-01 1-140 UCC Ueshima Coffee Co., Ltd., a Japan corporation 2001-035586

166 8-1-29-02 1-141 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

167 8-1-29-03 1-142 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

168 8-1-29-04 1-143 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

169 8-1-29-05 1-144 Red Hill 1250, Inc., a Washington corporation 2002-169592
Lou E. Lambert, Trustee of the Revocable Living Trust of Lou E. Lambert

170 8-1-29-06 1-145 dated March 3, 1994 2005-208850

171 8-1-29-07 1-146 Hale S. Irwin and Sally J. Irwin 2003-166767

172 8-1-29-08 1-147 Aloha Aina Development, LLC, a Hawaii limited liability company 2005-011874
Donald C. Zepp and Barbara J. Zepp, Co-Trustees for the Donald C. and

8-1-29-09 1-148 Barbara J. Zepp Family Trust dated June 10, 1975, as amended in its 2001-054545

173 entirety on May 24, 1990

174 8-1-29-10 1-149 Hama Corp., a Nevada corporation 2006-087257
Donald F. House and Joyce D. House, Co-Trustees of the HF Trust dated

175 8-1-29-11 1-150 March 2, 1987 2006-049159
Kevin Sean Donnelly and Laura Elise Donnelly, Trustees for The Donnelly

176 [8-129-12 1-151 Family Revocable Living Trust dated Novemhber 6. 1997 — - 2000-152713
Stanley G. Freimuth and Cynthia S. Freimuth, Trustees of the Freimut

177 8-1-29-13 1-152 Family Living Trust dated May 7, 2002 2003-105132
William P. Batiste and Virginia F. Batiste, Co-Trustees of the W. and V.

178 8-1-29-14 1-153 Batiste Trust dated January 23, 2003 2001-042267
Patrick T. Fujieki, CPA, as Successor Trustee of the Paul Mitchell Trust

179 |B12915 1-154 dated August 19, 1983, as amended 2000-010369

6 of 13

Petitioner's Exhibit 2




1250 Oceanside Partners

Lot Owner Information

LUC Docket No.: A06-769

] Lot # Lot/ Deed/Conveyance/
Ref# TMK: (Parcel - Lot) Entity Owner Instrument No.

180 8-1-29-16 1-155 Herbert M. Gould, Ill, Trustee for the Gould Hawaii Property Trust 99-203978

181 8-1-29-17 1-156 Kona Manana, L.L.C., an Arizona limited liability company 2001-021313
Donald F. House and Joyce D. House, Co-Trustees of the HF Trust dated

182 8-1-29-18 1-157 March 2, 1987 2001-013226

183 8-1-29-19 1-158 Sandra Lee House 2005-169828

184 8-1-29-20 1-161 Hayao Nakayama 2006-074304

185 8-1-29-21 1-162 Ronald James Hogg and Carole Celia Hogg 2001-007790

186 8-1-29-22 1-170 Stephen D. Ewing and Mary Kim Ewing 2001-048955

187 8-1-29-23 1-171 Kimo D. Cummings and Virginia Cha 2005-029759

188 8-1-29-24 1-172 Junichi Nonogawa 2001-092956
William W. Adams, Trustee of the Adams Family Trust dated December

189 |8129-25 1-173 10, 1991, as amended and restated March 6, 1995 2002-140355

190 8-1-29-26 1-174 Eisuke Kawamoto 2000-145155

191 8-1-29-27 1-175 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

192 8-1-29-28 1-176 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
T Group Capital, LLC, a Delaware limited liability company/Golden Point -

193 8-1-29-29 -1 H.L.E., LLC, a Nevada Iimiteld Iiabililty cor(‘;wl)agyl ; I 2006-054770/2002-140014
T Group Capital, LLC, a Delaware limited liability company/Dean R. Gilpin,

194 |8-1-29-30 1-1r8 Juana P. Gilpin, William E. Allen and Terri M. Allen 2006-021495/2002-140346

195 8-1-29-31 1-179 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

196 8-1-29-32 1-180 Puaa Development, LLC, a Hawaii limited liability company 2004-096996

197 8-1-29-33 1-181 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
Joseph M. Hirko and Kathleen A. Hirko, Trustees of the Hirko Family Trust

108 [81-29-34 1-182 UIT/A dated August 21, 2000 2000-143126

199 8-1-29-35 1-183 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

200 8-1-29-36 1-184 Sankyo Sekiyu Limited Investment, a Japan corporation 99-201025
Chiyo Kano Springer, Trustee of the Revocable Living Trust dated February

201 |B129%7 1-185 22, 1995, as amendede 99-201026

202 8-1-29-38 1-186 Chip-Bud L.L.C., an Arizona limited liability company 2000-067500

203 8-1-29-39 1-187 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

204 8-1-29-40 1-188 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

205 8-1-29-41 1-189 1250 Oceanside Partners, a Hawaii limited partnership 96-074328

206 8-1-29-42 1-190 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
Keith Michael Katcher and Nickie Marie Branco-Katcher, Trustees of the

oo7  |B129-43 1-191 2000 Branco-Katcher Family Trust U/D/T November 29, 2000 2003-103726

208 8-1-29-44 1-192 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
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Yoshiko Mizumaki, Trustee under that certain Yoshiko Mizumaki
209 [B129-45 1-193 Declaration of Trust dated October 21, 2004 2004-257748
210 8-1-29-46 1-194 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
211 8-1-29-47 1-195 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
T Group Capital, LLC, a Delaware limited liability company/Robert K.
212 8-1-29-48 1-196 Greenwell and William H. Wilton 2005-198000/2001-104446
213 8-1-29-49 1-197 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
8-1-29-50 1-198 T Group Capital, LLC, a Delaware Iimiteo! liability compapy/D K and Diane |2005-053607/ 2005-
214 Sather, Trustees under the Duane and Diane Sather Living Trust dated 053608/ 2001-103486
Clarence L. Werner, Trustee of the Clarence L. Werner Revocable Trust
215 8-1-29-51 1-199 dated July 31, 1992 2005-074328
216 8-1-29-52 1-200 Duane D. Sparks and Mary D. Sparks 2002-181013
217 8-1-29-53 1-201 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
8-1-29-54 1-202 T Group Capital, LLC, a Delaware limited liability company/Dean R. Gilpin, |2006-021492/ 2006-
218 Juana P. Gilpin, Sung Hung Chung and Nancy Chung 021493/ 2001-103490
219 8-1-29-55 1-203 Lyle H. Anderson 2000-046680
220 8-1-29-56 1-204 Holua Kai, LLC, a Hawaii limited liability company 2006-014021
221 8-1-29-57 1-205 John P. Morbeck and Sally R. Morbeck 2001-088257
8-1-29-58 1-206 T Group Capital, LLC, a Delaware limited liability company/Greg G. Ogin  |2005-177562/ 2005-
222 and Cherrie K. Ogin 177563/ 2001-103492
223 8-1-29-59 1-207 T Group Capital, LLC, a Delaware limited liability company 2001-103494
224 8-1-29-60 1-208 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
225 8-1-29-61 1-209 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
226 8-1-29-62 1-210 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
227 8-1-29-63 1-211 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
Herbert M. Gould Ill, Trustee of the Gould Hawaii Property Trust dated
298 8-1-30-01 1-159 November 20, 1999 2006-075157
229 8-1-30-02 1-160 Sunil Kappagoda and Judit Fabian 2003-024039
230 8-1-30-03 1-163 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
231 8-1-30-04 1-164 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
232 8-1-30-05 1-165 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
233 8-1-30-06 1-166 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
- 8-1-30-07 1-167 #erztfjf:y N. Newton and Carolyn E. Newton, Trustees for the Newton Family 99-204375
235 8-1-30-08 1-168 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
Paul E. Bonham and Dani L. Knapp-Bonham, Trustees under The Bonham
236 813009 1-169 Revocable Living Trust dated September 11, 1992 2006-101986
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237 8-1-30-10 1-212 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
238 8-1-30-11 1-213 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
239 8-1-30-12 1-214 Gregg L. Engles and Cynthia K. Engles 2001-007779
240 8-1-30-13 1-215 Red Hill 1250, Inc., a Washington corporation 2002-169593
Richard O. White and Toni S. White, Trustees of the White Family
241 8-1-30-14 1-216 Declaration of Living Trust dated June 25, 1999 2002-143942
242 8-1-30-15 1-217 Malie Investment Partners, LLC, a Nevada limited liability company 2001-071951
243 8-1-30-16 1-218 Chartana Four LLC, a New Mexico limited liability company 2001-133116
244 8-1-30-17 1-219 Lyle H. Anderson 2000-046683
245 8-1-30-18 1-220 Big Island Partners LLP, a Colorado limited liability partnership 2006-027333
246 8-1-30-19 1-221 West Coast Hawaii Partners, a Delaware general partnership 2002-138231
David R. Metcalf and Kim H. Metcalf, Trustees of The Metcalf Family Living
247  [81-30-20 1-222 Trust dated June 11, 1993 2004-261992
248 8-1-30-21 1-223 Forever Success Ltd., a Cayman Island corporation 2000-037939
249 8-1-30-22 1-224 PS Kona, LLC, an Arizona limited liability company 2006-119780
250 8-1-30-23 1-225 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
251 8-1-30-24 1-226 Jonathan H. Salewski and Carol A. Salewski 2001-062232
252 8-1-30-25 1-227 Pinnaprop Holdings Inc., a Canada corporation 99-201029
253 8-1-30-26 1-228 Kona Lot 228, L.L.C., a Washington limited liability company 2000-039114
Angelo R. Mozilo and Phyllis G. Mozilo, Trustees for the Mozilo Living Trust
254 8-1-30-27 1-229 dated May 12, 1988 2000-009373
255 8-1-30-28 1-230 Frederick R. Charley 2001-022114
256 8-1-30-29 1-231 Thermar, Inc., a Nevada corporation 99-202317
Charles Grant Shoemaker, Trustee of the Shoemaker Family Trust dated
257 8-1-30-30 1-232 November 22, 1989 2000-114247
- 8-1-30-31 1-233 Jean Tichenor, Trustee of The Jean Tichenor Family Trust dated February 2001-015463
24,1998
259 8-1-30-32 1-234 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
260 8-1-30-33 1-235 T Group Capital, LLC, a Delaware limited liability company 2001-103496
261 8-1-30-34 1-236 West Coast Hawaii Partners, a Delaware general partnership 2002-138232
8-1-30-35 1-241 Mara Gatgway Associates Limited Partnership, a Washington limited 2001-161675
262 partnership
263 8-1-30-36 1-242 Wei Qiang LLC, a Hawaii limited liability company 2001-071954
264 8-1-30-37 1-243 Puaa Development, LLC, a Hawaii limited liability company 2004-096997
265 8-1-30-38 1-244 Asahi Kohsan Corporation, a Japan corporation 99-201031
266 8-1-30-39 1-245 Richard Ben Komen and Joan Rae Komen 2004-086529
267 8-1-30-40 1-246 Dean Gilpin and Putman D. Clark 2006-113222
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1250 Oceanside Partners

Lot Owner Information

LUC Docket No.: A06-769

] Lot # Lot/ Deed/Conveyance/
Ref# TMK: (Parcel - Lot) Entity Owner Instrument No.
268 8-1-30-41 1-247 Frank P. L. Minard and Lynne S. Minard 2001-029099
269 8-1-30-42 1-248 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
270 8-1-30-43 1-249 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
William W. Adams, Trustee of the Adams Family Trust under Declaration of
071 [B13044 1-250 Trust dated December 10, 1991 2004-077736
William W. Adams, Trustee of the Adams Family Trust under Declaration of
o070 [B1-30-45 1-251 Trust dated December 10, 1991 2004-077736
William W. Adams, Trustee of the Adams Family Trust under Declaration of
o073 [B1-30-46 1-252 Trust dated December 10, 1991 2004-077736
274 8-1-30-47 1-253 1250 Oceanside Partners, a Hawaii limited partnership 2006-119776
275 8-1-30-48 1-254 Thomas R. Pitts 2005-177521
276 8-1-30-49 1-255 George F. Peper and Elizabeth W. Peper 2000-153620
277 8-1-30-50 1-256 Christopher Webster 2003-120190
Christopher Rowland Webster, Jr. and Patricia Gibney Webster, Co-
278 8-1-30-51 1-257 Trustees of the Webster Family Trust U/T/A dated February 22, 2002 2002-042974
279 8-1-30-52 1-258 Wood Hawaiian Properties, LLC, a Hawaii limited liability company 2002-172386
280 8-1-30-53 1-259A Wood Hawaiian Properties, LLC, a Hawaii limited liability company 2002-079170
281 8-1-32-01 2-001 West Coast Hawaii Partners, a Delaware general partnership 2005-073993
282 8-1-32-02 2-002 West Coast Hawaii Partners, a Delaware general partnership 2005-073994
283 8-1-32-03 2-003 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
284 8-1-32-04 2-004 Front Nine, LLC, a Delaware limited liability company 2002-010558
285 8-1-32-05 2-005 Front Nine, LLC, a Delaware limited liability company 2002-010558
286 8-1-32-06 2-006 Front Nine, LLC, a Delaware limited liability company 2002-010558
287 8-1-32-07 2-007 Front Nine, LLC, a Delaware limited liability company 2002-010558
288 8-1-32-08 2-008 Front Nine, LLC, a Delaware limited liability company 2002-010558
289 8-1-32-09 2-009 Front Nine, LLC, a Delaware limited liability company 2002-010558
290 8-1-32-10 2-010 Front Nine, LLC, a Delaware limited liability company 2002-010558
291 8-1-32-11 2-011 Front Nine, LLC, a Delaware limited liability company 2002-010558
292 8-1-32-12 2-012 Front Nine, LLC, a Delaware limited liability company 2002-010558
293 8-1-32-13 2-013 Front Nine, LLC, a Delaware limited liability company 2002-010558
294 8-1-32-14 2-034 Front Nine, LLC, a Delaware limited liability company 2002-010558
295 8-1-32-15 2-035 Front Nine, LLC, a Delaware limited liability company 2002-010558
296 8-1-32-16 2-036 Front Nine, LLC, a Delaware limited liability company 2002-010558
297 8-1-32-17 2-037 Front Nine, LLC, a Delaware limited liability company 2002-010558
298 8-1-32-18 2-038 Front Nine, LLC, a Delaware limited liability company 2002-010558
299 8-1-32-19 2-039 Front Nine, LLC, a Delaware limited liability company 2002-010558
300 8-1-32-20 2-040 Front Nine, LLC, a Delaware limited liability company 2002-010558
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1250 Oceanside Partners

Lot Owner Information

LUC Docket No.: A06-769

] Lot # Lot/ Deed/Conveyance/
Ref# TMK: (Parcel - Lot) Entity Owner Instrument No.
301 8-1-32-21 2-041 Front Nine, LLC, a Delaware limited liability company 2002-010558
302 8-1-32-22 2-042 Front Nine, LLC, a Delaware limited liability company 2002-010558
303 8-1-32-23 2-043 Front Nine, LLC, a Delaware limited liability company 2002-010558
304 8-1-32-24 2-044 Front Nine, LLC, a Delaware limited liability company 2002-010558
305 8-1-32-25 2-045 Front Nine, LLC, a Delaware limited liability company 2002-010558
306 8-1-32-26 2-046 Front Nine, LLC, a Delaware limited liability company 2002-010558
307 8-1-32-27 2-047 Front Nine, LLC, a Delaware limited liability company 2002-010558
308 8-1-32-28 2-048 Front Nine, LLC, a Delaware limited liability company 2002-010558
309 8-1-32-29 2-049 Front Nine, LLC, a Delaware limited liability company 2002-010558
310 8-1-32-30 2-050 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
311 8-1-32-31 2-051 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
312 8-1-32-32 2-052 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
313 8-1-32-33 2-053 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
314 8-1-32-34 2-054 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
315 8-1-32-35 2-055 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
316 8-1-32-36 2-056 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
317 8-1-32-37 2-057 Lyle H. Anderson 2002-010608
318 8-1-32-38 2-058 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
319 8-1-32-39 2-059 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
320 8-1-32-40 2-060 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
321 8-1-32-41 2-061 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
322 8-1-32-42 2-062 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
323 8-1-32-43 2-066 Front Nine, LLC, a Delaware limited liability company 2002-010558
324 8-1-32-44 2-067 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
325 8-1-32-45 2-068 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
326 8-1-32-46 2-069 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
327 8-1-32-47 2-070 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
328 8-1-32-48 2-071 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
329 8-1-32-49 2-072 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
330 8-1-32-50 2-073 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
331 8-1-32-51 2-074 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
332 8-1-32-52 2-075 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
333 8-1-32-53 2-076 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
334 8-1-32-54 Lots R-1 thru R-11 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
335 8-1-33-01 2-014 Front Nine, LLC, a Delaware limited liability company 2002-010558
336 8-1-33-02 2-015 Front Nine, LLC, a Delaware limited liability company 2002-010558
337 8-1-33-03 2-016 Front Nine, LLC, a Delaware limited liability company 2002-010558
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1250 Oceanside Partners

Lot Owner Information

LUC Docket No.: A06-769

] Lot # Lot/ Deed/Conveyance/
Ref# TMK: (Parcel - Lot) Entity Owner Instrument No.
338 8-1-33-04 2-017 Front Nine, LLC, a Delaware limited liability company 2002-010558
339 8-1-33-05 2-018 Front Nine, LLC, a Delaware limited liability company 2002-010558
340 8-1-33-06 2-019 Front Nine, LLC, a Delaware limited liability company 2002-010558
341 8-1-33-07 2-020 Front Nine, LLC, a Delaware limited liability company 2002-010558
342 8-1-33-08 2-021 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
343 8-1-33-09 2-022 West Coast Hawaii Partners, a Delaware general partnership 2005-073995
344 8-1-33-10 2-023 West Coast Hawaii Partners, a Delaware general partnership 2005-073996
345 8-1-33-11 2-024 Front Nine, LLC, a Delaware limited liability company 2002-010558
346 8-1-33-12 2-025 Front Nine, LLC, a Delaware limited liability company 2002-010558
347 8-1-33-13 2-026 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
348 8-1-33-14 2-027 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
349 8-1-33-15 2-028 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
350 8-1-33-16 2-029 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
351 8-1-33-17 2-030 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
352 8-1-33-18 2-031 Front Nine, LLC, a Delaware limited liability company 2002-010558
353 8-1-33-19 2-032 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
354 8-1-33-20 2-033 Front Nine, LLC, a Delaware limited liability company 2002-010558
355 8-1-34-01 2-063 Front Nine, LLC, a Delaware limited liability company 2002-010558
356 8-1-34-02 2-064 Front Nine, LLC, a Delaware limited liability company 2002-010558
357 8-1-34-03 2-065 Front Nine, LLC, a Delaware limited liability company 2002-010558
358 8-1-34-04 2-077 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
359 8-1-34-05 2-078 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
360 8-1-34-06 2-079 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
361 8-1-34-07 2-080 Lyle H. Anderson 2002-010608
362 8-1-34-08 2-081 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
363 8-1-34-09 2-082 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
364 8-1-34-10 2-083 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
365 8-1-34-11 2-084 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
366 8-1-34-12 2-085 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
367 8-1-34-13 2-086 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
368 8-1-34-14 2-087 Lyle H. Anderson 2002-010608
369 8-1-34-15 2-088 Lyle H. Anderson 2002-010608
370 8-1-34-16 2-089 Front Nine, LLC, a Delaware limited liability company 2002-010558
371 8-1-34-17 2-090 Front Nine, LLC, a Delaware limited liability company 2002-010558
372 8-1-34-18 2-091 Front Nine, LLC, a Delaware limited liability company 2002-010558
373 8-1-34-19 2-092 Front Nine, LLC, a Delaware limited liability company 2002-010558
374 8-1-34-20 2-093 Front Nine, LLC, a Delaware limited liability company 2002-010558
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] Lot # Lot/ Deed/Conveyance/
Ref# TMK: (Parcel - Lot) Entity Owner Instrument No.
375 8-1-34-21 2-094 Front Nine, LLC, a Delaware limited liability company 2002-010558
376 8-1-34-22 2-095 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
377 8-1-34-23 2-096 1250 Oceanside Partners, a Hawaii limited partnership 96-074328
378 8-1-34-24 2-097 Front Nine, LLC, a Delaware limited liability company 2002-010558
379 8-1-34-25 2-098 Front Nine, LLC, a Delaware limited liability company 2002-010558
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The owner of any golf course within or adjacent to any portion of Hokuli'a, its agents,
employees, successors, and assigns shall have a perpetual, exclusive easement of access over
Hokuli'a for the purpose of retrieving golf balls from bodies of water within the Common Areas

lying reasonably within range of golf balls hit from its golf course.

Every Lot and the Common Area and the Village Common Area of any Village
Association adjacent to such golf course are burdened with an easement for golf car paths, sewer,
and other utility adjacent to the golf course, or in such other areas as may be reasonably
determined by Declarant, so long as such relocation does not materially interfere with an Owner's
improvement or use of his/her Lot. Declarant may assign any or all of such easement rights to
the Association and/or the owner of the golf course located within the Hokuli'a, its successors,

and assigns.

11.8. Easement to Inspect and Right to Correct.

Declarant reserves for itself and others it may designate the right to inspect, monitor, test,
redesign, and correct any structure, improvement, or condition which may exist on any portion of
the property within Hokuli'a, including Lots, and a perpetual, nonexclusive easement of access
throughout Hokuli'a to the extent reasonably necessary to exercise such right. Except in an
emergency, entry onto a Lot shall be only after reasonable notice to the Owner and no entry into
a Dwelling shall be permitted without the Owner’s consent.

11.9. Easement for Public Access to Shoreline Park.

Each Owner acknowledges that as a condition of the development of the Property, the
public must be granted access to the Shoreline Park. Such access shall be in accordance with the
rules and guidelines established in the Shoreline Park Management and Public Access Plan
("Public Access Plan") as required under SMA Permit No. 345. Therefore, Declarant reserves
for the public the right to use designated portions of Hokuli'a for access to, and use of, the

Shoreline Park.

11.10. Easement for Agricultural Uses.

Each Owner and occupant acknowledges that portions of Hokuli'a (including road rights-
of-way and other Common Areas, and Association Easement), may be utilized for Agricultural
Use. An easement is hereby reserved over Common Area and Lots (whether developed or
undeveloped) within Hokuli'a for the benefit of the Declarant, its authorized agents, successors,
and assigns, and the Association, and its authorized agents, successors, and assigns, for
Agricultural Use and related activities conducted by Declarant, the Association, and their
respective agents, successors, and assigns. Such easement shall include, but not be limited to,
the transmission, discharge, or emissions of surface water runoff, noise, vibration, smoke, soot,
dust, exhaust, noxious vapors, odors, and other substances which are created as a result of
activities incidental to one or more of the following: (a) cultivation of flowers, trees, plants,
vegetables, fruits, foliage, forage, and other Agricultural Products; and (b) buildings and uses,
including but not limited to, storage facilities, roadways, and maintenance facilities that are
normally considered necessary and appropriate for the uses described in (a). Each Owner and
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occupant further acknowledges that the Association and Declarant, shall not be held liable for
any nuisance, personal injury, illness, or any other loss or damage which is caused by the
presence and operation of Agricultural Uses within Hokuli'a.

11.11. Easement for Historical Sites.

Declarant reserves for itself and the Association a nonexclusive, perpetual easement over
the Common Areas and Lots to (a) travel to and from the Historical Sites, and (b) inspect,
evaluate, perform data recovery, maintain and preserve the Historical Sites identified on the
Property from time to time. Such easement shall affect only such portions of the Common Area
and Lots as Declarant or the Association, as the case may be, deems reasonably necessary for
such purposes. Declarant further reserves for itself and the Association the right to grant
nonexclusive easements over the Common Areas and Lots to (a) travel to and from such
Historical Sites, (b) inspect, evaluate, perform data recovery, maintain and preserve such
Historical Sites, and/or (c) perform traditional, cultural and/or religious practices at such
Historical Sites, to any Person who is or may be entitled under Hawaii law to exercise any such
rights. Such easements shall affect only such portions of the Common Areas and Lots as
Declarant or the Association, as the case may be, deems reasonably necessary for such purposes
and may be subject to such reasonable terms, conditions and restrictions that Declarant or the
Association may impose consistent with Hawaii law. Some Historical Sites have been identified,
however, others may exist that have yet to be discovered. The Historical Sites that have yet to be
discovered may be located on Lots or in lava tubes or caves beneath Lots. The Declarant
reserves for itself and the Association the right to grant additional easements or modify existing
easements under this Section for additional Historical Sites that are discovered and to comply
with Hawaii law, or the requirements of any governmental or quasi governmental entity that has
jurisdiction over matters involving such Historical Sites.

Due to the sensitive nature of this type of easement, the potential exists for conflict
between Persons using easements pursuant to this Section and Owners. In order to avoid or
eliminate any potential conflicts that may arise, an environment of mutual respect between
Persons using the easements and Owners must prevail. Owners should exercise caution to avoid
disruption of Historical Sites and should take no action to prevent or hindeér access to Historical
Sites. Persons utilizing easements pursuant to this Section should do so in a careful, considerate
and conscientious manner and take reasonable steps to avoid disturbing Owners. Neither the
Association nor Declarant shall have any liability for any damages, increased construction costs,
or delays caused by the existence of, or the discovery of, a Historical Site or the designation or
use of an easement related to such Historical Site.

11.12. Easement for Maintenance of Lots.

Declarant reserves for itself and the Association, an easement of ingress and egress over
such portions of Lots necessary for the purpose of removing, replacing, installing, and
maintaining trees, plants, and other vegetation on such Lots. Declarant and the Association shall
have the right to exercise this easement over the entire area of a Lot, including the Building
Envelope until the Owner of such Lot completes construction of a Dwelling on the Lot. Except
as otherwise provided by the Governing Documents, after an Owner has completed construction
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of a Dwelling on his/her Lot the right to exercise this easement shall be limited to the area of the
Lot that is outside the Building Envelope. The Declarant and the Association shall have the
right, but not the obligation, to undertake any, or all, of the activities described in this Section.

The activities undertaken pursuant to this Section may include, but not be limited to,
grading of Lots and the removal, replacement, installation, and maintenance of trees, plants and
other vegetation. Subject to the restrictions contained in this Section the Declarant and the
Association may conduct such activities on all or a portion of such Lots including, but not
limited to, the portion of a Lot that is designated as the Building Envelope. The cost of
conducting activities under this Section shall be a Common Expense. No tree, plant, or other
vegetation installed pursuant to this Section, including but not limited to, trees, plants, and other
vegetation, shall be modified, pruned, cut, or removed without the approval of the Declarant.

11.13. Easement for Drainage.

The Property is burdened with a perpetual and nonexclusive easement over, through, and
across the Property as necessary to accommodate drainage from or across property adjacent to
Lots in its currently existing and natural pattern and flow, or as the pattemn or flow may be altered
by any of Declarant's landscaping activities undertaken pursuant to Section 11.12. Declarant
reserves the right to designate additional drainage easements over, through, and across the
Property including, but not limited to, portions of Lots. Each Owner assumes all liability for
damage to persons or property caused by interference with the flow of drainage from, over,
through, or across such Owner's Lot in connection with Owner's activities on all or any part of
such Lot, and agrees to indemnify, defend, and hold harmless Declarant and the Association
from and against any liability, claim, demand, action, or suit arising out of, or in connection with,

any such interference with drainage.
11.14. Easement for Public Access to Kuleana Parcels.

Each Owner acknowledges that as a condition of the development of the Property, the
public must be granted access to the Kuleana Parcels referenced in the Public Access Plan. Such
access shall be in accordance with the rules and guidelines established in the Public Access Plan
as required under SMA Permit No. 345. Therefore, Declarant reserves for the public the right to
use designated portions of Hokuli'a for access to, and use of, the Kuleana Parcels.

11.15. Easement for Helicopter Landing Area.

Each Owner and occupant acknowledges that a helicopter landing area may be
constructed on a portion of the Common Area for use by Declarant, the Association, and the
Members, for, among other things, transportation to and from the Property. The use of the
helicopter landing area shall be subject to such reasonable Restrictions and Rules that may
imposed by the Board of Directors in its discretion. The helicopter landing area shall not be
utilized for the temporary or permanent storage of helicopters or any other aircraft. An easement
is hereby reserved over Hokuli'a for the benefit of the Declarant, its authorized agents,
successors, and assigns, the Association, and Members to the extent necessary to fly helicopters
to and from the helicopter landing area and for the transmission, discharge, or emissions of noise,
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vibration, air currents, light, smoke, soot, dust, exhaust, noxious vapors, odors, and other
substances which are created as a result of activities incidental to the operation of the helicopter
landing area. Each Owner and occupant further acknowledges that the Association, Declarant,
and Members, shall not be held liable for any nuisance, personal injury, illness, or any other loss
or damage which is caused by the presence and operation of the helicopter landing area.

11.16. Association Easement.

Declarant reserves for itself, so long as Declarant owns any property described in
Exhibit "A" or "B" of this Declaration, and grants to the Association and its successors, assigns,
and designees, the nonexclusive right and easement to the portion of each Lot that is designated
as Association Easement for the purposes of installing, maintaining and repairing utilities,
widening roads, installing structures and Improvements, installing and maintaining landscaping,
conducting Agricultural Uses, and any other reasonable purpose as may be determined in the
discretion of the Declarant or the Association as the case may be. No Improvement, structure,
landscaping, plants, trees, or other vegetation that is installed or maintained in the Association

Easement shall exceed the height of eight feet.

No Owner may remove, damage, or destroy any Improvement, structure, landscaping,
plants, trees, or Agricultural Products that are within the Association Easement unless given
express, written consent by the Board of Directors. No Owner may construct any Improvement
or install landscaping on any portion of a Lot other than the Building Envelope. Any Owner that
constructs any Improvement or installs any landscaping on a portion of his/her Lot that is
designated as Association Easement shall be required, upon notice from the Board, to remove
such Improvement or landscaping at his/her expense and restore the Association Easement to
substantially the same condition as it existed prior to the construction or installation of such
Improvement or landscaping. In the event an Owner fails to take such action as required by the
Board, the Association shall have the right to remove such landscaping or Improvement and
restore the Association Easement. The costs for such action may be levied against such Owner's

Lot as a Specific Assessment.
11.17. Easement for Maintenance of Natural Area.

Declarant reserves for itself, so long as Declarant owns any property described in
Exhibit "A" or "B" of this Declaration, and grants to the Association its successors, assigns, and
designees, the nonexclusive right and easement, but not the obligation, to enter upon the portion
of each Lot designated as the Natural Area, for the purpose of maintaining landscaping, plants,
trees and any other vegetation existing on the Natural Area. Except as otherwise provided by the
Declaration this easement shall not include the right to enter the Building Envelope or any

Dwelling on a Lot.
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1.0 INTRODUCTION AND SUMMARY

1.1 INTRODUCTION
1.1.1 Applicant and Project Summary
Applicant: 1250 Oceanside Partners, dba Oceanside 1250, a Hawaii Based

Developer:

Subject Area:

Location:

Tax Map Key:

State Land Use District:

County General Plan:

County Zoning:

Existing Use:

Proposed Uses:

Partnership

1250 Oceanside Partners, dba Oceanside 1250

+ 1540 acres

Kealakekua, Hawaii (Island of Hawaii)

§-1-04: 03 portion; 7-9-12: (3 portion; 04 portion; 05 portion: and
11; 7-9-06: 01

Agricultural (+ 1400 acres)

Conservation (+ 140 acres)

Extensive Agriculture
Orchards
Open Space

A-5a (Agriculture - 5 acre minimum)
U (Unplanned)

Pastureland - Cattle Grazing

27-hole golf course, practice range, clubhouse, members’ lodge of
up to 100 units, approximately 1,440 predominantly single tamily
residential and residential/agricultural lots (resulting in a total
maximum number of 1,540 units). shoreline access with parking.

and hiking trails



1.1.2 Proposed Government Action

This Environmental Impact Statement (EIS) has been prepared to meet the requirements of various
governmental applications required for the project development. Regulatory approvals required for
the first phase of development include: applications for a Use Permit, Special Management Area
(SMA) Use Permit, Change of Zone and Subdivision. The second phase will be initiated by a
General Plan Amendment for a State Land Use Boundary Amendment to allow low and medium
density urban uses, followed by petitions for Change of Zone, SMA Use Permit and Subdivision
approvals. Although the proposed action involves no changes to the existing Conservation District
designation, plans for shoreline access, a hiking trails network, and a public parking area

(depending upon 1its final location) will require a Conservation District Use Application.
1.1.3 Purpose and Content of this Document
This document has been prepared in accordance with the provisions of the Hawaii Revised Statutes
(HRS) Chapter 343, Title 11, Department of Health, Chapter 200, Environmental Impact Rules,
Section 11-200-6 through 11-200-13. Section 11-200-6(b) establishes certain classes of action
that subject an applicant to an EIS requirement. These include:

+ Any amendment to existing County General Plans;

* Any use within the State Conservation District; and

+ The use of State or County lands.

Accordingly, the proposed group of actions below, which are part of the total undertaking, will
rigger the requirement of an EIS.

* Anamendment to the County General Plan from Extensive Agriculture and Orchards to

medium and low density urban use on a + 763 acre portion of the project site;

*+ Development of shoreline access and hiking trails and associated improvements within
the Conservation District; and

—— - ——-— -—r—— - - -




+ Restoration and improvement of the King's Trail (Ala Loa or Ala Aupuni), possibly a

State owned historic trail, constituting use of State lands.

This EIS contains a description of the proposed action to the extent possible at this stage of
planning; an analysis of the impacts of that action upon the physical, natural, and social economic
environment; recommendations for mitigation of any potential adverse impacts resulting from the
proposed action; and comments from public agencies, elected officials, private business persons,
and the general public, and the applicant's responses to those comments. In addition to fulfilling
the requirements of Chapter 343, HRS, this EIS is also presented as a supportive informational
document to accompany the applicant's General Plan Amendment application, State Land Use
Boundary Amendment petition, Change of Zone application, and SMA Use Permit application, as

well as a Conservation District Use Application.
1.2 PROIJECT SUMMARY

Oceanside 1250 proposes to develop a residential community on approximately 1,540 acres near
the village of Kealakekua on the Kona coast of the Island of Hawaii. The Villages at Hokukano is
a master planned residential and recreational community which, at buildout, is planned to include
approximately 1,440 predominantly single family residential units, a 27-hole golf course, a private
members' lodge of up to 100 units, and supporting infrastructure. The plan provides for an overall
project density of approximately 1,540 units, or one unit per acre. About 140 acres along the
shoreline within the State Conservation District are intended to serve as a passive oceanfront park
that would remain natural in character and incorporate shoreline access and hiking trails providing
access to prehistoric, historic, and cultural interpretive sites. Shoreline access parking would also

be provided.

The proposed project is planned to proceed in two phases. The first phase will include the creation
of about 367 residential/agricultural lots of one to three acres in size, a 27-hole golf course with
golf clubhouse, related facilites, and infrastructure improvements. The second phase of
development will include residential development of up to 1,073 predominantly single tamily
residential units that will be executed in several subphases, and a private members' lodge of up to

100 units.



1.3 SUMMARY OF IMPACTS AND PROPOSED MITIGATION MEASURES

In general, the proposed project 1s expected to have minimal, if any, negative impacts to the
environment. For areas of environmental concern, where necessary, appropriate mitigation
measures have been planned as part of the proposed project, such as the integration of appropriate
design considerations, implementation of management plans, and use of appropriate plantings in
landscape plans. For those areas of particular concern, the following summarizes the associated
mitigation measures that are either recommended or planned to ensure that potential adverse

impacts are minimized.
1.3.1 Soil Erosion and Sedimentation

Potential Impacts

The erosion of soils from wind or stormwater runoff caused by disturbances to the vegetation and
soil layer during project related construction, if unabated, can impact surrounding areas and the

nearshore environment as a result of sedimentation.

Midgation Measures

To protect nearshore waters from the impacts of erosion and sedimentation during construction, in
addition to meeting the State's National Pollution Discharge Elimination System (NPDES)
permitting requirements, an erosion and sedimentation plan will be prepared and approved by the
Department of Public Works as part of the permitting procedure for grading work. Mitigation
measures that could be employed include limiting exposed areas and dust control measures, such
as frequently sprinkling and prompt seeding of exposed finished areas, as part of the onsite
construction phasing. The retention basins that will form part of the eventual drainage system for
the project could be established early on. Because the majority of rainfall occurs during the months
from May to September, additional mitigation measures could result from scheduling grading in the
drier periods.




1.3.2 Agricultural Potential

Potential Impacts

In general, the soil conditions on the project site are marginally suited for agricultural purposes.
The soils are rated predominantly Class C, D, and E by the Land Study Bureau’s Detailed Land
Classitication Report for the Island of Hawaii. Similarly, no area of the project site has been rated
“Prime” or “Unique” by the Agricultural Lands of Importance to the State of Hawaii (ALISH)
system. However, limited portions are identified as “Other Important” lands by this system, and a
small portion of approximately eight acres in the mauka corner is rated as “B” lands by the Land
Study Bureau. Additionally, the upper portion of the project is proposed to remain as part of the
State Agricultural District and zoned Agriculture (A-1a) under the County Zoning Code.

Historically, the subject property has been used for cattle grazing for the past 100 years.

Mitigation Measures

Although the subject lands are, in general, marginally suited for agricultural use, mitigation
measures appear warranted in order to offset the potential loss of those areas that may show
potential for agricultural use. In addressing this issue, the developer plans to implement a program
for integrating appropriate agricultural activities on portions of the larger one to three acre
agriculturally zoned lots in a manner that would not only benefit the adjacent residential uses by
providing a desirable landscape and open space element within the development areas, but would
also allow for an efficient management operation for select crops and/or orchard uses through
proper planning and by providing the necessary capital, infrastructure and site preparation needed
to support agricultural activity in this area. In total, the developer plans to add approximately 75

acres of land that is not in agriculture at this time to productive agricultural use.
1.3.3 Air Quality

Potential Impacts

Based on an Air Quality Study prepared by B.D. Neal & Associates, the impacts to air quality from
the forecasted project related traffic are projected to be minimal. In the short term, fugitive dust
from construction activities could impact air quality in the immediate area. Over the long term,

impacts due to air quality are possible due to indirect impacts associated with the development’s



electric power requirements. However, based upon the estimated emission rates involved and the
relative changes in demand, the attendant impacts are expected to be small. Pesticides used to
maintain the landscaped areas and golf course grasses, if not properly applied, could also impact

areas downwind as a result of airborne drift.

Mitgation Measures

Due to the minimal air quality impacts from projected project related traffic, no measures are
recommended to mitigate these emissions other than the roadway improvements recommended by
the wraffic consultant. State air pollution control regulations require that there be no visible fugitive
dust emissions at the property line. Hence, an effective dust control plan must be implemented to
ensure compliance with State regulations. Fugitive dust emissions can be controlled to a large
extent by watering active work areas, keeping adjacent paved roads clean, covering open bodied
trucks, and the use of wind screens. Other dust control measures could include limiting the area
disturbed at any given time and/or mulching or chemically stabilizing inactive areas that have been
worked. Paving and landscaping of project areas as early as practical in the construction schedule
will also reduce dust emissions. Exhaust emission impacts can be mitigated by moving

construction equipment and workers to and from the project site during off peak traffic hours.

Although pesticides used on the golf course, if properly applied, should not pose a problem to

downwind areas, measures that would provide an added level of protection include:
+  Use of shrouded spray equipment fitted with computerized flow controllers;

*  Maintaining a buffer distance of at least 100 feet between target spray areas and
populated locations; and

+ Planting of vegetatuon screens along populated areas of the golf course perimeter o

provide added measures of protection.




1.3.4 Nearshore Marine Environment

Potential Impacts

Potential threats to the nearshore marine environment could result from erosion and sedimentation
of stormwater or wind borne soil or dust as a result of the proposed development. These impacts
and the proposed mitigation measures related to these are covered above under Section 1.3.1
pertaining to soils. Additionally, there is a potential threat that those chemicals applied as part of
the landscape and golf course maintenance, if persistently and/or improperly applied, could

potentially leach into the groundwater and eventually migrate to the area of the coastal waters.

Mitigation Measures

Several measures are being proposed by the developer as part of the golf course planning, design,
and operation to mitigate, to the furthest extent practical, the potential for nutrients or chemicals
associated with the golf course maintenance from impacting groundwater or coastal waters-fronting

the proposed project. These measures include:

+ Incorporating a “Reduced Turf” golf course design, which reduces fairway areas and

requirements for water, fertilizers, and chemicals;

» Engineering the golf course with a bowl-shaped fairway construction and with a
subsurface drainage system designed to collect stormwater runoff or excess irrigation

water and conducting this to the irrigation pond for reuse on the course;

« Implementing an Integrated Golf Course Management Program (Appendix [-7) aimed at
minimizing the use of chemicals for golf course maintenance and ensuring safe

handling and storage of all chemicals;
« Adopting Hawaii proven biorational pest control methods when appropriate; and
« Implementing a Water Quality Monitoring and Mitgation Program (Appendix [-4) to

ensure monitoring of soil and coastal water conditions for chemicals used in golf course

landscaping and, if indicated, implementing appropriate mitigation measures.



1.3.5 Roadway Traffic

Potential Impacts

Access to the project is currently provided off of Haleki’i Street, an 80-foot wide right-of-way that
links the site with Mamalahoa Highway. At the Mamalahoa intersection, Haleki’i Street has a
channelized "T" intersection, with separate left and right turn lanes. Access from this roadway will
be extended into the project site to the vicinity of the proposed golf course and clubhouse. Future
traffic will be affected by the proposed construction of the Mamalahoa Highway bypass that would
traverse the mauka portion of the project site. The proposed alignment is to begin north of Honalo
and terminate at Napo’opo’o Road intersection by tying back into the existing highway. The
proposed bypass has been planned to remove much of the through traffic from Mamalahoa
Highway, thus relieving the current congestion that occurs during peak times within the villages of
Honalo, Kainaliu, and Kealakekua. With the construction of the proposed project, the applicant
expects to participate with the State and other landowners with the planning, design, and
construction of the highway bypass. In this regard, the Hokukano project could serve as a catalyst
for the construction of the bypass, allowing this to be built sooner than might otherwise be

possible and at a lower cost to the State.

A detailed traffic impact study addressing project related traffic impacts and intersection roadway
improvement requirements was prepared by Parsons Brinckerhoff Quade & Douglas, Inc.
(PBQD). The traffic study forecasts that with the proposed project, the bypass road will reduce
volumes along Mamalahoa Highway, thereby improving operating conditions at the existing
Haleki’1 Street/Mamalahoa Highway intersection. The study further projects that if forecasted
conditions are realized, improving the bypass road to a four lane road is recommended by the year
2005, and signalization of the bypass road/Haleki’i Street intersection may be warranted pending
the phasing of the development to facilitate left hand movements. All approaches to the bypass
road/Haleki’i Street intersection are recommended to have separate through and turn lanes. In that
traffic conditions are projected to improve as a result of the roadway improvements, further

mitigation measures beyond those proposed by the traffic consultant do not appear warranted.




1.3.6 Archaeological Resources

Potential Impacts

Direct impacts to archaeological features located within the project boundaries would primarily be a
loss of those features not recommended for preservation. However, the proposed facilities have
been carefully sited to avoid significant archaeological sites and features. For those sites to be
preserved, possible impacts could include increased human activity around and exposure to the site
because of the increased public access to the project area. Many of these indirect impacts can be
mitigated to a great degree by access control related to the proposed trail system, which would
provide access to the more durable and appropriate sites, as part of the overall historical/

archaeological interpretive program.

Miugaton Measures

To mitigate potential impacts to historical/archaeological resources of the project area, the
recommendations of the consulting archaeologist, which are subject to the approval of the
Department of Land and Natural Resources, Historic Sites Preservation Division (DLNR-HSPD),
would be followed by the developer. With regard to possible burials identified within the project
area, if they are not preserved “as is”, it 1s required that the procedures of Section 43 of Chapter 6e
(Historic Preservation, HRS) be followed. Buildings, roads, infrastructure, along with the
proposed golf course, have been planned to avoid all sites noted for preservation, including
provisions for appropriate buffer zones. It is the developer’s intent to incorporate these features
into the proposed project through historic parks and interpretive programs linked with an extensive
pedestrian trail system. Those sites that are located within the Conservation District would be

preserved.
1.4 SUMMARY OF ALTERNATIVES CONSIDERED

The alternatives that have been considered are the "no project” alternative, the alternative of
developing a smaller project, a higher density alternative, alternate use and alternative combinations
of the amenities to be provided and/or different configurations of the proposed project. None of
the development alternatives, however, were found to be capable of fulfilling the project

objectives. All alternatives that have been considered were found to be either not cost effective or
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would present greater potential environmental impacts than the proposed project. The alternatives

that have been considered and the reasons for their rejection are fully described within Section 3.
1.5 SUMMARY OF UNRESOLVED ISSUES

The applicant has actively sought input over the past few years from area residents, business
persons, community leaders, and others to identify and address their concerns as they relate to the
proposed development. In most cases, these concerns have been fully addressed and are covered
within this EIS. Some issues, however, require further study and will be resolved as part of the

regulatory approval process. These are discussed in detail within Section 6.4, and include:

« The precise alignment, intersection improvements, and timing for the Mamalahoa

Highway bypass road, in which the applicant has proposed to participate;

*  Procedures by which the applicant will address the affordable housing requirements as

part of the State and County land use approval process;

« The source of future potable water requirements beyond the first 499 water units
already owned by the developer, which may be provided through further development

agreements with the County and with other landowners in the area;

+  Specific measures for archaeological site preservation and buffer treatments, which will
be determined as part of the regulatory approval process in conjunction with the
recommendatons of the DLNR-HSPD, Hawaii Island Burial Council and County
Planning Department; and

»  The status of certain trails which, due to their historic use and reference as public roads,
may be subject to State ownership, the status and treatment of which would be

determined as part of further study and discussions with pertinent State agencies.
1.6 SUMMARY OF COMPATIBILITY WITH LAND USE PLANS AND POLICIES
As covered in detail within Section 5, the proposed project is generally consistent with the policies
and objectives of State and County land use plans, including the Hawaii State Plan, State

Funcuonal Plans, State Land Use Commission rules, the Coastal Zone Management Act, and the
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Hawaii County General Plan. Land use approvals required to implement the project include: a
State Land Use Boundary Amendment petition, an amendment to the Hawaii County General Plan,
Change of Zone and SMA Use Permit applications, Use Permit for the proposed golf course, and
possibly a Conservation District Use Application for access and maintenance improvements within
the State Conservation District. Each of the abovementioned approvals would require evidence of
consistency with appropriate State and County land use policies and objectives. Upon acceptance
of the Final EIS and approval of the requested land use changes, the proposed project would be
consistent with all State and County plans and policies.

1.7 NECESSARY APPROVALS AND PERMITS

This EIS has been prepared to address the potential environmental impacts of the proposed project
and to serve as an informational document in support of various land use applications. Table 1
identifies the required County and State approvals pertaining to the proposed project.

1.8 PREPARERS AND CONTRIBUTORS TO THIS EIS

Table 2 lists the principle preparers and contributors to this EIS, the organizations with which they

are associated, and their areas of expertise.
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1able 1

Project Approvals Required

Approvals Needed

Approving Agency

County of Hawaii

Environmental Impact Statement

General Plan Amendment

Special Management Area (SMA) Use Permit

Use Permit (Golf Course)

Change of Zone

Plan Approval

Subdivision Approval

Building Permit

Grubbing, Grading, Excavation and Stockpiling Permit
Outdoor Lighting Permit

Conformance with County Flood Control Ordinance

Sign Permit

Water System Expansion Program

State of Hawaii

Land Use District Boundary Amendment

Conservation District Use Permit

Drinking Water System Approval
Wastewater System Approval

Natonal Pollution Discharge Elimination System
(NPDES)

Well Development Permit

Federal Permits

None Required

Planning Deparmment
County Council
Planning Commission/
County Council
Planning Commission

Planning Department/County
Council

Planning Department
Planning Department
Department of Public Works
Department of Public Works
Deparument of Public Works

Departments of Public Works and
Planning

Department of Public Works

Department of Water Supply

State Land Use Commission

Department and Board of Land
& Natural Resources

Department of Health
Department of Health
Department of Health
Department of Land & Natural

Resources Commission on Water
Resource Management
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EIS - List of Preparers/Contributers

Name

Firm

Area of Expertise

Richard T. Frye

Frank Brandt, ASLA
James Leonard, AICP
Guy Tsutsui

Toshiko Matsushita

Gage Davis, AIA, AICP, ASLA
Bob Stuit

Benjamin Kudo, Esg.

Gordon Leslie

Ann Bouslog, Ph.D.
Malcolm Tom

Jeff Pietsch
Rebecca Soh

Richard Brock, Ph.D.

Russell Figueiroa, RLS
Roy Tsutsui, P.E.

Hallett Hammatt, Ph.D.
Doug Borthwick

Robert Miyasaki, P.E.

Ronald Ho, P.E.
Gary Funasaki, P.E.

Oceanside 1250

PBR HAWALII
Hilo & Honolulu

Gage Davis Associates
Kailua-Kona

Dwyer Imanaka Schraff & Kudo

Honolulu

Gordon Leslie
Napo'opo'o

KPMG Peat Marwick
Honolulu

Environmental Assessment Co.

Honoulu

R.M. Towill Corporation
Kailua-Kona & Honolulu

Cultural Surveys Hawaii
Honolulu

Parsons Brinckerhoff Quade & Douglas

Honolulu

Ronald N.S. Ho & Associates

Honolulu

Project Management

Master Planning, EIS &
Graphics Preparation,
Regulatory Applications,
Project Coordination

Land Planning, Architecture,
Site Design

Legal Counsel

Historical Consultant

Market Research,
Economic/Fiscal Impact
Assessment

Marine Biology, Coastal
Water Monitoring

Civil Engineer
(Sewer/Drainage)

Archeaological Inventory
Survey

Traffic
Engineering

Electrical
Engineering




Table 2
EIS - List of Preparers
Continued

Name

Firm

Area of Expertise

Wm. Lee Berndt, Ph.D.

Donald Okahara, P.E.
Nancy Burns. P.E.

Jon Stubbart
Steve Bowles

Barry Neal

Ronald A. Darby, P.E.
W. Brendt Ferren

Evangeline J. Funk, Ph.D.

Phillip L. Bruner

James Lipe, ASGCA

Wm. Lee Berndt, Ph.D.
Florida

QOkahara & Associates
Kailua-Kona & Hilo

Waimea Water Services
Kamuela

B.D. Neal & Associates
Captain Cook

Darby & Associates
Kailua

Botanical Consultants
Honolulu

Phillip L. Bruner
Laie

Jack Nicklaus Golf Services
Florida

Golf Course Integrated Pest
Management Program

Civil Engineering
(Roads, Water)

Water Resource Availability,
Water Quality Monitoring

Air Quality
Assessment

Noise Impact
Assessment

Botanical
Assessment

Avifauna and Feral
Mammals Assessment

Golf Course
Architecture




| 2.0 Description of the Proposed Project




)
<@

DESCRIPTION OF THE PROPOSED PROJECT

0]
—

REGIONAL SETTING

The approximately 1,540 acre project site is bisected by the North and South Kona district
boundaries at Hokukano. The majority of the site is owned in fee by Oceanside 1250, and roughly
one-sixth of the total area is leased from Ackerman Ranch, Inc. The site is situated approximately
ten miles south of Kailua-Kona (Figure 1) and is about 2,800 feet makai of Mamalahoa Highway.
The parcel is over two miles wide and the north and south property boundaries extend
approximately one mile mauka from the coastline. The middle portion of the property extends
approximately two miles mauka from the coastline to an elevation of 1,240 feet. Surrounding uses
include agriculture (orchards and grazing) and residential uses, including the Kona Scenic
Subdivision, located directly mauka of the property. The town of Kealakekua is located mauka of
the project site along Mamalahoa Highway, where access to the project site is gained from Haleki'i

Street (Figure 2).

The property, which includes Tax Map Key (TMK) parcels 8-1-04: 03 portion; 7-9-12: 03 poruon,
4 portion, 05 portion, 11; and 7-9-06: 01, is owned in fee or leased by Oceanside 1250 (Figure 3).

2.2 PROJECT BACKGROUND

The proposed Villages at Hokukano project is a result of several years of planning. Over the past
two years, the owners and their representatives have been meeting with neighbors, community
leaders, organizations, agency representatives, businesses, and concerned individuals in order to
fully understand public and agency concerns, and to address these to the furthest extent practical in
the planning of the proposed project. Several studies, which are included with this EIS, were
conducted on the site archaeology, environmental and market conditions, economic and fiscal
impacts, and engineering requirements. The plan was adjusted, tested, and refined to what is
presented in this EIS. A considerable amount of study, planning, and care went into the
preparation of the plan for this area, which reflects the thoughts and concerns of many individuals

who took the time to explore the site and to determine what is appropriate for this unique property.



FIGURE 1

LOCATION MAP

FINAL ENVIRONMENTAL IMPACT STATEMENT
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2.3 PROJECT OBJECTIVES

The applicant and developer, Oceanside 1250, is a Hawaii based partnership located in Kailua-
Kona. Mr. Lyle Anderson, President of Red Hill 1250, Inc., and General Partner from Oceanside
1250, has earned a reputation for his environmentally sensitive approach and long term
commitment to each project he has undertaken, as evidenced by such award winning projects as
Desert Mountain and Desert Highlands in Scottsdale, Arizona, and Las Campanas in Santa Fe,
New Mexico. The applicant's overall objective is to develop a high quality residential/recreational
community that will maintain the rural character and natural beauty of the area. As an experienced
specialist in creating similar communities in other areas, the developer has long recognized the
benefits of designing a project that is sensitive to the natural land features and unique historical
heritage of each area. Based on preliminary studies, the developer believes that these objectives

can be obtained for the subject property in an economically viable manner.

)
B

NEED FOR THE PROPOSED PROJECT

The subject property possesses the locational and physical attributes, including ocean and mountain
views, proximity to the coast, appropriate slope characteristics and a relatively dry and mild
climate, which are ideally suited for the proposed use. The studies performed in the planning
process indicate that the proposed project is compatible with and will enhance the existing natural
environment.

The market studies prepared specifically for the project indicate, based on an analysis of regional
and demographic trends, visitor trends, and an overview of similar residential communities, that
the proposed Hokukano project would be unlike any other project currently in existence in Hawaii.
Although West Hawaii has several existing agricultural and residential lot subdivisions, the
combination of a secluded, spacious residential community that offers extensive recreational
facilities without hotel or resort facilities has not yet been offered. Hokukano has an added benetit
over existing agricultural communities due to its access to the coastline, its sloping topography,

lush vegetation, and calm winds.
Hokukano is expected to attract many potential resort lot owners who appreciate the privacy

available in a non-resort development. The Hokukano project would allow residents the greater

sense of community and seclusion typically associated with a residential community.
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Retaining the property in its present pasture land use poses potential impacts to the marine
ecosystem from erosion and cattle inflicted damage. Leaving the property undeveloped would
result in the loss of an opportunity to expand employment alternatives and recreational and public
facilities that are presently lacking in this area. The project would be phased to respond to market
demand, and has been master planned to ensure that there is an orderly and timely development that

is planned and coordinated with the provisions of public services and facilities in the region.
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PROJECT DESCRIPTION

Preliminary Development Plan

The Villages at Hokukano is a master planned low density community focused on a 27-hole golf
course. The preliminary development plan, as shown in Figure 4, includes the 27-hole golf
course, golf clubhouse and related facilities, a members’ lodge of up to 100 units, historic park
area, open space elements, and a maximum of approximately 1,440 predominantly single family
lots, yielding a total project density of no more than one unit per acre. The residential components
include approximately 367 one to three acre lots in the upper portion with provisions to encourage
agriculture. In the mid portion of the project, 350 to 400 approximately half acre lots are planned
in the area above the golf course. At the lower elevations, predominately single tamily residential
neighborhoods ranging in density from three to five units per acre are integrated with the golf
course. The State Conservation District, which extends about 300 feet inland and includes
approximately 140 acres along the coast, is planned as a natural in character, open-space
recreational element. Together with portions of the golf corridor, the Conservation District

provides a significant butfer between the coast and planned residential areas.

The golf course has been primarily planned in areas of relatively mild slopes in order to integrate
with existing land forms and minimize the need for extensive grading. Overall, the development
plan seeks to achieve a rural character and preserve the unique site characteristics of the area by
maintaining low density neighborhoods integrated with generous open space areas. Additionally,
design standards and controls will be implemented, aimed at maintaining cohesion throughout the

project while maintaining visual integrity with the surrounding area.
The development plan includes an historic park area, along with an extensive trail system providing
access for the public and residents to other historic and prehistoric archaeological sites within the

project area, such as the King’s Trail (Ala Loa or Ala Aupuni), Kuakini Wall, heiaus, platforms,
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LAND USE SUMMARY

Parcel Area  Yield Use Gross
Density

A 118.0 60 Residential/Agriculture 5 dufac
. 47.3 95 Residential 2.0 dufac
D 226.0 154 Residential/Agriculture .5 dufac
£ 45.5 140 Residential 3.0 dufac

2 8.5 35 Residental 4.0 dufac
G 12.0 50 Residential 4.0 dufac
H 20.0 40 Residential 2.0 dufac

| 123.5 65 Residential/Agriculture .5 dufac

! 1700 88 Residential/Agriculture .5 dufac
K 46.0 100 Residential 2.1 dufac
L 15.0 50 Residential 3.1 dufac
M 66.0 139 Residential 2.1 dufac
O 35.0 140 Residential 4.0 dufac
P 17.0 68 Residential 4.0 dufac
Q 42.5 200 Residential 4.7 dufac
R 7.5 16 Residential 2.1 dufac

Sublotal 1000.0 1440
Acres  Units

5 4.0 -~ Golf Clubhouse -
T 14.0 100 Lodge -
Y 2.0 -- Historic Park --
W 140.0 --  Conservation District -
X 349.0 - Golf Course -
Y 17.0 - By-Pass -
z 14.0 --  Roads --

Subtotal 540.0 100
Acres  Units

TOTAL 1540 1540
Acres  Units

FIGURE 4

PRELIMINARY

DEVELOPMENT PLAN

FINAL ENVIRONMENTAL IMPACT STATEMENT

VILLAGES AT HOKUKANO

Planning/Design Team I
Gage Davis Associates \g ¢ R b
PBR HAWAIL
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enclosures and other sites as part of an interpretive program. The project includes provisions for
public and resident access to the shoreline, such as shoreline parking, and the necessary internal
and external infrastructure to serve the project, including a potable water transmission and
distribution system; non-potable water transmission and distribution system (for golf course and
landscape irrigation purposes); wastewater collection, transmission, treatment and disposal system;
and internal roadway system.

As shown on the TMK Map exhibit, within the area of the State Conservation District are
approximately fourteen land court award parcels. The current or alternate access to these privately
owned parcels would be maintained throughout the construction period and retained as part of the
internal roadway improvements.

Also, with the construction of the proposed project, the applicant proposes to participate with the
State and other land owners in the planning, design, and construction ot the highway bypass,
allowing this element to be built sooner than might otherwise be possible and at a lower cost to the
State.

Development Schedule and Phasing

The project would be developed over an approximately 30 year period. The first phase, which 1s
currently planned to begin in 1995, would include the 27-hole golf course, golf clubhouse and
related facilities, and approximately 367 lots of one to three acres in size. The members' lodge and
related facilities, and the approximately 1,073 predominantly single tamily units would be
developed in subsequent phases, as market forces dictate (Figure 5). Development of the primary
internal roads, facilities, and major infrastructure is anticipated to be completed within the first five
years of development.

Residental/Agricultural Lots

The first phase of development includes approximately 367 one to three acre lots totalling
approximately 637 acres in the upper elevations of the property. The developer, in an effort to
support agricultural activity within those portions where the zoning will remain within the
Agriculture District and larger lot sizes permit, has proposed a program by which the necessary site
improvements and infrastructure needed to support agricultural uses could be implemented as parn

of the Phase I development. The program would allow for commercially viable agricultural
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LAND USE SUMMARY

Parcel Area  Yield Use Gross
Density

C 47.3 95 Residential ’ 2.0 dufac

£ 45.5 140 Residential 3.0 dufac
F B.5 315 Hesidential 4.0 dufac
G 12.0 50 Residential 4.0 dufac
H 20.0 40  Residential 2.0 dufac

460 100 Residential 2.1 dufac

K
L 15.0 50 Residential 3.1 dufac
N £6.0 139 Residential 2.1 dufac
O 35.0 140 Residential 4.0 dufac
p 17.0 68 Residential 4.0 dufac
Q 42.5 200 Residential 4.7 dufac
R 7.5 16 Residential 2.1 dufac
Subtotal  1000.0 1440
Acres  Units

ez T 140 100 Llodge -
E%*ﬁ A% 2.0 --  Historic Park -
;{% W 140.0 - Conservation District -~
EA '

3

Subtotal 540.0 100
Acres  Units

TOTAL 1540 1540
Acres  Units

PHASE ]

FIGURE 5
PHASING |
FINAL ENVIRONMENTAL BPACT STATEMENT

VILLAGES AT HOKUKANO
Planning/Design Team P . .. oo 1240
Gage Davis Associates
PER HAWAN FEET 6/93




activities that are compatible with the residential uses to be integrated in the areas of the project
most suited to agricultural use. At the same time, the select agricultural orchards and crops could
provide a significant landscape and open space element within the Villages at Hokukano
community. Conversely, the resources from the associated residential development would provide
the needed capital to support the agricultural use on an ongoing basis. Thus the proposed program
offers advantages to the owner/resident and grower alike. In this way, it is felt that commercially
viable agricultural activity, on a modest scale, could be supported as part of the large lot
development.

Residential Lots

The subsequent phases of residential development will total approximately 1,073 predominately
single family lots. The residential lots would be comprised of approximately 350 to 400 half acre
lots in the area overlooking the golf course, and the remainder within neighborhoods ranging in
densities of three to five units per acre integrated among the 27-hole golf course and associated
open space areas. In some instances, where topographic conditions dictate, a cluster of planned
unit developments may be appropriate. In general, the individual residential neighborhoods are
intended to be single family in nature with densities up to approximately five units per acre.
Although individual neighborhoods would be planned with street and landscape features intended
to impart individual character and identity, design standards and controls would be implemented to

maintain a visual cohesion throughout the residential community.
Golf Course and Clubhouse

The proposed golf club at Hokukano will be a 27-hole, Jack Nicklaus designed golf course with
related facilities, including a golf clubhouse, practice range, maintenance center, and other golf
service functions (Figure 6). The golf course and these related facilities are proposed to be sited on
approximately 346 acres. The proposed clubhouse would include a reception and check-in area,
pro shop, grill, and bar on the upper entrance level. On the lower level are planned women's and
men's locker rooms and facilities for cart storage, maintenance, and staging. The clubhouse floor
area, as proposed, would comprise approximately 21,000 square feet. The golf course has been
carefully sited to help blend with existing land forms, protect significant historical and cultural
sites, and integrate existing vegetation into the layout. Turf areas within the fairways would be
reduced from typical golf course areas to lessen the amount of irrigation required, while still

providing for a pleasant golf experience. Irrigation water would be collected from holes subject to
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potential runoff by a subsurface drainage system that recycles the collected water to irrigation
ponds for reuse on the course. A well has been established onsite that will provide brackish water
sufficient to meet the project’s irrigation demands. In addition, project consultants are studying
alternative types of turf that are viable in this unique climate and might provide further water

savings.

Members’ Lodge

The site for the lodge is an approximately 10 to 20 acre parcel adjacent to the golf clubhouse
(Figure 7). The lodge is anticipated to accommodate up to 100 units in the main pavilion and
within detached suite and bungalow buildings carefully sited within the parcel (Figure 8). In
addition to the lodge units, the main pavilion will accommodate hospitality, reception, dining and
pool related activities, as well as administrative and service tunctions. This pavilion will be
designed to complement the style used in the golf clubhouse and each would share a common
garden area set between the golf clubhouse and main lodge pavilion. A small tennis center,
including two courts, pro shop, and shelter are also proposed for the site. The lodge is envisioned
as a hospitality center for member and guest activities and is not intended to offer public
accommodations. Other events related to organized member activities may take place at the lodge
hospitality center. These might include dinner parties and private weddings, as well as soclal

gatherings associated with members' golf and recreational activities.
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3.0 Altematiﬁ/es Considered




3.9 ALTERNATIVES CONSIDERED

[
.
o

INTRODUCTION

The proposed Villages at Hokukano project has been planned t provide a high quality, low
density residential community with golf and recreational amenities, which is in keeping with the
rural character of the area. It is designed in a manner that seeks to maintain the unique
characteristics of the site. This would be accomplished by maintaining low density neighborhoods
integrated with generous open space areas and by implementing a design standard aimed at
maintaining a visual cohesion and integrity with the surrounding area. Additionally, the project has
been planned with a sensitivity to the site conditions and surrounding environment, seeking to
minimize potential impacts to the greatest extent practical through implementation of various
measures, as discussed previously within Section 2. While the actual development of the property
will be phased to respond to the market demand, the entire 1,540 acres has been master planned to
ensure that there is an orderly and timely development that is planned and coordinated with the
provisions of public services and facilities in the region. In compliance with the provision of Title
11, Department of Health, Chapter 200, Environmental Impact Statement Rules, Section 11-200-
17(f), the "known feasible" alternatives to the proposed project are discussed in this section.
Those alternatives that could "feasibly” obtain the objectives of the project are described and
evaluated. An exploration and evaluation of the environmental impacts of all reasonable alternative
actions, particularly those that might enhance environmental quality or would avoid or reduce some
or all of the adverse environmental impacts, costs, and risks, is included in order not to
prematurely preclude options that might enhance environmental quality or have less detrimental

eifects.

The alternatives have been evaluated relative 1o their capability of meeting the proposed project
objectives, as stated in Section 2.3, In addition 10 the preferred alternative {the proposed project),
the alternatives of no action, alternate configurations of the site, and alternative uses of the property
were evaluated.



372 DESCRIPTION OF ALTERNATIVES
3.2.1 "INo Action” Aliernative

The "No Action” aliernative would retain the property in its present, pasture land use, continuing
the potential impacis 10 the marine ecosystem from erosion and cattle inflicted damage. This
alternative would not allow the property owners, the State or the County governments to generate
any significant income from the project lands. To receive any reasonable benefits, the developer
would likely sell the property to another private buyer, who probably would seek land use changes
that would enable a higher use of the land. Leaving the property undeveloped would result in the
loss of an opportunity to expand employment alternatives and recreational and public facilities that
are presently lacking in this area.

3.2.2 Alternative Configurations of the Proposed Project

The analysis of alternative configurations and sizes of the project elements took into consideration
several factors. These included the number and types of individual components that could be
efficiently and economically located within the project boundaries, the opportunities and constraints
of the site, and community and governmental agency input and concerns regarding the proposed
project. Following the evaluation of all of the various factors, the preferred alternative {proposed
project) was selected as the alternative that could best meet the objectives of the project because it
provides the greatest flexibility in phasing and construction, the type of amenities and services best
suited for the proposed development, the necessary financial return in order 1o provide the
necessary improvements to the public infrastructure, and it allows the County’s goals and

objectives regarding the development of the project area to be met in the most expeditious manner.

During the conceptual master planning, a number of alternative concepts and variations were
evaluated. The following alternatives are representative of those considered in response o
achieving a development program to include a members’ lodge and related amenities, an 18 10 36
hole golf course, and residential lots on the 1,540 acre parcel, and o do so in 2 manner that retains
the character of the area and is accomplished with little or no negative impacts 1o the existing
environmental conditions,



3.2.3 "Scaled Down' Alternative

One alternative would contemplate similar land uses and would not require the extensive regulatory
processing, such as a State Land Use Boundary Amendment, General Plan Amendment or Change
of Zone. Current A-5 and Unplanned zoning will allow approximately 300 lots, a golf course
(with Use Permit) and related facilities under the current entitlements. A project of such low
density, however, would not generate the revenues required to provide the public benefits, as
envisioned for the proposed project, including regional roadway improvements, the agricultural
development plan, shoreline management plans and interpretive development, and educational
programs related to sites of historical and cultural importance.

(ad
S
A

"High Density” Alternative

Another alternative envisioned the integration of an affordable housing component as part of the
overall residential development. This alternative required additional market units in order to make
the project financially viable. The resulting development density from this alternative was found
not to be in keeping with the rural character of the surrounding area, nor would it have allowed for
as sensitive a design that preserves the unique characteristics of the site. It was felt that, overall,
the potential impacts to public services and facilities, as well as to the environment, were amplified
with the higher density alternative.

3.2.5 Intensive Agricultural Alternative

As noted, the property has been used in ranching for the past 100 years. There are periods during
the drier seasons when the productivity of the land for grazing purposes diminishes greatly. Prior
to its use as a cattle ranch, there are historical references to limited agricultural use on the portions
of the property, including sugar cane, coffee, and citrus. The property as a whole is only
marginally suited for intensive agricultural use, which would not be feasible without significant
capital input and site and infrastructure improvements. Without the necessary capital and
improvements that accompany the proposed development, intensive agricultural use on the

property by itself does not appear to be a viable alternative from an economic perspective.
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3.3 COMPARATIVE EVALUATION

In general, the aliernatives evaluated do not provide the degree of satisfaction to meet the project
objectives, they have greater adverse impacts, higher on or offsite infrastructural costs, and less
expansion capabilities. Furthermore, these alternatives are incompatible land uses for the area, as
well as being economically unfeasible, and/or would not allow the County’s overall goals and
objectives regarding the project area o be met. Alternative uses of the property, including the "no
action” aiternative, were also rejected because they do not meet the objectives of the proposed
project. The proposed project satisfies the owners’ objectives and provides the best opportunity 10
assist in supporting West Hawaii's forecasted residential, recreational, educational, and public
facility needs over the period of development. Although each alternative evaluated may have some
merit and be worthy of consideration, none have the degree of positive merits nor meet the
proposed project’s stated objectives.

i
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4.0 Description of Environmental Setting, Anticipated Impacts -
and Recommended Mitigation Measures




4.0 DESCRIPTION OF ENVIRONMENTAL SETTING, ANTICIPATED
IMPACTS AND RECOMMENDED MITIGATION MEASURES

4.1 PHYSICAL ENVIRONMENT
4.1.1 Geography and Climate

Exispine Conditions

Located on the western slopes of Mauna Loa, the site’s environmental conditions are similar to
other areas along the leeward coast. Due to the wind shadow effect caused by Mauna Loa, winds
in this region are often light and variable, dominated by local land-sea breezes. However, Kona
storms in the winter season can bring very strong winds from the south or southwest for brief
periods. Average daily temperatures range from a minimum of sixty-one degrees fahrenheit to a
maximum of seventy-nine degrees fahrenheit. The annual rainfall averages approximately thirty-
five inches, with the summer months receiving the majority of rainfall, which is a unique
characteristic of the Kona coast. For all other parts of the Hawaiian Islands, the winter months
receive the highest average rainfall.

Lower portions of the project site are comprised of large areas of rolling terrain with exposed
pahoehoe lava flows and some top soil in the flatter areas and between ridges. Pu’u Ohau, a
natural cinder cone, is a prominent landmark in the central portion of the property near the coast. It
rises to an elevation of about 230 feet at its highest point. Vegetation, comprised of keawe, koa
haole, grasses, and brush, extends from the coastal area up 1o the 800 foot elevation (MSL).
Above 800 feet to the upper boundary at the 1,240 foot elevation, large kukui and monkey pod
trees are found, with typical guinea grass and buffel grass understory. Along the rocky coastline
are found occasional pockers of sand in the area north of Pu’u Ohau, with steep and occasionally
undermined ciiffs along the shore, south of the pu'u. The general slope of the property is
approximately thirteen percent, with some steeper poraons exceeding 20 percent in areas generally

&

associated with gullies and rock outcroppings (Figure 9},

Potencatl Impacis and Mingation Messures

As noted, one of the obiectives of the proposed golf course layout 1s 1o respond to the natural

conditions with as little alteration to the existing site conditions as practical. Within residenual
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neighborhoods, building envelopes will limit the residential development to those areas most suited
for constructon with little topographic alteration. The land form of Pu'u Ohau, being sitated
largely within the State Conservation District and outside the proposed area of development, would
remain unaffected by the proposed project. The proposed lodge and clubhouse, as well, will be
designed in relation to the natural features of the land. As such, it is expected that the project will
be constructed without major adverse impacts to the natural land forms. Likewise, the proposed
project will have no effect on climatic conditions and, therefore, no mitigation measures are
warranted.

4.1.2 Geology, Topography, Soils, and Agricultural Potential
Existing Conditions

The project site is a coastal property situated on the lower slopes of Mauna Loa. Typical of West
Hawai coastal land, the project site and surrounding areas have relatively little soil cover, although
pockets of soil are found throughout the site, generally following the patterns of lava flows and
drainageways. A number of rock outcroppings occur on the project site. All of the surrounding
area, including the project site, is of volcanic origin.

The soils found on the subject property consist of six soil types, as classified by the United States
Department of Agriculture Soil Conservation Service Soil Survey (Figure 10). The descriptions of
soll characteristics on the subject property are as follows:

KDD  Kainaliu very stony silty clay loam, 2 to 20 percent slopes. This soil generally follows
the long narrow patterns of lava flows, but can be isolated and surrounded by more
recent flows, On the subiect property, these soils may be marginally sultable for

macadamia nuts, coftee, and pasture with proper irrigation.

WHC  Waiaha exwemely stony silt loam, 6 to 12 percent slopes. The surface layer is very dark
brown comprised of extremely stony silt loam approximately 4 inches thick and shightdy
acid. Subsoil is dark brown, very stony silt loam, neutral to mildly alkaline and
approximately 14 inches thick located above pahoehoe lava bedrock. Permeability is

moderately rapid, runoff is slow, and the erosion hazard shght
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rKED  Kaimu extremely stony peat, 6 to 20 percent slopes. This soil is generally found at low
elevations. The smiface layer is very dark brown extremely stony peat approximately 3
inches thick and underlain by a’a lava. Permeability is rapid, runoff is slow, and the
erosion hazard slight. This soil is not suitable for cultivation, however, some small areas

can be used for pasture, macadamia nuts, papaya, and citrus fruits.

LW This soil type 18 also known as pahoehoe lava, a "miscellanecus land type”. Although
this lava often has a billowy, glassy surface, it can also be rough and broken. There is
no soil covering and is typically bare of vegetation except for mosses and lichens.
Annual rainfall and elevations vary widely.

rPYD  Punalu'u extremely rocky peat, 6 to 20 percent slopes. This soil type characteristically
has rock outcrops occupying approximately 40 to 50 percent of the surface. The soil
layer on the surface is approximately 4 inches thick and underlain by pahoehoe lava
bedrock. The peat portions of the soil are rapidly permeable while the pahoehoe lava is

very slowly permeable if not fractured. Runoff is slow and the erosion hazard is slight.

CL Cinder land. This soil type is located primarily at Red Hill and is considered as a
“miscellaneous land type” consisting of bedded cinders, pumice, and ash. The particles
have jagged edges and glassy appearance and show little or no soil development.
Although some grass can be supported, it is not good pastureland because of its loose
consistency and poor trafficability.

KEC  Kainaliu extremely stony silty clay loam, 12 to 20 percent slopes. This soil is generally
found at low elevations on Mauna Loa and Hualalai. The surface layer is very dark
brown with exiremely stony silty clay loam about 10 inches thick. The subsoil is

approximately 16 inches thick and underlain by fragmental a'a lava.

Other soil classification systems used in Hawaii are the University of Hawaii's Land Study Bursau
System and the Department of Agriculture’s ALISH system.

The Land Study Bureau's Detailed Land Classification Report for the Island of Hawan has
designated the lands within the project site as predominantly Class C, D, and E. A small portien
covering approximately eight acres in the extreme mauka corner 1s rated as B lands by the Land

Study Bureav (Figure 11). From an agronomic perspective, these soils are generally moderately o
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poorly suited for agricultural use. Similarly, no area of the project site has been rated "Prime” or
"Unigue” by the ALISH system (Figure 12). However, limited portions of the project area are
identified as "Other Important” lands. This classification indicates that portions of the site can be

used for agricultural purposes but generally require infrastructure support and other necessary
AZTONOMIC IMpProvements.

Potenuial Impacts

Soil depths exceed twenty inches in some portions of the project area. From initial calculations, it
is anticipated that sufficient soil exists on the site to supply the soil base for the proposed golf
course (turf areas) development. About six to eight inches of soil is required for residential and
golf landscaping. Of the approximately 350 acres for the proposed golf course area, approximately
150 acres will be improved as turf areas and a portion will remain as a nawral buffer at the edges of
the golf course and between some residential areas and the golf course. The Pu’u Ohau cinder
cone, the area along the coast within the State Conservation District, specified archacological sites,
and other open space and natural buffers are to remain largely unaffected by the proposed
development. Clearing and grubbing acuvities during construction will temporarily disturb the soil
retention values of the existing vegetation and expose soils to erosional forces. Some wind erosion
of soils could occur without a proper watering and regrassing program. Heavy rainfall could also
cause some erosion of soils within disturbed areas of land. Should imported soils be required,
these soils may pose a potential siltation or runoff problem if they are stockpiled without adequate
precaution. They also may impact air quality in the form of dust generated during off loading from
trucks or if not properly stockpiled.

With regard to agriculiural uses, the project will impact the limited agricultural activity (cattle
grazing) existing on the property. Given the relatively poor quality of the soil, light rainfall and
scrub nature of much of the vegetation over the project site, the loss of these lands for catile
grazing is noi considered to be a significant adverse impact from an agriculural perspective. The
proposed project will eliminate the agncolwral potential of those lands identified as “Other
Important” lands of agriculgral importance to the State of Hawail, The value of these lands for
agricultural use, however, needs 1o be evaluated in relation 1o potentially viable agricultural uses
within these areas. Historically, the land has been used for cattle and, 1o & small degree, sheep
grazing. There is also record of limited attempts at orchard and sugar cane cultivation. Any

potential agriculture uses, however, would be restricted by the limited usable areas (e.g., areas
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with sufficient soil area and topography) and the need for supporting infrastructure, primarily
irrigation and roads. Given the marginal soil conditions and lack of even rainfall, the potental for

agricultural use is questionable without extensive irrigation, land clearing, and site improvements.
Miggation Measures

During construction, measures will need to be provided to protect nearshore waters from the
impacts of sedimentation. In addition to meeting the State's NPDES permitting requirements, an
erosion and sedimentation plan will need to be prepared and approved by the Department of Public
Works as part of the permitting procedure for the grading work. Mitigation measures which could
be employed include limiting exposed areas, dust control measures (frequent sprinkling), and
prompt seeding of exposed finished areas. As part of the construction phasing, retention basins
could be established, which will form part of the eventual drainage system for the project. Because
the majority of the rainfall occurs during the months from May to September, additional mitigation
could result from scheduling grading, as much as practical, to the drier periods.

Generally, soil conditions on the property are marginally suited for agricultural uses, but by
providing the necessary site preparation, access, and infrastructure improvements as part of project
development, limited agricultural uses can be supported on an ongoing basis. The developer has
proposed an agricultural program that would integrate appropriate agricultural activities on portions
of the agricultural lots in a manner that would not only benefit adjacent residential uses but would
allow for the efficient management and operations of select crop and/or orchard uses. As
proposed, the agricultural program would place approximately 75 acres into commercially
productive agricultural use. A brief description of the proposed agricultural program follows.

As part of the first phase of development within the Villages at Hokukano, approximately 367
home lots, covering about 678 acres, will be developed in the upper elevations of the property.
These lots would be generally one to three acres in size and are intended o be offered under the
County Agriculture {(A-1a) zoning designation. As a method to facilitate agriculwral uses on these
lots, the program would identify certain lands in and around these homesites that could be used for
select agricultural activity, as shown in Figure 13. A typical section showing an integration of the

agricuitural use with the residentialfagricultural lots is shown in Figure 14,
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features. and where appropriale, allow additionsl site wals 1o creals uniaue residential
treaiments.,

Entry Landscape Feature -

Building Envelope
Envelopes are designed to locate all building activity on opltimal sites within each iot. These
envelopes offer excelient views, pro ~ exisling terrain characteristics and allow adequate
area for generous residential buiids Jsters.

Agriculiural Use Zone =
Each lot provides areas for appropriate aoriculiural uses, These varied uses would
alfow valuable land o become productive and provide a dramatic landscape slement
to the residential neighborhood. These uses would not interfere with the protection of
important cultural sites and steeper hilisides.

Common Landscape Zone
This zone allows approprisie additions of landscape materials to existing open
spaces. Significant alteration of siopes, drainage ways or important cultural sites is
not permitied.  Materals of indigenous character and those requiring little
supplemental irrigation would be encouraged.

Coliector Road
Agricuitural uses should be encouraged along
major roads and would provide a unigue
streeiscape as well as a useful

landscape buffer edge.
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Currently, the lands on the site consist generally of open kiawe scrub and mixed grasslands, and
are used for marginal pasture use. There are agriculture operations nearby consisting of plumeria,
papaya, macadamia, and coffee orchards. These traditional orchard crops could also be introduced
into plans at Hokukano if they are determined to be appropriate to site conditions. At the same
time, other products, such as organic herbs and vegetables, valuable grasses, and other flower and
orchard products are being studied to determine if these offer satisfactory alternatives or
complimentary products. Due to the relative proximity of residential growth, activities such as
animal husbandry, game, and livestock propagation or truck farming are seen as inappropriate

agricultural activities for this area. A preliminary list of potential crops is as follows:

+ Acerola Cherry

» Artichoke

+ Atemoya

* Avocado

+  Breadfruit

« Cashew (20-30™)

« Carob
« Citrus
+  Cocoa
+ Coftee
- Fig

«  Grapes
*  QGuava

+ Jobiticaba

+ Lychee

+  Macadamia

«  Malabar Chestnut
»  Mango (<607)

+  Mangosteen

» Natal Plum (DT)
« Papaya (40-60")
+ Peach Palm

+ Pineapple

+  Pummelio

+ Rambutan
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«  Sapote (DT)
+  Starfruit

*  Surinam Cherry

In general, the slope of this portion of the property is about ten percent. Some areas, however,
have steeper slopes exceeding, in some cases, twenty percent. Agricultural portions would
generally not include steeper areas in order to minimize grading requirements and to protect the
existing slopes and site character. Some grading activity, however, would be necessary to create
deeper planting beds and to provide access for maintenance purposes. In those areas where soils
are over shallow bedrock, the subsurface layers may need to be modified to provide plantable areas
and suitable soil conditions.

A good quality brackish water source has been developed onsite and thus adequate water can be
provided for agricultural uses, possibly through an on ground irrigation system. In general, the
suitability of brackish water for crop irrigation not only depends on the quality of the water but also
on the adequacy of the drainage, method of irrigation, physical properties of the soil, salt tolerance
of chosen crops, and management and operation of the irrigation and drainage systems. All crops
initally selected for the agricultural program are expected to be supportable within the quality
parameters of the available brackish water.

One of the goals of the program would be to provide a financial structure that will benefit the
growers, as well as the community and the lot owners, within the agricultural area at Hokukano.
The financial structure would help to minimize the start up costs for participating growers outside
of their own direct early production and maintenance costs. Strictly speaking, the land would
remain as the lot owners’ property and an easement or leasing arrangement would be created to
allow other persons to engage in agricultural operations on designated parcels. Provisions tor

management of these parcels would likely be the responsibility of the homeowners’ association.

Market conditions would be examined to ensure there is a demand for good exotic fruit producers
and products from Hawaii. Some could be provided by contacting local marketing “‘cooperatives”
or the farm bureau and utilizing their expertise and resources. Fruit pricing and available labor
would be carefully studied to help select crops best suited for this area.

Thus, the agricultural program envisioned for the Villages at Hokukano is intended to offer local

farmers and growers opportunities for agricultural experimentation and employment and expand
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the local agricultural land inventory. It would also, due to its modest scale, provide an effective
marketing and distribution network between producer and consumer, helping to provide
opportunities for economically competitive and sustainable agriculture. At the same time, the
agricultural areas could provide a well maintained landscape and open space element within the
large lot subdivision. In sum, the program offers advantages to owners/residents, growers, and

farmers alike, while demonstrating an appropriate blending of residential and agricultural uses.

4.1.3 Groundwater and Hydrology

Existing Conditions

Domestic water supply along the Kona coast is derived from two sources: direct rainfall catchment
and the basal groundwater lens. At the higher elevations above 1,500 feet, the rainfall is normally
adequate to turnish a limited catchment supply, however, groundwater provides the only reliable

water supply. There are no perennial streams in the project area.

A complete assessment of the existing hydrological conditions in the area of the project site was
conducted by Waimea Water Services and is contained within Appendix 11-5. Initial hydrological
studies (Bowles, 1992) projected that the groundwater recharge for the study area (bounded by the
ocean, the 5,000 foot elevation, and lines drawn parallel to the district boundary, one mile to the
south and 2.75 miles to the north) may total approximately 60 MGD (million gallons per day).
This recharge percolates downward into the high level water, mauka of the project area, into the
basal lens at sea level, and then to the sea. Fresh groundwater floats on the underlying salt water at
a ratio of about 1 to 40, so that for every one foot of fresh water head (water level of the lens above
sea level) there is approximately 40 feet of fresh water below the sea level. The equation is
modified by tidal and recharge fluctuations, which produce a thick brackish or transition zone
between the fresh water and salt water. The head increases upward away from the shore (inland)

at rates normally from one to two feet per mile.

Since 1990, discoveries of high level groundwater have been made in the area mauka of
Mamalahoa Highway. High level groundwater has been found in several wells scattered from
Kalaoa in North Kona to Kealakekua Bay in South Kona with water levels in excess of the 350
toot elevation verified by pumping wells at Keei and above Higashihara Park at Honalo. At the
observation well mauka of Kona Hospital, a water level of over 490 feet has been reported. A well

is presently under construction at Kona Hospital.
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Based on the inital estimated recharge, the seaward flow of groundwater through the property was
calculated to be approximately 11 mgd per mile of shoreline. Recent discoveries made at the onsite
exploration well at the 810 foot elevation, however, indicate that this groundwater flow may have
been overestimated. Based on estimates from the water level at the exploration well (3.8 feet) and
on preliminary water quality data which shows total chlorides of about 340 mg/l, the groundwater
flow through the property to the sea is estimated to be in the range of 4 to 6 MGD . The estimated
groundwater flow and quality, however, appears to be more than adequate to support the irrigation
water needs of the project.

Drilling of the exploration well has suggested the existence of a major hydrogeologic boundary
between the Hokukano exploration well at an elevation of 810 feet and the Department of Water
Supply (DWS) production well at 1,780 foot elevation near Kona Hospital. Based on the water
quality and water level data, it appears that the majority of the groundwater recharge is diverted
away from the subject property. The high water level differential between the two wells in a

distance of 1.5 miles indicates a geologic structure(s) of relatively low permeability.

Recent offshore bottom surveys along the Kona coast (J.G. Moore, et. al, 1989) have indicated
that massive submarine landslides are in evidence along the Kona coast. With the completion of
the Hokukano well and the DWS Kealakekua well in 1992, it now appears that not only does

onshore faulting exist, more than likely these faults in some way impede or divert the groundwater
flow.

There is also a possibility that the high level groundwater, which is present at the wells mauka of
Mamalahoa Highway, extends makai of the highway at the upper elevations of the project. On the
project lands, the best site for a potable well would be at an elevation of 1,200 feet or
approximately 1.75 miles from the shore. At this location, the basal water level should stand at an
elevation in excess of 4 feet above sea level. A more precise determination, however, can only be

made following completion of the Kealakekua Well and other wells planned in the area.

Potential Impacts

As indicated from Table 3, the average daily water demand for the full development is projected to
be 643,000 GPD (gallons per day) of potable water and 1,773,000 GPD of irrigation water. In
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Estimated Average Daily Water Demands at Buildout

Potable Water Units (Average)
1440 Housing Units

1 Golf Club House 20,000 GPD

I Golf Maintenance Building 2,000 GPD

I Sewage Treatment Building 5,000 GPD
100 Lodge Units

lrrigation Water

150 acres - Golf Course Use 6,000 GPAD**
20 acres - Common Landscape 4,000 GPAD

75 acres - Agricultural 2,000 GPAD***

400 GPD*

400 GPD*

Total
576,000 GPD
20,000 GPD
2,000 GPD
5,000 GPD
40,000 GPD

Subtotal 643,000 GPD

900,000 GPD
80,000 GPD
150,000 GPD
Subtotal 1,130,000 GPD

TOTAL WATER DEMAND (DAILY) 1,773,000 GPD

Treated Effluent (70% Estimated Recovery)

Total Irrigation Water Demand

Irrigation Water Demand if Effluent Used

450,000 GPD
1,130,000 GPD
680,000 GPD

gpm: gallons per minute
gpd: gallons per day
gpad: gallons per acre daily
4 County Design Standard
ok 30% higher during growing in
Ak Assuming drip irrigation crops

Source: Evaluation of Water Resources for Hokukano Project prepared by Waimea Water Services

(12/92)



that the project is planned to use treated effluent as a supplemental source of irrigation water for the
proposed golf course providing an estimated 450,000 GPD, the total irrigation water requirements
from groundwater sources is estimated to be approximately 680,000 GPD. The maximum daily
potable water demand is estimated to be 964,500 GPD, which is based on the average daily
demand multiplied by 1.5. This figure would also be used to determine the installed pumping

capacity for potable wells.

Onsite golf course irrigation wells are expected to produce water with chlorides ranging from 250
to 1,000 mg/l. Water quality will be effected primarily by the elevation of well sites. The water
quality trom the exploration well located at the 810 foot elevation produced about 340 mg/l chloride
water. As noted, wastewater treatment plant effluent is also planned as a source of irrigation water
for the proposed project as the salinity of the effluent is generally low enough to be used for
irrigation. As proposed, the treated effluent would be from a treatment plant located onsite or from
a regional development wastewater plan, whereby processed effluent would be transmitted back to
the project site for use. Potential impacts to the groundwater hydrology of the project area could
result from increased withdrawal of water resources or through the introduction of potential
contaminants in the form of treated effluent used for irrigation and/or fertilizer or biocides used on

the golf course and landscaped areas leaching to the groundwater supply.

Impacts to the groundwater resources are not anticipated as the proposed irrigation well at the 810
foot elevation is the only permitied or planned well in the general area, makai of Mamalahoa
Highway, as recorded with the State Water Commission or County. The adequacy of the ground
water resources to meet the brackish water requirements has been established through an
Evaluation of Water Resources, prepared by Waimea Water Services (Appendix 11-5). Use of the
onsite brackish water source would not impact the availability of potable water resources in the area
as there is a considerable distance (approximately 1.5 miles) and geological separation, as noted
above, between the onsite brackish well and existing and planned County potable well sources
located mauka of Mamalahoa Highway.

The potable water requirements for the proposed project are to be provided through the County
Water System. The developer has water commitments from the County under the Kealakekua
Water Source Agreement equivalent to 499 units, which is sufficient to meet the requirements of
the initial phase of development. The developer has secured additional well site options trom the

adjoining property owners should additional well sites be required. Those sources developed with
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the County as stand alone wells would be turned over to the County for operation and would use
the DWS transmission lines to transmit water to the project site. Should additional well sources be
required either onsite or in the general area, the location and sizing of wells would be regulated
through State well permitting procedures to insure that the proposed well development does not
adversely impact existing or planned regional water sources.

Significant impact to the groundwater resources due to the use of treated effluent for golf course

irrigation and/or the use of fertilizers and biocides are similarly not expected, as described in
section 4.2.3 below.

Mitigation Measures

Development of the onsite brackish water system and increased usage of potable water from the
County water system is not expected to have any adverse impact on the potable or groundwater
resources of the area due to the predicted usage requirements versus the projected quantity available
in the basal water resource. Any future well development will need to meet the State DLNR well
permitting requirements. In compliance with DLNR, Division of Water Resource Management
permitting requirements, brackish water sources developed onsite will require ongoing monitoring
and should significant changes to water quality parameters occur, appropriate mitigation measure,

including altering or reduction of pumpage rates, would be required.
4.1.4 Drainage and Stormwater Runoff

Existing Conditions

Four drainageways touch or cross the project site. The Flood Insurance Rate Map (Figure 15)
shows Flood Zone A running along the northern property line and another Zone A traversing the
project site near the southern property line. Flood Zone AE traverses the site midway into the
southern half of the property and another Zone AE runs along the southern property line. Zone A
1s defined as areas within the 100 year flood plain where no base tlood elevation has been
determined and Zone AE i1s the same, except that the base flood elevation has been determined to be
at a specific elevation. Portions of the coastline are also designated with the AE and VE Zones,
however, the proposed development would occur significantly inland of these coastal areas so as
not to be impacted.
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Potential Impacts

The two drainageways situated within the interior of the site traverse the proposed residential
development and golf course and discharge into the ocean. In compliance with County of Hawaii
flood zone regulations, plans will ensure that habitable structures are placed outside flood zones or
that necessary improvements are made to accommodate development. The most significant impact
on existing drainage characteristics will result from the creation of impervious surfaces, primarily
parking areas and roadways.

The onsite drainage system will consist primarily of golf course retention/infiltration basins and
drywells to dispose of runoff generated from roads. Siltation basins will be constructed, as
required, to control runoff water quality, and may be incorporated into the golf course. Runoff
generated from rainfall on the golf course may be retained and used to supplement the treated
effluent and brackish water used to irrigate the golf course. The golf course runoff will be
collected by bowl shaped fairways combined with a drainage tile system that will direct the runoff
into the irrigation holding ponds for reuse on the golf course. Roadway and parking area runoff
will generally be disposed of through injection wells designed according to Department of Health

standards and regulations.
The proposed development and drainage improvements are not expected to impact storm flows
within the existing drainageway, as surface runoff will be limited to preconstruction volumes and

no offsite drainage improvements are anticipated.

Mingation Measures

The proposed project is not expected to result in significant adverse impacts to drainage and storm
water runoff. To assure that groundwater and nearshore marine water quality 1s maintained,
stormwater runoff generated onsite as a result of the proposed project will be disposed of onsite.
As noted above, onsite surface water runoff will be allowed to percolate into the soils of the project
site and, if required, sand filters would be used to assist in removing any contaminants that may be
present in the surface water runoff. Given the lack of expected adverse impacts, additional
mitigation measures are not warranted. The drainage structures and system will be designed,

constructed, and operated in compliance with applicable State and County rules and regulations.
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4.1.5 Natural Hazards

Existing Conditions

Those natural hazards which could have the greatest potential impact upon the physical character of
the subject property, aside from storms and strong winds, are volcanic eruptions and earthquakes.
Tsunamis are not considered to be a potential threat because the proposed development is planned
inland of the coastal area and not within the coastal hazard zones, designated as the “VE” zone by
the FEMA Flood Insurance Rate Map.

The proposed project is located on the western slope of Mauna Loa volcano, which rises to a
height of 13,679 feet above sea level. The project site is located about 22 miles west of
Mokuaweoweo Crater, the volcano’s summit, on a prehistoric lava flow, which is estimated to be
more than 4,000 years old. According to the United States Geological Survey, Mauna Loa has
erupted thirty-two times since 1832. Seven of those eruptions have occurred in the southwest rift
zone, that area of the volcano with the greatest potential exposure to the South Kona area. Of those
seven eruptions, the closest to the project site occurred in 1950 when a lava flow from the
southwest rift zone reached the sea about eight miles south of Kealakekua Bay.

Hazards associated with eruptions can be categorized in four types: lava flows, tephra falls,
pyroclastic surges, and volcanic gasses. Volcanic hazard zones have been established for the entire
Island of Hawaii, including the South Kona region (Mulleneaux, et.al., 1987). The area
surrounding the project site is designated as lava flow Hazard Zone 3 (with Zone 1 being the
highest and Zone 9 being the lowest risk), and is characterized by lava coverage of about 5 percent
in the past 40 years, and 20 percent during historic times.

Tephra consists of volcanic ash and coarser fragments produced by lava fountaining or explosive
eruptions. The project area is located in Tephra Hazard Zone 2. Hazard zones for volcanic gases
are the same as for tephra. The project site is located in Volcanic Gas Hazard Zone 2. No threat
from pyroclastic surges, which are clouds of ash, rock fragments, and gas that move at high
speeds outward from a source vent, has been identified for the project area. Pyroclastic surges are
presently associated only adjacent to Kilauea Caldera, although they could conceivably be initated
at other places where groundwater or sea water interact with magma.




The Island of Hawaii experiences thousands of earthquakes every year, usually associated with
volcanic activity or the movement of magma at shallow depths. Earthquakes endanger people and
property by shaking structures and generating ground fractures, settling, and landslides. Sudden
subsidence along the shoreline associated with an earthquake can also generate a tsunami. The two
most severe earthquakes during historical times occurred in 1868 and 1975. The magnitudes of
both quakes exceeded 7 on the open-ended Richter scale and resulted in local major damage in the
Ka’u and Kilauea areas respectively. Both events generated a tsunami, with the 1975 quake
creating a tsunami that sank boats in Keauhou Bay.

The most likely threat to the North and South Kona regions would come from a large earthquake
(magnitude of 6 or greater) occurring at Mauna Loa or Kilauea. The Kealakekua Fault line is about
1.5 miles from the project site at its closest point along the shore, at which point it extends off
shore. In 1951, an earthquake occurred about one mile offshore of the project area caused by
movement on the fault. In 1983, a landslide at Kealakekua Bay occurred shortly after a magnitude
6.6 earthquake occurred at a depth of seven miles, approximately midway between Kilauea and
Mauna Loa. The most recent large earthquake on Kilauea’s south tlank occurred in June 1989,

with a magnitude of 6.1. This quake, however, caused much less damage than the aforementioned
1975 event.

Potential Impacts

Natural hazards, such as lava flows and earthquakes, could have a direct impact on the proposed
project. Based on information developed by the United States Geological Survey (USGS) and
published in its Professional Paper 1350 (1987), the likelihood of volcanic eruption at Mauna Loa
is remote; one to three percent of the land surface in Lava Flow Zone 3 has been covered by lava
during historic times. An eruption at Mauna Loa could also result in thin layers of tephra impacting
the project site. Volcanic gases from an eruption might also impact the project site. However,
both of these latter occurrences would depend in great part on the size of the eruption, associated

fountaining of lava, and wind direction.

Buildings, including residential structures, as well as roadways, sewer, and water lines could be
damaged by an earthquake of sufficient magnitude. Landslides triggered by earthquakes are a
possibility in the project area, although they would likely occur on the face of the coastal ridge
north of Pu’u Ohau rather than on the proposed development area, which would be significantly

inland (minimum of 300 feet) from the coast.



Mitigation Measures

The impact of lava flows upon the project site can only be mitigated with the intention of protecting
life. The protection of property from lava inundation has proven to be relatively ineffective on a
regional scale. Therefore, mitigation of lava flow hazards is limited to the provision of adequate
evacuation routes and a civil defense warning system designed to provide area residents with as

much advance notice of a threatening lava flow as possible.

Mitgation of hazards associated with earthquakes include adherence to County building codes and
standards in order to minimize potential damage to structures. All buildings and structures within
the proposed project would be designed and constructed in compliance with applicable building
codes and standards.

4.1.6 Air Quality
Existing Conditions

Existing air quality in the vicinity of the project is mostly affected by emissions from natural,
agricultural, and/or vehicular sources. The dominant factor for the past several years has been the
volcanic haze (vog) from Kilauea volcano which eventually drifts into the Kona and Kohala areas
more than fifty miles away. Other natural sources of air pollution that may affect the air quality of
the site include the ocean, plants, and wind blown dust. Mamalahoa Highway, located mauka of
the project site, is a major arterial roadway. Prevailing onshore winds during the daytime tend to

carry emissions from motor vehicles traversing this roadway away from the project site.

Very little air quality monitoring data from the State Department of Health is available for the Kona
ared. Based on what little data is available, it appears likely that both State and National ambient air
quality standards are currently being met despite the persistent vog.

Potential Impacts

Based on an Air Quality Study prepared for this project by B.D. Neal & Associates (Appendix I-
5), it was concluded that proper implementation of the project would not exceed State or Federal air
quality standards, although there are certain minor impacts that may be realized. Short term

impacts from fugitive dust will likely occur during project construction phases. To a lesser extent,
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exhaust emissions from stationary and mobile construction equipment, from the disruption of

traffic, and from workers’ vehicles may also affect air quality during the period of construction.

After construction, depending on the volume of traffic generated and the capacity of area
roadways, long term impacts on air quality could potentially occur indirectly as a result of
emissions emanating from vehicular traffic coming to and from the development. Access to the
project will be accomplished primarily via Mamalahoa Highway, a proposed new bypass road, and
the extension of Haleki'i Street. To assess the impact of emissions from these vehicles, an air
quality modeling study was undertaken to estimate current maximum ambient concentrations of
carbon monoxide along roadways leading to and from the project area and to predict future levels
of air pollution both with and without the proposed project. Based on the modeling results,
present carbon monoxide concentrations were estimated to be well within both State and National
ambient air quality standards. Future scenarios studied included the years 2005 and 2010 both
with and without the project. The results of these studies indicated that project traffic through these
stages of development would have only a slight negative impact at intersections along the bypass
road and would result in improved air quality near the intersection of Haleki'i Street and
Mamalahoa Highway. With or without the project, all locations in the area would comply with the
National standards. Although there is the potential exceeding the more stringent State standards for
carbon monoxide at some point in the future near the bypass/Kuakini Highway intersection, the
proposed project would contribute little to the problem. Because the State standards are set at such
stringent levels, it is likely that they are currently exceeded at many locations in the State that have

even moderate traffic volumes.

Depending on the demand levels, long term impacts on air quality are also possible due to indirect
emissions associated with the development’s electrical power and solid waste disposal
requirements. Quantitative estimates of these potential impacts were not made, but based on the
estimated emission rates involved and the relative changes in demands, the attendant impacts are
expected to be small. The promotion of energy conservation and recycling programs within the

proposed development could serve to reduce any impacts.
Pesticides will be used to maintain golf course grasses. If applied during low wind conditions

using proper application techniques, contamination of nearby, downwind areas by airborne drift

should not be a problem.
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Mitigation Measures

Due to the minimal air quality impacts from projected project related traffic, no measures are
recommended to mitigate these emissions other than the roadway improvements recommended by
the traffic consultant.

State air pollution control regulations require that there be no visible fugitive dust emissions at the
property line. Hence, an effective dust control plan must be implemented to ensure compliance
with State regulations. Fugitive dust emissions can be controlled to a large extent by watering
active work areas, keeping adjacent paved roads clean, covering open bodied trucks, and use of
wind screens. Other dust control measures could include limiting the area that can be disturbed at
any given time and/or mulching or chemically stabilizing inactive areas that have been worked.
Paving and landscaping of project areas as early as practical in the construction schedule will also
reduce dust emissions. Exhaust emission impacts from construction related equipment can be
mitigated to some extent by moving construction equipment and workers to and from the project

site during off peak waffic hours.

Although pesticides used on the golf course, if properly applied, should not pose a problem to

downwind areas, measures which would provide an added level of protection include:
*  Use of shrouded spray equipment fitted with computerized flow controllers;

+ Maintaining a buffer distance of at least 100 feet between target spray areas and
populated locations; and

 Planting of vegetation screens along populated areas of the golf course perimeter to
provide added measures of protection.

4.1.7 Noise Quality
Existing Conditions

The proposed project site is currently exposed to low noise levels of less than 39 dBA, typical of

quiet rural and remote pasture areas. The dominant noise sources include wind, birds, and surf,
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The only nearby noise sensitive area is the Kona Scenic Subdivision, which currently experiences

a background noise level of approximately 41 dBA, typical of quiet residential neighborhoods.

Potential Impacts

According to a Noise Impact Assessment prepared for the Villages at Hokukano by Darby &
Associates (Appendix I-6), traffic noise increases along Haleki'i Street due to project generated
traffic should offer minimal impact to noise sensitive locations along Haleki'i Street. Traffic noise
levels along Mamalahoa Highway, due to the development of the project, are predicted to decrease
and, thus, offer no noise impact to noise sensitive locations along Mamalahoa Highway. The

traffic noise level decrease along Mamalahoa Highway is attributed to the following:

» The proposed State bypass road will divert traffic from Mamalahoa Highway to the
bypass road, thus decreasing the traffic volume on Mamalahoa Highway; and

+ The project’s proposed lengthening of Haleki'i Street to intersect with the bypass road
will divert some local Haleki'l traffic currently using Mamalahoa Highway to the

bypass road, thus again decreasing the traffic volume on Mamalahoa Highway.

The dominant noise source during project construction will probably be earth moving equipment,
such as bulldozers and diesel powered trucks. Any noise impact from such activity on the existing
Kona Scenic Subdivision residential area should, however, be relatively short term. Blasting, if
required, could also have noise impacts. However, with the appropriate blast design techniques,
the noise from blasting can be controlled within acceptable limits at the closest noise sensitive

dreas.

According to the Noise Impact Assessment, some of the proposed residential areas closest to the
proposed State bypass road may be exposed to future hourly Leq (equivalent continuous noise
level) noise levels of greater than the FHWA recommended limit of 67 dBA if less than 50 feet
trom the bypass road. If residential setbacks from the bypass road of 50 feet or more cannot be
achieved, other noise mitigation measures should be implemented to conform with FHWA traffic

noise exposure guidelines.

Noise associated with the operation of the proposed golf clubhouse may impact the closest

proposed homes if not properly mitigated. Additionally, equipment associated with the grounds

58



maintenance of the proposed 27-hole golf course may impact nearby homes within the project,
however, such activities generally take place during the daytime and are usually of short duration.

Therefore, they should not be considered objectionable.

Due to the distance from Keahole Airport, noise from airport activities should not impact the
proposed development. Occasional high altitude flyovers of such aircraft as single engine planes
and helicopters may be audible at times. However, flyovers should be infrequent and, therefore,
their impacts to the proposed development should be minimal.

Mitigation Measures

Given the relatively low noise conditions present on the property, projected noise levels are
expected to increase onsite during the short term grading and construction phases. Long term
impacts to noise quality in the area would come from increased traffic, golf course maintenance
equipment, public address equipment, and the sounds of people talking. It is expected, however,
that the noise from these sources would be less than the noise generated by construction activity.
However, construction noise would occur generally for short periods during daytime periods and
would not be significant, provided appropriate noise control measures are incorporated with the
operation of construction equipment. Proposed residential areas should be planned with
appropriate buffer areas from the proposed highway bypass that may transect the property in order
to mitigate traffic generated noise impacts from this source. Once golf course construction is
complete, vehicular noise would generally be distributed evenly throughout the day and limited to
daylight and early evening hours with respect to golf course operations. Since long term impacts
to noise quality in the area are expected to be minimal and far removed from existing developed

areas, mitigation measures beyond the planning and construction phases do not appear warranted.
4.1.8 Visual Attributes
Existing Conditions

The existing site characteristics are shown in Figures 16 through 19. The lower portions include
large areas of rolling terrain with exposed pahoehoe lava flows and some top soil in the flatter areas
between ridges. Vegetation, comprised of keawe, koa haole, grasses, and brush, extends from the

coastal area up 1o the 800 foot elevation (MSL). Above 800 feet to the upper boundary at the
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Looking from the top of the property towards Pu'u Ohau
(Red Hill).

@ View 1o the Southwest from the top of the property.

FIGURE 17
SITEPHOTOS A& B
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@ View Northwest from the middle of the property at
Kuakini wall.
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(D) View South from the middle of the property at Kuakini wall

FIGURE 18
SITEPHOTOSC&D
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@ View North along the coast near the
"Hokukano Village" site.

(F} View South along the coast at "Coconut beach”.

FIGURE 19
SITEPHOTOS E&F
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1,240 foot elevation, large kukui and monkey pod trees are found, with typical guinea grass and
buffel grass understory. Pu’u Ohau, a prominent land feature located midway near the coast, rises
to an elevation of approximately 230 feet. Along the shore is found a rocky coastline with
occasional pockets of sand found in the area north of Pu’u Ohau, with steep and occasionally
undermined cliffs along the shore, south of the Pu’u. Views of the project site are presently
available from limited portions of Mamalahoa Highway, primarily from the southeast beyond the
town of Kealakekua, and from portions of the existing residential neighborhoods that are directly
mauka of the project site, primarily the Kona Scenic Subdivision. The project site is also visible to
those accessing the property along the coast.

Potential Impacts

In the short term, the visual character of the area will be affected by the presence and operation of
construction equipment. The heavy construction involved with site preparation and infrastructure
development will extend for about two years. The housing construction will be phased over a

period of 30 years or more, beginning in 1995,

Construction activities will create some adverse effects on the views of the project site.
Construction of the access road and highway improvements, portions of the golf course,
residential structures and support facilities may be visible from limited portions of Mamalahoa
Highway. Vegetation clearing and grading involved with construction will be visible from
surrounding properties, as will the construction of buildings and the installation of utilities.
Because the development will be phased, future users of the site will also be exposed to views of
construction activities. Some of the construction activities may also be visible from coast and

offshore ocean locations.

The most important near term changes in the views of the project will be the construction of the
access road, the golf course fairways, golf clubhouse, lodge, and associated buildings. Many of
these features will be visible from the proposed bypass road. Cleared vegetation, bared soils in
graded areas, and stored construction equipment will be evident during much of the construction
period. Buildings and exposed soil and rock surfaces will be visible until the landscape plantings
have been established.

Long term visual effects will result from the proposed project when it is completed. Replacing the

barren landscape in many areas will be a low density residential development planned around a golf
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course and open areas. Because of topographic conditions and existing vegetation, few structures

will be visible from most locations along the coast.
Mitigation Measures

Although the potential impact from the proposed project would have a negligible impact on existing
views to the shore or mauka from the shoreline, the development will alter the existing natural
character of the property. Several measures have been proposed by the developer to enhance the
visual characteristics of the proposed project. These include:

+ Use of landscaping and architectural style designed to blend the buildings with the
visual character of the site;

* Building of the golf course and lodge will be low profile in nature and designed to fit

with the existing topography with little alteration to the natural terrain;

* Implementing architectural standards and design guides as part of the CC&R’s for the
residential neighborhoods in order to maintain a visual cohesion throughout the
community and to present a more pleasing visual harmony with the existing natural
conditions;

* Maintaining the coastal area (State Conservation District) primarily as a natural open
space;

* Providing for a generally low density planned development integrated with generous
open space elements in order to achieve a low density rural character that is consistent
with the surrounding area;

*  Controlling residential development by designating building envelopes within each ot

and controlling the landscape improvements that can occur within the lots; and

* Providing opportunities for selected agricultural activities (primarily orchard and

ornamental crops) to occur on portions of the larger one to three acre lots.
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Additionally, the proposed golf clubhouse and lodge buildings have been planned to fit with the
existing land forms and are of a low profile, so as not to impact views to the shore from
surrounding areas or from the proposed highway bypass as it traverses the project site. Taken as a
whole and combined with sensitive site planning, these measures can ensure that the resulting

development presents a minimal impact to the existing visual character of the property.
4.2 NATURAL ENVIRONMENT

4.2.1 Terrestrial Flora
Existing Conditions

A botanical survey report of the entire 1,540 acre project site was prepared by Evangeline Funk,
Ph.D., in November, 1991 (Appendix I-1). The survey described the composition of the
vegetation cover and mapped the vegetation types. It also determined that there were no proposed
or listed threatened or endangered plant species. At least 98 percent of the area’s vegetation was
examined. Within the property, four major vegetation types were identified. From the seacoast up
to nearly the 700 foot elevation, the prosopis tree with a mixed grass understory is common.
Within the central part of the property, koa haole is the second most common vegetation, with a
prosopis scrub. Within this area were found three wiliwili trees and the only native plant species,
consisting of a colony of Euphorb and ‘Akoko (Chamaesyce celastroides), in an area mauka of
Pu’u Ohau at the 470 foot elevation. Within this colony was also found a single Maiapilo or
Hawaiian Caper (Capparis sandwichiana DC), which thrives in dry, hot locations and has been
used as a landscape plant in other sites on the Kona coast. From the 850 foot elevation to about the
1,100 toot elevation, kukui scrub is common. Above this elevation to the mauka boundary are
typically found the lantana scrub. Within this area are also found several fruit trees, including
mango, avocado, guava, and papaya. In the upper elevations, especially in the southern portion,

are found large monkey pod trees, which were planted to provide shade for the cattle.

Potential Impacts

Impacts to the existing flora would result from preparation of the project site for the development
of the golf course, golf clubhouse, lodge, residential units, and supporting infrastructure.

Grading, cut and fill work, and similar construction activities will impact existing plant cover.
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It 1s antcipated that portions of the site would be left intact where feasible, especially within the
Conservation District along the shoreline, in natural buffer areas around the golf course, and in
open space areas throughout the residential neighborhoods. Potential impacts to the vegetation of
the site will be significant in that much of the existing vegetation will be lost. However, as noted
below, the potential adverse impacts will be largely mitigated. Of some concern is the small
community of native plants, including the single Capparis. Although none of the plants are
considered threatened or endangered, the plants should be preserved if possible, as continued

development of the Kona coast will diminish their populations and range in the future.
Mitgation Measures

To offset the loss of existing vegetation, the use of native plant material for landscaping in and
around the golf course will be considered, wherever practicable. The native species, such as the
Euphorbs, Wiliwili trees, and the single Capparis, would be preserved or propagated and used in
the landscaping plan to the furthest extent practical. Many of the Prosopis trees could also be
saved and moved to places where they will provide quick shade.

4.2.2 Terrestrial Fauna
Existing Conditions

According to the Survey of Avifauna and Feral Mammals at Hokukano by Philip L. Bruner dated
October 16, 1991 (Appendix I-2), the existing fauna typically consists of introduced species that
are transient in nature. These include the mongoose, cardinal, barred dove, spotted dove, myna
bird, golden plover, and house sparrow. Feral dogs, cats, pigs, and rodents are also known to the
area. No endemic species were found on the property. Additionally, no unique wildlife habitat
was found on this property. The limited number of migratory shorebirds recorded on the site was
attributed to the lack of suitable habitat. Endemic birds, such as the short-eared owl or Pueo and

Hawaiian Hawk or I'o may forage in this region, however, none were found on or near the project
site.

Potential Impacts

The proposed development will cause the disruption of wildlife use of the site. During

construction, most birds and mammals will probably migrate to undisturbed areas within the site or
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along the coast. Once the project is completed, the more formal open landscape and water features
of the golf course portion will contribute to increased habitat diversity necessary for the fauna
which are present or frequent the area. In some instances, the greater diversity in plant materials
and water features may actually increase the available habitat for several species, primarily the
Golden Plover and Ruddy Turnstone. No threatened or endangered wildlife species will be
affected by the project, as none occur on the property.

The controlled use of fertilizers and pesticides in golf course maintenance is seen as presentin g little
or no hazard to birds frequenting the grassed areas or ponds associated with the golf course
(Murdoch and Green, 1991). Fertilizers are relatively non-toxic unless ingested in large amounts,
and all herbicides and fungicides used in golf course maintenance in Hawaii are of low to moderate
toxicity. The only chemicals used in Hawaiian golf course maintenance which are highly toxic to
birds are the organic phosphate insecticides, especially chloropyrifos. However, chloropyrifos is
strongly absorbed on to the thatch layer of turf and moves little from the site of application.

Because of the absorption of organic phosphate insecticides on organic layers in turf and their rapid
breakdown, there is little chance of their movement from grassed areas into the retention ponds
associated with the proposed golf course. Label instructions strictly prohibit their direct
applications to streams and ponds. In addition, other insecticides with reduced toxicity can be

substituted for chloropyrifos with little loss of effectiveness.

Mitigation Measures

No significant impact is expected to occur to any wildlife species on the property; however, several

measures are recommended to minimize effects on wildlife during project development.

+ Revegetation of cleared areas: Extensive ornamental and native landscape vegetation
species can be planted as buffers and perimeter areas. These landscaped areas will

again serve as habitat areas for some faunal species.

+ Pesticide controls: Use of pesticides should be controlled on the site with special care
to avoid any impacts on wildlife. Only those pesticides which are approved for golf
courses should be applied. Application should be supervised by the golf course
superintendent. (Measures related to limiting the application and managing the use of

pesticides is covered in detail in the following section.)
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423 Nearshore Marine Environment
Existing Conditions

A Quantitative Assessment of the Marine Communities and Water Quality by Richard E. Brock,
Ph.D., was completed in April 1992 (Appendix I-3). In general, the marine communities resident
to the waters fronting the Villages at Hokukano are diverse and the fish communities do not show
the declines in abundance that have been encountered in many other Hawaiian coastal settings in

recent years. No unusual marine species or communities were noted in the study area.

No threatened or endangered species were encountered within the study area, however, several
humpback whales were noted well offshore of the site during the March 1992 field effort. Despite
not seeing green turtles (a threatened species), it is expected that turtles must, at a minimum, pass
through the waters fronting the project site.

In the study area, 24 sites were established to quantitatively assess water quality characteristics.
One of the sampled sites was a brackish water pool, the remaining stations sampled marine waters.
Based on this analysis, the waters fronting the project site were found to be typical of well-tlushed,
underdeveloped West Hawaii coastal settings.

Potential Impacts

An analysis of potential impact to marine communities with the development of the Villages at
Hokukano suggests that sedimentation during the construction phase of the project may pose
potential for negative impacts. However, given the porous nature of the substratum and relatively
low rainfall characteristics of the project site, if prudent construction techniques are used (i.e.,
removing vegetation only as immediately needed, use of temporary settlement basins, etc.), the
potential impact to the marine communities due to sedimentation can be lérgely mitigated during the
construction phase.

Long term water quality studies by Brock and Norris, 1988, carried out along the West Hawaii
coast at Waikoloa, monitored the changes to the groundwater chemistry for dissolved nutrients,
pesticides and herbicides. These changes involved increases in the concentration of inorganic
nutrients. Pesticides and/or herbicides were not detected in water, sediments or organisms.

Additionally, the changes in the inorganic nutrients all fell within the range of concentrations
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encountered at other localities on the West Hawaii coast that have no surrounding development
(i.e., completely natural systems). Further, the studies were unable to detect any quantifiable
change in the aquatic biota resident to the Waikoloa area. This apparent insensitivity of the aquatic
biota to these changes is probably related to: 1) the presence of numerous herbivores controllin g
algal growth; 2) high dilution and advection rates of incoming high nutrient groundwater; and 3) a
probable preadaption of these organisms to waters with highly variable nutrient concentrations.
These data suggest that if a similar elevation of nutrient levels were to occur following the
proposed development, there should be a similar lack of response by the marine communities to
this input. Despite considerable efforts during the quantitative assessment, no anchialine ponds,
which are common along the West Hawaii coast, were located on the project site. There is a strong

likelihood, however, that anchialine species are present within isolated wells or caves near the
shore.

Upon development of the proposed project, it is planned that the public will have increased access
to the ocean shoreline by way of a public access road to be provided by the developer leading to a
greater pressure on marine resources. This increased pressure could lead to a decrease in the
abundance of fish and desirable invertebrates such as lobster and squid. Additionally, some people

are inclined to litter and leave wastes behind, befouling the shoreline area and marine environment.
Mitigation Measures

Several measures are being considered by the developer as part of the golf course planning,
design, and operation to mitigate, to the furthest extent practical, the potential for nutrients or
chemicals associated with the golf course maintenance from impacting groundwater or coastal

waters fronting the proposed project. These measures include:

+ Implementing an Integrated Golf Course Management Program (Appendix I-7) aimed at
minimizing the use of chemicals for golf course maintenance and ensuring safe

handling and storage of all chemicals;

+  Adopting Hawaii proven biorational pest control methods when appropriate;

+ Engineering the golf course with a bowl-shaped fairway construction and with a
subsurface drainage system designed to collect stormwater runoff or excess irrigation

and conducting this to irrigation ponds for reuse on the course;
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 Incorporating a “Reduced Turf” golf course design, which reduces fairway areas and

requirements for water, fertilizers and chemicals; and

+ Implementing a Water Quality Monitoring and Mitigation Program (Appendix I-4) to
ensure ongoing monitoring of soil and coastal water conditions for chemicals used in
golf course and landscaping and, if indicated, implementing appropriate mitigation
measures.

The Integrated Golf Course Management Program (IGCMP) mentioned above is a comprehensive
program intended to coordinate the “best management practices” related to the major aspects of golf
course management. Best management practices (BMP) are specific modern measures within the
construction and management fields intended to encourage a greater sensitivity to the environment.
Relating to golf course development, that focus is intended to produce high quality turfgrass,
which is essential to the maintenance of a premium golf course while reducing any negative threats
to the environment, especially with reference to water quality. Briefly, the IGCMP covers the

following areas of golf course construction and operations:

*  Golf course construction
- General design approach
- Clearing and grading
- Construction time frame
- Erosion and sedimentation control

- Construction noise

 Golf course turfgrass management
- Turfgrass management areas
- Management and personnel
Upper level management
Golf course superintendent
Supporting staff

Limitations to culturing turfgrass

Major turfgrass management tools
Integrated pest management

Turtgrass pesticides
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Biological controls
Turfgrass fertilizers
Turfgrass irrigation

- Golf course maintenance facility

» Environmental monitoring

- Water quality monitoring

In part, the plan contemplates selection of disease resistant turf grasses and the use of certain soil
types in suitable quantities to properly absorb nutrients and water. It also involves timing the
application of fertilizer and pesticides to prevent rainfall and irrigation water from leaching

chemicals to the underlying bedrock formation and groundwater.

Chemicals that may be used for golf course maintenance are not expected to have any adverse
impact on groundwater resources given the depth of the underlying brackish aquifer and the natural
filtering properties of the soils characteristic of the site. However, the application procedures of
the IGCMP will augment the overall precautionary measures contemplated in the plan. One of the
goals of the golf course maintenance and management program is to limit the application of
chemicals to the minimum required to maintain a healthy landscaped environment. In this way, the
potential for over application and leaching of chemicals through the soil column is reduced or,
perhaps, virtually eliminated.

The developer proposes the use of lined drainage channels consisting of a tile system designed to
collect excess runoff and infiltration. Generally, fairways would be topographically shaped to
collect rainfall and irrigation runoff into the tile system and transferred to retention ponds for reuse
as irrigation water. This type of water management system will also incorporate a golf course
design concept known as "Reduced Turt" to attain a two-fold objective: reduction of water
consumption and reduction of chemical applications. Reduced Turf design is often used in desert
climates where water is at a premium. It strives to reduce the amount of fairway acreage by
retaining the natural land form and vegetation in the area between the tee boxes and the fairways.
By design, the overall irrigation area and the amount of fertilizer and pesticide application

necessary to maintain the turt is reduced.

In order to ensure that the groundwater quality is monitored for pesticides, fertilizers, and other

potential contaminants as part of the IGCMP, the applicant proposes to establish a comprehensive
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water quality monitoring program and mitigation plan. In this plan, groundwater will be sampled
on a regular basis for potential contaminants. The goal of the plan will be to ensure that primary
and secondary lines of control have been successful in protecting water quality. A secondary goal
will be to mitigate any problems the monitoring has detected. The success of the monitoring will

depend in part on:

 Establishing a water sampling plan according to the requirements of the Department of
Health and established protocol;

* Implementing a routine sampling plan designed specifically for the site using modern,

accepted technologies, including wells, lysimeters, and other appropriate devices;

» Uulizing appropriate analytical techniques with established protocol by qualified
laboratory personnel,;

* Establishing a reliable, valid background index of water quality, including the
documentation of concentrations of dissolved solids, chlorides, nitrate, phosphorus

2

and other compounds, as mandated by the Department of Health;
* Accurately comparing background indices with collected data in a timely fashion; and
* Reporting valid results and conclusions or recommendations in an expedient manner.

In the monitoring plan, drainage water samples from an underground collection system and/or
lysimeters will be analyzed for contaminants according to established protocol. Lysimeter wells
will be located strategically in association with fairways and greens at the upper and lower
elevations of the golf course. Analysis of this water will give the first indication of quality change
because contaminants should be most concentrated in drainage water. The next analysis point

would be water from the groundwater, while the final monitoring points would be coastal water.

In order to be successtul, a most important aspect of monitoring will be to establish a valid, reliable
background index of water quality for all water sources. That index is what all subsequent
analysis will be compared to. It will be equally important to obtain representative samples and
conduct analyses according to an established, reliable protocol.



The primary purpose of mitigation would be to prevent the sustained contamination of ground or
marine waters by changing management practices. The proposed development will adhere to a
water quality monitoring and mitigation plan (Appendix I-4) which delineates the procedures for
monitoring, reporting, and implementation of appropriate mitigation measures should significant
changes to baseline conditions be detected. By using monitoring in this fashion, a change in water

quality attributable to management activities can be readily identified and mitigated.
4.3 HISTORICAL AND ARCHAEOLOGICAL RESOURCES

An investigation of archaeological and historic features was conducted on the project site by
Cultural Surveys Hawaii (CSH), during the period from August 20, 1991, to January 17, 1992.
The survey was conducted to identify and evaluate historic and archaeological resources on
properties known as the Villages of Hokukano, and was designed to meet the requirements of the
DLNR State Historic Preservation Development Review Process. The quality of significance was
evaluated utilizing criteria considerations established by both the Hawaii and National Registers of
Historic Places.

Section 7 of Chapter 6E, HRS, established a State historic preservation program to preserve,
restore and maintain historic properties in Hawaii in a spirit of stewardship and trusteeship for
future generations. The DLNR-HSPD keeps an inventory of known sites in the State of Hawaii,
and has the responsibility to serve as the technical and administrative point of contact for all historic
preservation issues within the State. For this survey, the developer has submitted all of the
inventory forms and the survey report to the DLNR-HSPD for their review and approval. In doing
so, the DLNR-HSPD may request additional information to be added to the forms or report and
may recommend future action to the developer regarding the treatment of potential historic

resources.
4.3.1 Historical Background of the Project Area

The Hokukano project area has gone through a number of different phases of occupation and land
use. Prehistorically, settlement was focused mainly along the coast in village like clusters. There
are no precise population estimates for the prehistoric period in the Kona region. The population
for the shoreline area between Keauhou and Ka’awaloa in 1825 was estimated at approximately
3,400 people. A missionary census in 1836 recorded approximately 1,000 people (including

children) living between Honalo and Hokukano. The majority of the village clusters within the
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project area are situated in areas where access to the ocean is easily obtained. There are permanent
habitation sites mauka of the coastal region but they are scattered and situated mainly along the
edges of the lava flow that bisects the project area. The majority of the upland areas of the project
area, prehistorically, appear to have been utilized for agriculture, as evidenced by the remnants of
the Kona Field System. Common agricultural crops cultivated prehistorically and during the early
historic period include: within the coastal zone (0 to 500 feet MSL) coconuts, sweet potatoes, and
wauke (paper mulberry); and within the upper elevations of the project area (500 to 1000 feet
MSL) crops probably consisted mainly of breadfruit, with wauke and sweet potato planted in
between the breadfruit.

During the early historic period the project area still had a substantial population situated along the
coast with agricultural practices continuing in the upland areas of the project. In the mid-1800s
habitation was still situated mainly along the coastal region. A school was opened in the village at
Nawawa Bay where, according to Fornander, in 1866 the student population consisted of 71
regular students and 76 students altogether. Rev. Paris also mentions a church at Nawawa, in
1844, that had 44 church members. The Land Commission Award (LCA) Testimony and Register
information retlects the coastal habitation and upland agriculture. The general pattern of kuleana
(LCA) awards was multiple parcels with a house lot at the coast and one or more parcels inland for
subsistence crops. In 1854 a survey description map for Grant 1651 indicated 16 houses in
Hokukano Village.

At the end of the 19th century the population within the project area began to decline as families
began to move upland along the Mamalahoa highway corridor. The economy of the area was
shifting from a subsistence based economy to a market based and export economy. This accounted
for the shift of families from the coastal region to the upland area along the new highway corridor.
The decline in population was also a reflection of the numerous epidemics that were sweeping
through the native populations at this time. This decline continued into the early 20th century, at

which point the project area was completely abandoned as a habitation area.

Dr. G. Trousseau and Henry Weeks were two well known foreigners who lived within the project
area during the end of the 1800’s. Dr. G. Trousseau was a Frenchman from a very prestigious
family in France. He came to the islands in the 1870’s and was appointed to the Board of Health
and as the king’s personal physician by King Lunalilo. Trousseau engaged in other ventures
including sheep ranching in Keauhou, sugar cane in Hamakua, and ostriches on Oahu. The

foundation and well of the Trousseau house is still present along the northern coast just outside of
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the project area at Hokukano village. After the house was abandoned it was utilized as a “*honey
house” for a beekeeping operation associated with ranching concerns (Greenwell). Henry Weeks
was employed to haul wood for the Greenwell store. He lived in and worked out of Hokukano
Village like Dr. Trousseau.

In conjunction with the decline of the population of the project area there was an increase in cattle
ranching in the later half of the 1800°s. Other ventures that were attempted within the project area
or just mauka of the project area include sheep ranching, beekeeping, sugar cane, and coffee.
Additional crops that may have been cultivated within the project area include oranges and

pineapple. Cattle ranching has been the main focus of the project area for approximately the last
100 years.

4.3.2 Existing Conditions and Methodology

In order to research the historic and archaeological background of the project area, contacts were
made with locally knowledgeable persons and resource organizations, such as the Kona Historical
Society, historic maps and archives, and public and university libraries. Additionally, site records

were reviewed and useful information was obtained from Land Commission Award documents.

For the archaeological study, CSH staff reviewed archaeological survey and site records on file
from DLNR-HSPD. CSH also examined aerial photographs, and relevant archaeological
publications and reports. This research revealed that approximately 200 acres of the project area
were previously investigated by Paul H. Rosendahl, Inc., during an investigation of Pu‘u Ehu
Estates (Kaschko 1984). Upon review of that document by the DLNR-HSPD, it was determined
that because “Hokukano Flats”, a section of the Pu‘u Ehu Estates project area, had been subjected
to an inventory level survey, there was no need for further investigation of that particular area
during the present study. However, sites outside of the “Hokukano Flats” area which had been
previously described were resurveyed and are described in detail in the present survey (Dr. Ross
Cordy, personal communication 1991).

For the archaeological field survey, CSH staff completed a 100 percent pedestrian survey of the
project site to determine whether historic properties were present and, if so, to establish their nature
and locations. The field archaeologist examined the project area using parallel pedestrian transects
spaced at no more than 30 meters apart. Utilizing the pedestrian survey, all archaeological sites

were located, described, and mapped. Field documentation included photographs and drawings to
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scale of the majority of the sites. In accordance with DLNR-HSPD, all sites were assigned State
site numbers, and interpretive evaluations including the archaeological significance and

recommended treatment of each site was documented and is shown in Table 1 in Appendix III-1.

An important aspect of the survey was to provide functional interpretations and to apply an initial
assessment of significance. The functional interpretations were established on the basis of
structural characteristics and in some cases associated artifacts, in conjunction with external
correlations with other archaeological studies and interpretations in the general region.
Additionally, limited subsurface testing was performed to provide important information regarding
the likely function of the sites and chronological information. All collected artifacts and midden
underwent laboratory analysis to assess age with dating results. Artifacts collected from the site
were placed for temporary curation until a location is chosen for permanent curation by the
landowner in agreement with the DLNR-HSPD.

The initial significance evaluations were based on criteria established by both the Hawaii and the
National Register. To be significant, an historic property shall possess integrity of location,
design, setting, materials, workmanship, feeling, and association, and shall meet one or more of
the following criterion:

a)  Be associated with events that have made an important contribution to the broad
patterns of our history;

b)  Be associated with the lives of persons important in our past;

¢)  Embody the distinctive characteristics of a type, period, or method of construction;

represent the work of a master; or possess high artistic value;

d)  Have yielded, or be likely to yield, information important for research on prehistory
or history;

¢)  Have an important traditional cultural contribution or value to the native Hawaiian
people or to other ethnic groups of the State.

Once appropriate procedures have been followed to identify and gather sufficient inventory

information to make an initial assessment regarding a properties significance, the report was
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prepared and submitted to DLNR-HSPD for their “consensus determination”, and at this writing,
remains under review. The complete report of the archaeological study, which includes general
background information, archival research, analysis, site descriptions, and significance
evaluations, and selected site maps is included as Appendix III-1.

433 Archaeological and Historic Findings

During the inventory survey, 807 structural and nonstructural features were identified within the
project area and were subsequently organized into 473 sites. The matrix evaluation of the
resources surveyed for the Villages at Hokukano is shown in Table 1 of Appendix III-1. From
this analysis, 179 sites were recommended for preservation, and of those 179, 17 were
recommended for selective preservation. By way of preservation within the project area, the

following general recommendations were presented by the consulting archaeologist:

»  Preservation of all burial sites. Those sites listed as probable burials should be favored

for preservation if burials are found during testing.
+ Preservation of all heiaus and sites listed as probable heiaus.
+  Preservation of all major lava tube sites, including all tubes containing burials.

+ Preservation of selected examples of multi-component habitation sites mauka of the
Conservation Area.

+ Selective preservation, i.e., preservation of portions of the Great Wall of Kuakini, the
distinguishable portions of the King’s Trail, the railway bed, and the ahupua’a
boundary walls.

« Recommended treatment of sites may change as a result of further study through data
recovery. For example, burials may be uncovered during excavations. In this case,
preservation would be the favored alternative. Information on functional associations
may also be generated in data recovery, which could change the presently

recommended treatment.
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+ Preservation treatment should be in accordance with a Preservation Plan submitted to
the DLNR-HSPD and Hawaii County for review and approval. The plans should have

two components: short term preservation and long term preservation.

Two hundred eighty-nine sites are recommended for data recovery. Limited subsurface testing
was conducted at nine probable and possible burial sites, one agricultural mound complex and
within two of the lava tube systems.

Evidence of features associated with the Kona Field System was also present, primarily the
rectangular walled fields formed by Kua’iwi walls (walls tending in the mauka/makai direction),
which are intersected at various points by walls cross-cutting the slopes. What is presently
referred to as the Kona Field System was observed on the early voyages of Captain James Cook
and Captain George Vancouver, and has been described as agricultural fields which parallel long
and low mounded walls running upslope intersected in places by shorter cross-slope tield walls
following natural contours. The grid pattern of fields are typically very narrow and greatly
elongated rectangles oriented on an axis that is both northeast-southwest and sea-mountain.
Evidence indicates that land productivity greatly increases further inland, and suggests that
substantial agricultural endeavor took place at higher elevations.

Other features associated with the walled fields consist of intermittent mound concentrations,
terraces, and modified outcrops. The survey report notes that although the Kona Field System
extended above the 900 foot elevation beyond the mauka boundary of the project area, various
historic and modern land modifications, including “chain dragging”, bulldozing and stone clearin g
associated with ranching activities, sugar cane cultivation, and urban activity have apparently
destroyed much of the evidence of the field system in this area.

Fourteen sites in the project area are interpreted to be possible heiau or shrine structures,
considered as such based on size, presence of formally structured surface areas, elevated surfaces
(suggesting altars), and internal features. One major heiau located in the project ared is of
particular importance. Based on Reverend William Ellis’ accounts in Polynesian Resources

Hawaii, this heiau is locally known as Ukanipo, and is described by Ellis as follows:

“On top of a high mountain, in the neighborhood, stood the remains of an old

heiau, dedicated to Ukanipo, a shark, to which, we were informed, all the people
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along the coast, for a considerable distance, used to repair, at stated times, with
abundant offerings.” (Ellis 1825: 129-130)

Also of note is the presence of several lava tubes that functioned primarily as burial sites, although
some functioned as habitation sites and for refuge during times of war. Almost half of the lava
tubes contained some external and/or internal modifications, in particular, refuge related features
consisting of surface pavements and walls to conceal the entrance or limit accessibility. In a few,
several petroglyph figures are also present, including numerous human forms, a dog, centipede,
and possibly a turtle. Remnants of Hokukano Village, a prehistoric Hawaiian fishing village, are
located along the coast (within the Conservation District), but outside the project boundaries, on
State property.

4.3.4 Potential Impacts

Direct impacts to archaeological features located within the project boundaries would primarily be a
loss of the features due to excavation and construction, however, the proposed project facilities

have been carefully sited to avoid significant archaeological sites and features.

The initial inventory assessment proposes that the appropriate treatment for 179 significant historic
sites is preservation, and that 289 sites are recommended for data recovery. The preparation of
acceptable detailed treatment (mitigation) plans must be submitted and approved by DLNR-HSPD
and the Division’s Island Burial Councils must also approve proposed burial treatments. The
proposed treatments will be addressed in the preparation of an historic preservation plan which
includes buffers and both interim and long term protection measures. It is considered that once the
Division agrees in writing with the plan, that the project would result in a “‘no adverse effect” to the

significant historic sites.
4.3.5 Mitigation Measures

Mitigation of significant historic sites generally takes one of two forms: 1) preservation, or 2) data
recovery. Preservation is accomplished either through site protection as is or through the
development of an interpretation program. Those sites that are recommended for selected
preservation include the Kuakini Wall, distinguishable portions of the King’s Trail, the railroad
bed, and the ahupua’a boundary walls. With regard to the King’s Trail, in conformance with the

recommendations of the consulting archaeologist, the developer plans to preserve the trail in place,
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with slight modifications, as necessary. In those areas where there is no evidence of the trail, the
developer proposes to reestablish it in the general area where it was once located based on existing
map information, historical references, and compatibility with proposed land use. At points where
the recreated trail intersects the project roads, appropriate signage and alternate pavement treatment
can be used to provide continuity through the project site. It is noted that although “King’s Trail”
1s the common name used for this trail, it is perhaps more properly referred to as as either Ala Loa
(Long Trail) or Ala Aupuni (Government Road).

In darta recovery, sites have a reasonable amount of their significant information recovered through
documentation. Many of the indirect impacts to the significant sites to be preserved can be
mitigated to a great degree by access control related to the proposed trail system, which would

provide access to the more durable and appropriate sites, as part of an overall interpretive program.

To mitigate potential impacts to the historical/archaeological resources of the project area, the
recommendations of the consulting archaeologist which are subject to the approval of the DLNR-
HSPD will be followed by the developer. With regard to the possible burials identified within the
project area, if they are not preserved “as is”, it is required that the procedures of Section 43 of
Chapter 6e (Historic Preservation, HRS) be followed. Buildings, roads, infrastructure, and the
proposed golf course have been planned to avoid all sites noted for preservation, including
appropriate buffer zones. The specific treatment for trails and other features that are designated for
preservation would be determined as part of the regulatory approval process, in conjunction with
the recommendations of the DLNR-HSPD, Hawaii Island Burial Council, the State Na Ala Hele
Trails Advisory Group, and other resource groups. The Mitigation Program for archaeological
sites, including plans for site preservation, will require approval by the County Planning
Department, in consultation with the DLNR-HSPD prior to issuance of a grading permit for any
portion of the proposed development. The developer and consulting archaeologist have been and
will continue to work together with local historians, resource persons, and community groups in
gaining a full appreciation of the historical and archaeological resources of the project area. It is the
developer's intent to incorporate these features into the proposed project through historic parks and
interpretive programs, linked with an extensive pedestrian trail system. A further description of the

trail system is contained in Section 4.7.4, in reference to proposed provisions for shoreline access.
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4.4 SOCIO-ECONOMIC FACTORS

This section presents baseline data on population and housing, the social and economic conditions,
and employment patterns in the North and South Kona districts. Information on local residents’
values and lifestyles is also presented in this section.

4.4.1 Existing Conditions
Population

The project area is considered rural in character, with an estimated 1990 population of 7,658
people in South Kona with an average of 22.8 persons per square mile. Approximately 2,595
people live in Captain Cook, 2,373 people live in Honaunau-Napo'opo'o, and about 1,453 live in
the community of Kealakekua, with 208 of the people living in that portion of Kealakekua lying in
the North Kona district.

Population growth in the district has slowed since the 1970-80 growth rate of 4 percent, to 2.9
percent during the decade from 1980-90 (DBED Statistical Report, May 1991). The moderate
growth which has occurred in the district has been attributed to some extent to the urban and resort
growth in North Kona (HCGP, 1989, p. 50). Kealakekua's population between 1980 and 1990,
on the other hand, maintained an annual growth rate of 4 percent resulting in a 1990 population of
1,453. That portion of Kealakekua within the South Kona district constitutes approximately 16
percent of its total district population, and the portion of Kealakekua within the North Kona district
comprises .9 percent of the total district population (extrapolated from 1990 Census of Population

and Housing, Summary Population and Housing Characteristics, Hawaii 1990).

Demographic characteristics of the South Kona District (County of Hawaii Data Book, December
1991) show that the median age of residents (34.6 years) and the average number of people per
household (2.94) was close to countywide figures (34.3 years and 2.86 pcople per household) in
1990. A larger portion of South Kona district residents are Hawaiian (24 percent compared to 19
percent in the county), as well as a Asian or Pacific Islander (approximately 65 percent in South
Kona district compared to 57 percent in the county). Forty-six percent of the county population is
white, as compared with 39 percent in the South Kona District.

82



Housing

The total stock of housing on the Island of Hawaii has greatly increased in the past two decades,
from almost 19,000 in 1970 to almost 50,000 in 1990. Despite this marked growth in housing,
there stull exists a housing shortage in West Hawaii. The tightness of the present housing market is
demonstrated by a rental vacancy rate of only 3.4 percent in the project area in 1990. The
inadequate supply is due to high land costs, the presence of many resort and high-priced market
units, and pent-up demand for affordable housing. High prices and a lack of available units help to
explain why there appears to be widespread overcrowding and house sharing in West Hawaii. In
1985 there were 1,971 dwelling units in the South Kona District, with 1,846 being single family
units, 30 duplex, 80 apartment/condo units, and 15 other units. In 1980, 53 percent of occupancy
was in fee, and 47 percent was in rental (HCGP, 1989, p. 50).

The demand for housing has been influenced by several factors. Among them is the trend of
decreasing household sizes at National, State, and County levels. These changes are being driven
by the aging population, the change in lifestyle, and a variety of other socio-economic reasons.
Other factors affecting housing in the North and South Kona districts include economic cycles,
inflation, and financing. Of particular importance in the project area is the second home and
vacation market.

Employment

In 1990, the civilian labor force of South Kona amounted to 4,263 persons, ot which 4,129 were
employed. The unemployment rate averaged 3.1 percent according to 1991 data from the State
Department of Labor and Industrial Relations. However, the more recent downturn of the
economy has resulted in a significant reduction of construction, tourism, and agricultural activities.
According to a conversation with the State Department of Labor & Industrial Relations, the
summer 1992 unemployment rate for the Island of Hawaii was estimated at 7.3 percent, as

compared to an islandwide average of 3.8 percent in 1990.

Property Taxes

Both market forces within the study area and government decisions applied Countywide can raise
property taxes. Future taxes cannot be predicted with certainty, because they depend on decisions

of elected officials as well as market forces. A residential development could conceivably affect the
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assessment of nearby properties, either by providing amenities to some immediately adjacent

properties or by making the area more valuable to potential buyers, leading to higher market prices.

Socio-Economic Issues and Concerns

Since acquiring the property in 1985, the developer has actively sought the input of community
groups and individuals, in part, to assess the perceived social impacts of the project. For example,
the developer has met with community leaders, organizations, and neighbors to discuss the project.
Several hundred individuals have toured the project site and attended four widely advertised public
informational meetings. This process of public involvement and interaction has identified major
issues and concerns related to the proposed project. Many of these have been previously discussed
in the various technical studies and this EIS, but have been summarized below in the context of

social impact. These issues and concerns can be grouped into five general categories as follows:
(1) General Social Concerns
* Rural Character/Lifestyle

Many residents reside in the area because they value the rural character of the region and
want to be sure that new development will not jeopardize this lifestyle. The proposed
project and planned densities are intended to maintain a low density, open space character
that would blend with the rural character of the surrounding area. Design guidelines for
residences are also intended to achieve a compatibility and blending with the character of
the surrounding area. Consequently, persons moving into the project will also desire a

rural lifestyle and the amenities offered by the project.
» Social Interacuon

Because the proposed project will involve the construction of expensive housing,
concerns were expressed that the development would represent more of an exclusive
residential enclave and the positive aspects of the development would be enjoyed only by
new residents. This distinction between upper and lower incomes is a characteristic of a
dynamic economy, yet the opportunity to interact between income groups also exists.
Opportunities for greater community interaction can be reinforced by encouraging local

employment through job training programs, by improved opportunities for public use of
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the ocean park and trail systems, and mutual support of community activities.
Participation in schools, churches, businesses, and other interrelated activities will

encourage interaction, as well.
Visual

Although there is no direct socio-economic impact associated with visual alterations to the
property, some expressed concern that the property will simply look better if it remains
undeveloped. Generally, the property is only seen from the ocean. Once developed, the
low density character and enforced design guidelines can even provide a positive visual
impact to the project. The natural buffer area along the coast (coastal park) will also
provide a pleasant view from the ocean or shore.

Cultural and Religious Practices

An issue voiced by those in the Hawaiian community is the protection of native Hawaiian
rights for the exercise of traditional cultural practices on the property (gathering rights and
access to religious sites). Such cultural practices have historically been restricted on the
property due to cattle and ranching operations. By improving access to the shoreline and
to culturally significant archaeological sites, such practices can be supported and
enhanced. The proposed development does not appear to impinge upon such practices
that presently occur on the property.

(2) Infrastructure

Public Infrastructure

One of the most frequently voiced concerns centered on the existing traffic conditions
along Mamalahoa Highway. Many individuals expressed support for the proposed
bypass road, but also expressed concern regarding the timing of construction in
relationship to the proposed development. The potential impacts to residents who might
be affected by the proposed alignment was also a concern.

In addressing these concerns, the developer has held public meetings and met with

organizations, businesses, agency representatives, and concerned individuals in planning
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the proposed bypass road alignment in a manner which does not impact existing
residences in the area and is of mutual benefit to all concerned. The developer proposes a

construction schedule that would provide access to the project before new homes are
occupied.

Additional questions centered on how the project would impact the availability of water
and utility services to the area residents. Many questioned whether the project would
negatively impact the limited power and water service to area residents. The
infrastructure improvements (roads, water, and power) in general will be phased to
provide facility improvements in sequence with project related demands. The proposed
improvements to regional water and power systems are expected to have additional

benefits to the community in upgrading the existing system in relation to area demands.
Community Services

The issue of additional demands on community facilities and services (schools, parks,
hospitals, etc.) as a result of the project, was also expressed. The economic and fiscal
analysis has shown that the benefit to the community in additional tax revenues, as a
result of the project, far outstrip the projected government expenditures on both the State
and County level. Also, the project development buildout is projected to occur over a
greater than 3() year period, allowing sufficient time to plan facility improvements in a
manner that meets the projected needs of the area. The project is also expected to have a
positive impact on recreational facilities in providing additional recreational opportunities

in the area (hiking, fishing, swimming, snorkeling, etc.).
Housing

Some commented that the proposed project, in providing a residential development aimed
at the upper end of the market, would do little to address the need for affordable housing
for local residents. The availability of housing would be improved directly in two ways.
First, over the life of the project, the number of available housing units in the community
will increase by approximately 1,550 units, thereby decreasing the demand on the
existing housing supply. Secondly, any required affordable units (subsidized by the sale
of market units) will be provided to persons who economically qualify in accordance with

applicable State and County affordable housing programs. As described in the market
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(3)

(4)

study, there is a significant demand for housing units in all price ranges in West Hawaii.
If market units are not developed by the private sector, the price of existing homes would
rise as the demand outstrips the supply.

Archaeological Resources

Cultural Heritage/Significance

Those knowledgeable of the property point to the cultural and historical significance of
this area, as evidenced by the number and type of archaeological and historical features
on the site. Several expressed concern as to how these features would be preserved and
the integrity of related sites would be protected. To ensure that the proposed plan does
not significantly impact the cultural heritage and significance of the property, an extensive
archaeological inventory was prepared. This inventory was used in the design process to
integrate sites into the plan without the destruction of significant sites, and to ensure even
the preservation of many sites (nearly 70 percent of those inventoried) that were not
considered as significant. Consequently, most sites will be preserved by the project.
Input from local resource persons and historians has also been and will continue to be
sought in obtaining a more complete understanding of the historical and cultural
significance of the area.

Public Shoreline Access

Because the land has been in ranching for the past 100 years or more, access to the shoreline

through the property has been limited. The developer’s proposed improvements to shoreline

access, including an extensive trail system, were largely supported, though concerns were

expressed that improved public access to the shoreline not be to the detriment of the quality

and character of the shoreline area. Several expressed the need for a managed system of

public access. The developer has proposed a management program for the coastal area,
coordinated with the State DLNR, to ensure that increased use and accessibility does not

adversely affect the area’s resources and natural character.
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(5) Environmental Impacts

Several residents spoke of the importance of protecting the environment and questioned
whether there would be potential impacts to coastal waters from construction activities or
from chemicals used on the golf course, agricultural areas, or home landscaping. There is a
perception that golf courses, in particular, serve as potential sources of pollution via chemical
runoff or seepage to the coastal waters. Although long term studies conducted of resort and
golf course developments in Hawaii do not support this premise, there is a concern that
protective measures are needed to avoid the potential threat to the ocean environment. In
addressing these concerns, the developer has proposed an integrated system of design and
management controls aimed at minimizing the potential environmental threats and protecting
coastal water quality. A program of water quality monitoring and mitigation is also planned
to ensure that potential impacts would be readily detected and, once identified, appropriate
corrective measures taken.

4.4.2 Probable Impacts

Population

Preliminary population projections by the County of Hawaii Planning Department show that
population in the South Kona district will increase by about 3,000 persons by the year 2010 to a
total of over 10,600, representing an increase of about 40 percent. This annualizes to
approximately 20 percent per year, which is less than the percent changes for each previous decade
(47.7 percent for 1970-80 and 29.5 percent for 1980-90) (DBED County and District Trends in
Hawaii, 1990). Because of the many influences inherent in real estate purchases, it 1s difficult to
predict what the racial mix of the projected population will be, and what intluence the proposed
project will have on that mix. The Market Assessment for the Villages at Hokukano (Appendix [V-
1) indicated that the majority of lot buyers at Hokukano (40 percent) are expected to be from the
U.S. mainland, of which three-quarters could be from the U.S. West Coast. Hawaii residents are
expected to represent about 30 percent of the lot purchasers at Hokukano, and foreign purchasers

are estimated to represent 30 percent of the buyer market.

Population impacts, both direct and indirect, were developed by KPMG Peat Marwick as part of
their Economic and Fiscal Impact Report (Appendix IV-2). The onsite population impacts of the

proposed project can be considered to be the result of three sources:
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+ Daily Visitors

- Daytume visitors (including local players) would be those using the golf course or
other recreational facilities, non-golfing guests of the members, users of shoreline
access facilities, and visitors and residents who dine at the clubhouse restaurant.
The average daily visitor population is projected to reach 40 persons in 1997 and
increase to 140 persons in 2029.

* Resident Population

- The total daily resident population will be about 1,670 persons by the year 2029
when completion of 1,440 residential units are assumed to be sold. The resident
population is anticipated to be smail in 1997, less than 50 residents, but increasing

in later years as home construction progresses.
* Employees

- Direct operational and construction employees would add to the onsite population
on a daily basis although most are expected to commute from the general North and
South Kona areas. The total number of onsite employees directly involved in
facilities construction or operations is estimated to average 330 full time equivalent
workers per year, beginning at 190 employees in 1997 and reaching its peak in
2008.

Therefore, the total project population will consist of approximately 2,110 daily residents and
visitors (54 percent full time residents, 26 percent part time residents, 15 percent employees and 7
percent guests and visitors). One hundred-eighty onsite operational employees are expected at
stabilization. As noted, the above population and employment projections are based on data
provided by KPMG Peat Marwick as part of an Economic and Fiscal Impact Study contained
within Appendix 1V-2.

Housing

Development of the Villages at Hokukano could impact West Hawaii's housing situation in several

ways. Temporary housing may be needed to house workers brought in to the island during project
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construction. Operational employment at the community could trigger new housing demand to
accommodate in-migrant employees and their dependents which could be expected to seek
permanent housing in the area. Direct operational employees will generate a need for about 70
additional homes, 47 of which will be needed to meet the demand for new in-migrant households.
However, construction employment is temporary and usually does not generate the long term
housing demand associated with operational employment. In-migrating construction workers
could be expected to seek short to medium term rental units in the general market. Temporary
housing for in-migrant construction employees will need to accommodate, on the average, between
140 and 150 workers and their dependents, with up to 180 workers and their dependents during
heavier construction periods. That translates to a need for 30 rental units to house the in-migrant
population associated with construction activities. At the peak construction employment levels, as
many as 140 rental units may be required.

As pointed out in the employment section, most construction and operational employment is
expected to be filled by the resident population commuting from North and South Kona.
Additional temporary and permanent housing demand generated by the project should not be
significant. Conditions of the development approval, however, will require monitoring of this

demand and supply of housing stock as the project progresses to ensure future housing needs are
met.

The project will be expected to provide provisions for affordable housing meeting the State and
County affordable housing requirements. In providing additional housing which can add to the
County’s primary housing market and affordable housing, the overall impact to regional housing
conditions as a result of the proposed project is generally positive and, therefore, additional
mitigation measures are not warranted.

Employment

Initial projections show that the proposed development will sustain construction employment over
an extensive period for the construction of new tacilities and homes. Employment in the operation
and support of those facilities will provide permanent full time jobs for area residents.

Employment effects may also be classified as being direct, indirect, or induced.

+ Direct construction employment
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- Employment supported directly by the construction of the facilities includes onsite
laborers, operatives and craftsmen, as well as the protessional, managerial, sales
and clerical workers whose usual place of employment may be elsewhere on the
island or in the State. Direct construction employment will be sustained over the
more than 30 year project buildout period. Beginning with the initial infrastructure
and golf course development, it will phase into the construction of custom built
homes.

The total number of direct construction employment was calculated by multiplying the projected
number of full time equivalent (FTE) positions generated per year and the projected buildout period
of 30 years, its product equaling the number of “person years”. The heaviest employment period
will be over the earlier stages of the project where major portions of infrastructure, lot
development, golf course, clubhouse, lodge, and housing construction will be underway.
However, home construction, lot development, and remaining infrastructure development will
continue throughout the entire buildout period. The total number directly involved in the various
facets of facilities construction is estimated at 4,860 person years over the buildout period. This

number equates to an average of 140 FTE direct construction workers per year.
+ Indirect and induced construction employment

- Direct employment of construction workers will stimulate additional employment on
the island and elsewhere in the State. Based upon data from Department of
Business, Economic Development & Tourism, it is estimated that 1.79 other full
time jobs are created for every full time job in the construction industry. Based on
this multiplier, 8,700 person years involving indirect and induced jobs supported
by direct construction employment will be generated. This equates to an average of
about 30 FTE jobs per year on the Big Island and 80 FTE jobs per year elsewhere
in the State from direct and induced construction related jobs.

The above numbers indicate that on average, a total of 250 FTE positions annually could be
generated from construction activities.

»  Direct operational employment
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- Direct operational employment would occur at the golf course, clubhouse,
members' lodge, and related facilities and through support and maintenance of the
residential component of the project that would involve jobs to service over 1,670
residents of the project. It is anticipated that approximately 330 FTE positions will

be generated through the golf course/clubhouse operations and facilities
administration.

+ Indirect and induced operational employment

- Facility operations at the Villages at Hokukano would also indirectly generate
employment elsewhere in the State and County. Based upon employment
multipliers from DBED, approximately 110 indirect and induced employment

positions can be expected from direct operational employment.

Overall, a total of 330 FTE operational employment positions will be possible at stabilization,

adding positively to the local economy with job opportunities for those who live in the area.
Property Taxes

The project is expected to have little impact on residential land values in the surrounding
communities of North and South Kona. Property assessments are generally estimated on the basis
of properties sold in the same neighborhood and not on the value of homes within adjacent
developments, especially if the amenities are not shared. Assessors generally do not assume that
the value of new properties automatically carries over to existing ones, nor do they compute the
value of residential property on the basis of other properties in the area. Instead, value is estimated

on the basis of sales of properties similar in type (e.g., residential), location and amenities.

Recent studies of the value impacts of golf course development and upscale single family
residential areas support the finding that value impacts of the project will be limited. Golf and
exclusive residential projects were found to have little effect on existing residential areas
(Locations, Inc., 1988 and 1989, and Community Resources, Inc., 1988 and 1989b). The two
approaches reach similar findings from different analytical starting points. The Locations, Inc.,
studies dealt with areas such as TMK zones. These studies used quantitative data only. The
Community Resources, Inc., studies dealt with both communities and smaller areas and combined

quantitative data with expert assessments.
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FISCAL IMPACTS

The proposed project 1s expected to generate significant positive fiscal benefits for the County and
State of Hawaii. These fiscal impacts have been evaluated by comparing tax revenues and
operating expenditures that are normally borne by the State and County governments. Increased
County government revenues would be primarily in the form of real property taxes generated by
the improved property. Revenues to the State government would be composed primarily of excise
taxes, personal income taxes generated by new employees, and sales tax. New visitors and
residents attracted by the project would necessitate expenditures of State and County public
resources. In-migrant residents would incur public costs in terms of public safety, maintenance of
highways, recreational facilities, health services, education, public welfare, and other government
functions. Net revenues, however, are expected to increase at both the State and County levels
overall.

4.5.1 Government Revenues

New real property tax revenues to the County government are expected to reach $9.8 million as
compared to the current property tax of $10,000. About 77 percent of the new County property
tax revenue would be from improved single family lots. Additional non-real property tax
collections related to fuel, utility, motor vehicle, and other sources attributable to visitor and in-
migrant residents could generate another $260,000 per year.

The State will also realize new tax revenues from visitors, residents, and employees.
Approximately $2 million might be attributable to general excise taxes on direct and indirect visitor
spending and on transient accommodations tax on single family rentals and the members’ lodge. A
major portion will come from high income in-migrant residents who will be moving to the
community and paying State income taxes as well as general excise, employment, and specific
taxes. Personal income from direct employment in construction and operations could approach
$10.53 million. It is estimated that about $1.16 million would be derived through construction and
$1.95 million through operational sources. Overall, an additional $13.64 million in new State

revenues are projected.
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452 Revenue/Expenditure Analysis

Based on past Hawaii County expenditures for visitor and resident populations, the new service
population would require $1.2 million in total expenditures. This means that new County revenues
will far exceed new County expenditures, providing about $8.6 million in net additional revenues.

The ratio of new County revenues to new expenditures is 8.2 to 1.

The State’s per capita government expenditure is estimated at $3,900 per resident and $1,220 per
visitor. Applying these factors to the new service population of visitors, community residents, and
in-migrant employees, total expenditures of over $4.9 million are expected. Again, State revenues
collected are projected to be far greater than that expended to provide for the new service
population, yielding net additional revenues of $8.7 million. The ratio of new State revenues to
new expenditures is 2.8 to 1. Future tax revenues that will be collected by the County and the
State are expected to offset the costs of providing public services for the proposed community. As

such, no additional mitigation measures are considered necessary with respect to government

expenditures.
4.6 INFRASTRUCTURE AND PUBLIC FACILITIES
4.6.1 Traffic Circulation

Existing Roadway Conditions

Access to the project site is currently provided from Haleki’i Street, an 80 foot right-of-way that
links the site with Mamalahoa Highway. In the vicinity of the proposed project, Mamalahoa
Highway is a two lane arterial roadway that is generally aligned in the north-south direction.
providing regional access between the areas of Kailua-Kona and Ka’u. The lanes are generally ten

feet wide with unpaved shoulders. The posted speed limit for the area is 30 miles per hour (mph).

Haleki’i Street is a two-lane local roadway serving the post office, commercial businesses, and the
Kona Scenic Subdivision. Haleki’i Street is generally aligned in the east-west direction. Haleki’i
Street is approximately 34 feet wide with two foot gutters and sidewalks on both sides. Parking is
permitted on both sides of the street. On its mauka end, Haleki’i Street intersects with Mamalahoa

Highway, forming the stop controlled stem of the “T” intersection. Dedicated left and right turn
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lanes, as well as an acceleration lane, are provided. The posted speed limit on Haleki’i is 25 miles

per hour.

Existing Traffic Conditons

A Traffic Impact Study was prepared by Parsons Brinckerhoff Quade & Douglas (PBQD)
(Appendix II-1) in which existing and future roadway conditions along Mamalahoa Highway in the
vicinity of the project were evaluated to determine the traffic impacts of the proposed development.
The description of existing conditions is based on peak hour traffic turning movement counts and
field observations taken along Mamalahoa Highway at its intersection with Haleki’i Street. The
counts, taken on June 25, 1992, were adjusted to reflect traffic volumes during the school year for
the morning peak hour.

Intersection capacities usually control overall roadway capacities. Tratfic conditions were,
therefore, evaluated at the Mamalahoa Highway/Haleki’i Street intersection using the
methodologies for unsignalized intersections. Segments of Mamalahoa Highway, north and south

of the Haleki’i Street intersection, were also analyzed.

Roadway and intersection operations are typically expressed as a qualitative measure known as
Level of Service (LOS). These levels of service are expressed as letter designations from A to F,
with LOS A representing the best operating conditions and LOS F the worst. The unsignalized
intersection capacity analyses revealed that the left turn movement from Haleki’i Street onto
Mamalahoa Highway operates at LOS E during both the morning and evening peak hours. The
right turn movement operates at LOS A during the morning peak hours and LOS B during the
evening peak hours. The left turn movement from Mamalahoa Highway to Haleki’i Street operates
at LOS A during both the morning and evening peak hours. Roadway capacity analyses on
segments north and south of Haleki'i Street reveal that Mamalahoa Highway presently operates at

LOS E during both the morning and evening peak hours on segments north and south of Haleki’i
Street.

Traffic signal warrants were also evaluated at the Mamalahoa Highway/Haleki’i Street intersection,
following criteria outlined in the Manual on Uniform Control Devices (MUTCD). These nationally
accepted traffic signal warrants have been established to aid in identifying locations that justify
traffic signalization. A review of traffic signal warrants at the Mamalahoa Highway/Haleki’i Street

intersection for existing 1992 conditions indicated that existing tratfic volumes marginally meet the
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peak hour volume tratfic signal warrant during the evening peak hour at the Mamalahoa
Highway/Haleki’i Street intersection.

The Hawaii County General Plan shows a north-south highway alignment which crosses the
project site in the upper portion at approximately the 800 foot elevation (Figure 20). The alignment
has been studied by the State Department of Transportation (DOT) for a proposed highway. This
highway is to be designed to accommodate four lanes of traffic within a minimum 150 foot right-
of-way. The proposed basic design criteria recommendations include a design speed of 60 miles
per hour, partial access control, and a principal rural arterial highway classification. The exact
location of the proposed State highway alignment has not been finalized.

Future Traffic Without the Project

The Traffic Impact Assessment conducted by PBQD indicates that, without the proposed project or
roadway improvements, Mamalahoa Highway would reach capacity conditions by the year 2005.
Future traffic conditions, however, will be affected by the proposed Mamalahoa Highway bypass
that would traverse the mauka portion of the site. As shown in Figure 20, the proposed alignment
would begin north of Honalo and terminate at about the Napo’opo’o Road intersection by tying
back into the existing highway. The proposed bypass has been planned to divert a portion of the
through traffic from Mamalahoa Highway to relieve the current congestion at peak times in the
villages, at Konawaena School, and at the Kona Hospital. When the bypass is completed, most of
the project traffic is anticipated to use this alternative with the exception of those needing to
frequent area businesses along Mamalahoa Highway.

Future Traffic With the Proposed Development Plan

The Traffic Impact Study forecasts that, with the proposed project, the proposed bypass road will
reduce volumes along Mamalahoa Highway, therefore improving operating conditions at the
existing Haleki'i Street/Mamalahoa Highway intersection. The Traffic Impact Study further
projects that if forecasted conditions are realized, improving the bypass road to a four lane road is
recommended by the year 2005, and signalization of the Haleki'i bypass highway intersection may
be warranted pending the phasing of the development to facilitate left turn movements. All
approaches to the bypass road/Haleki'i Street intersection are recommended to have separate
through and turn lanes.
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With the construction of the proposed project, the applicant expects to participate with the State and

other landowners in the planning, design, and construction of the highway bypass.
Analysis of Impacts

Traffic conditions with the proposed development were analyzed for the years 2005 and 2010. As
there are no long range traffic volume forecasts beyond the year 2010, assumptions were also

made regarding traffic volume increases in the year 2034, when the proposed development is
expected to reach buildout.

_ The analysis of traffic conditions in the year 2005, when Phase I of the proposed development is
expected to be completed, assumes that the bypass road will be fully constructed as a two lane
facility, and access to the project site would be provided through the cross intersection of the
bypass road and Haleki’i Street. It is also assumed that this intersection will have separate through
and turn lanes on each approach. This analysis indicates that Mamalahoa Highway, north of
Haleki’i street, would operate at LOS C during both morning and evening peak hours. South of
Haleki'l Street, Mamalahoa Highway would operate at LOS D during morning peak hours and
LOS C during evening peak hours. At the bypass road/Haleki'l Street intersection, unsignalized
intersection analyses reveal that eastbound left turn movement from Haleki'i Street onto the bypass
road southbound would operate at LOS E during the morning peak hour and LOS F during the
evening peak hour. All other movements at the intersection would operate at LOS B or better
during both the morning and evening peak hours.

Using MUTCD criteria, traffic volume analysis at the bypass road/Haleki'i Street intersections
indicates that the project peak hour traffic volumes will marginally meet the peak hour volume
traffic signal warrant during the morning peak hour and would meet the warrant during evening
peak hours. However, signalization of this intersection would result in an under capacity operation
during both morning and evening peak hours. The roadway capacity analysis performed for a two
lane segment of the bypass road south of Kuakini Highway reveals that the bypass road would
operate at LOS E during both morning and evening peak hours for the year 2005. However, both
the bypass road/Kuakini and bypass road/Mamalahoa Highway intersections would operate under

capacity with the project traffic as signalized intersections.

The proposed development will include additional single family residential dwellings by the year

2010); therefore, analysis was also conducted for the year 2010 to assess traffic impacts, again
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assuming that the bypass road remains a two lane facility. Roadway capacity analysis conducted
reveals that, both north and south of Haleki'i Street, Mamalahoa Highway would operate at LOS D
during the morning and evening peak hours. At the unsignalized Mamalahoa Highway/Haleki'i
Street intersection, left turn movement from Haleki'i Street would operate at LOS D during the
morning peak hour and LOS C during the evening peak hour. Unsignalized intersection capacity
analysis performed at the bypass road/Haleki'i Street intersection reveals that the eastbound left
turn movement from Haleki'i Street onto the bypass road would operate at LOS F during both the
morning and evening peak hours. Westbound left turn movement from Haleki'i Street would
operate at LOS F during both morning and evening peak hours, as well. However, if signalized,

this intersection would operate under capacity during both morning and evening peak hours.

Signalized intersection capacity analysis reveals that the bypass road/Kuakini Highway intersection
would operate near capacity during the morning peak hour and under capacity during the evening
peak hour, while the bypass road/Mamalahoa Highway intersection would operate under capacity
during both the morning and evening peak hours. The bypass road north and south of Kuakini
Highway would operate at LOS E during both the morning and evening peak hours.

As mentioned earlier, long range traffic volume forecasts are not available beyond the year 2032,
when expected project buildout would occur. However, it can generally be assumed that as the
North and South Kona areas reach development buildout, overall increases in regional traffic will
taper off with relatively low annual growth. Assuming this occurs, the additional external trips
generated by later phases of development at the Villages at Hokukano, can be accommodated by
the reserve capacity of a four lane bypass road.

Mitigation Meagsures

The project will be developed in phases to provide facility improvements that are commensurate
with increased traffic generated by project development, thereby reducing the potential for adverse
impacts to tratfic conditions in the project vicinity. Furthermore, the applicant intends to participate
in construction of the new highway bypass to divert a portion of the through traffic from
Mamalahoa Highway, relieving current congestion at peak times in the village, at Konawaena
School, and Kona Hospital. This bypass would increase capacity and reduce congestion through
the Mamalahoa Highway corridor by providing an alternative route between Kamehameha 111
Road/Kuakini Highway and the City of Refuge Road. The completion of the bypass road would
also improve operations at the Mamalahoa Highway/Haleki’i Street intersection. Additional trattic
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generated by the buildout of the Villages at Hokukano between the years of 2010 and 2034 is

expected to be accommodated by the reserve capacity of the proposed four lane bypass road.

The project roadways will be designed according to County of Hawaii subdivision standards and
will meet County dedicable roadway criteria to the extent possible. The roadways will be laid out
to facilitate grading, utility, and lot design. Particular care will be exercised in the roadway layout
in order to preserve significant archaeological and historical features and to minimize potential
impacts to natural topographic conditions.

The main collector roads will be constructed within 60 foot right-of-ways. While meeting County
standards for paving and right-of-way width, the developer will explore with the County roadway
features designed to maintain the rural character of the area and aesthetic theme of the development.
The minor streets will also be designed using County of Hawaii paving design criteria and will

generally be constructed within 50 toot right-of-ways.
4.6.2 Water Source

Existing Conditions

The nearest County water line in the vicinity of the project site is an 8” line in Haleki'i Street,
which 1s adjacent to and east of the proposed development. This 8” line is fed by another 8” line
along Mamalahoa Highway. The closest existing storage tank is the .25 million gallon Haleki'i
Tank located mauka of Mamalahoa Highway. The availability of potable water to the project site is
presently limited due to a lack of County infrastructure, however, the DWS is currently developing
additional wells in the area. An exploratory well constructed mauka of Mamalahoa Highway in the
vicinity of Kona Hospital verified the presence of high water levels (exceeding 490 feet) at this

location, indicating a sizeable groundwater resource.

Potential Impacts

The project has water commitments from the County under the Kealakekua Water Source
Agreement, equivalent to 499 units. These commitments are sufficient to meet the initial phase of
development. Additional water sources will be needed to address the maximum daily demand of
the full development. Based on previous agreements by other developers with the DWS, those

sources would be developed together with the County of Hawaii as stand alone wells. The wells

100



would be turned over to the County for operation and would use DOW transmission lines to
transmit the water to the project site. The developer has secured additional well site options from
adjoining property owners as potential well sites, should additional sources be required to meet the

full project demand for potable water beyond those shown.

Mitigation Measures

The DWS applies a maximum daily water demand factor of 600 GPD per unit for residential
domestic consumption. Using this guideline and actual water consumption rates of other golf
related facilities (clubhouse, lodge, etc.), it is estimated that the project will require approximately
964,500 GPD of potable water. In addition to domestic consumption, the water system must be

sized to accommodate fire flow ranging from 500 GPD to 2,000 GPD, depending on the use and
construction type.

It1s anticipated that one or more potable water reservoirs will be required to serve the development.
[t is the developer’s intention to design the water system to be dedicable to the DWS, if pracucal.
The location of an adequate and reliable water source, along with the general transmission, storage,
and distribution system requirements, will need to be identified at the time of rezoning and
subdivision approvals. In order to ensure that the water system will be acceptable to the County,

the storage tanks and water lines must be sized to meet domestic consumption guidelines and fire
flow requirements.

Irrigation water for agricultural and golf course uses is planned to be developed and distributed in a
separate system from the potable water supply. Separate wells, storage facilities, and distribution
lines will be required to supply the irrigation water. Overall water supply considerations are
addressed in the Groundwater and Hydrology section of this EIS (Section 4.1.3).

4.6.3 Wastewater Treatment and Disposal

Existing Conditions

At the present time, the project site is not serviced by a municipal wastewater treatment system.
Because the property is vacant and was historically used only for grazing, no private sewage
disposal system exists, such as cesspools or septic tanks. Homes in the vicinity of the project site

are serviced by cesspools, as the nearest existing sewage treatment plant is the Heeia plant in
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Keauhou which does not provide service to the Captain Cook or Kealakekua areas. There are no

known plans to extend this plant to provide service in these areas.
Potential Impacts

A preliminary engineering study prepared by R.M. Towill Corp. (Appendix II-4) indicates that the
proposed Villages at Hokukano project will generate an average of 532,800 GPD of wastewater,
with a maximum flow of 1,918,080 GPD upon buildout. The composition of this wastewater is

expected to be within normal range for residential and some commercial (golf clubhouse and lodge)
sources.

The developer is currently examining two alternatives for the treatment of wastewater. The first is
to develop an onsite wastewater management system that would consist of a collection and
treatment plant with disposal of effluent from golf course irrigation. The collection system would
include gravity sewer lines ranging in size from eight to twenty-one inches, three pump stations,
and a force main ranging from six to ten inches. The treatment plant would consist of-a sequencing
batch reactor (SBR) tacility and a tertiary treatment, which should achieve Class A reclaimed
effluent for use as irrigation water in accordance with DOH guidelines. The SBR is the preferred
system of choice because of its ability to be installed in increments; thus, it can be flexibly

constructed 1n concurrence with the various phases of the project’s development.

[t is estimated that 100 percent of the Class A reclaimed water can be utilized to irrigate the golf
course. The difference between the estimated sewage generation rate and the effluent necessary for
golf course irrigation can be made up by using fresh, brackish, or non-potable water. Effluent

holding ponds would be impervious and periodically monitored for leakage into the subsurtace.

The second alternative that the developer is currently investigating involves a collection system
onsite with treatment offsite at the existing Heeia Wastewater Treatment Plant (HWWTP). The
collection system would be similar to that contained within the first alternative, however, this
alternative would require offsite sewage system improvements, which would consist of
approximately 24,000 linear feet of pipe, five additional pump stations, for a total of eight, and a
force main. The HWWTP has a capacity of 7.2 MGD, and is currently treating 0.4 MGD. The
additional effluent to be generated by the proposed development at buildout does not appear to
substantially diminish the capacity of the HWWTP, especially when taking into consideration that
the project is designed in increments such that buildout will not occur until 2034.
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The feasibility of this alternative is dependent upon availability of the transmission line alignment
and excess capacity in the future at the HWWTP. Other factors to be taken into consideration with
this alternative include: obtaining agreements with Kamehameha Development Corp. (HWWTP);
financial obligations, such as land acquisition costs, facilities charges and cost sharing
assessments; and the availability of easements that would provide access to the transmission
system and the force main. It is possible that construction of the bypass road, as discussed in the
previous section, could reduce the amount of service roads necessary to provide access to the
sewer transmission lines. Construction of the wastewater treatment facility is not anticipated to
result in any adverse impacts to the environment, provided the facility is properly operated with

appropriate safeguards and emergency generating capacity in the case of power outages.

Mitigation Measures

If the first alternative is chosen, the design, construction, and operation of the wastewater treatment
plant will conform with all applicable State and County health and sanitation standards. The
system, to include all gravity sewer lines, pump stations, force main, and the sequencing batch
reactor (SBR) facility, would all be carefully sited to minimize visual and acoustic impacts.
Furthermore, the placement of these will be closely coordinated with the consulting archaeologist
to avoid disturbing any archaeological sites.

Design of the wastewater treatment plant could incorporate emergency response methods to deal
with possible equipment failure, such as emergency standby generators. The combination of
qualified operators, programmed preventative maintenance, and planned onsite availability of
critical spare parts will also minimize the potential for adverse impacts due to equipment failure.
Preventative maintenance by skilled wastewater treatment plant operators i$ recognized as essential
to avoid equipment failure and, as such, will be an integral part of the system’s upkeep and
management. The wastewater treatment plant would not have an ocean outfall system to bypass

sewage to the ocean, as the developer recognizes that this is an inappropriate emergency method.

Should the second alternative be implemented, the collection system and transmission lines will
comply with all State and County health standards, and offsite improvements will be caretully
examined to ensure that the issues of property ownership, existing land usage and development,
archaeological sites, and easement availability are all addressed.
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4.6.4 Solid Waste Disposal

Existing Conditions

Solid waste from the communities surrounding the project area is collected by the County from
both the Napo’opo’o and Keauhou Transfer Stations, and transported by truck to the County
landfill at Kealakehe, just north of Kailua-Kona. As this landfill is near capacity, a new landfill at
Puuanahulu is anticipated to open in September of 1993. As an interim measure to extend the life
expectancy of the Kealakehe landfill, the County Wastewater/Solid Waste Division is backhauling
waste from the Kohala District to the Hilo landfill.

Probable Impacts

Applying the refuse generation rate of six pounds per capita per day used in the West Hawaii
Sanitary Landfill EIS, 1992, the buildout population of the project would generate approximately
six to seven tons per day. Based on the incremental development of the project and the scheduled
opening of the new landfill, sufficient waste disposal capacity should be available to accommodate
the project. The proposed site is also anticipated to accommodate a greenwaste composting facility
and other solid waste recycling and reuse facilities.

Once the golf course construction has been completed, it is anticipated that a minimum of solid
waste, primarily associated with the restaurant, snack bar, and office operations, would be
generated. These, in addition to the residentially generated waste, would be collected and disposed
of by a private contractor.

Mitigation Measures

Green waste from the golf course operation is planned to be composted or otherwise disposed
onsite, thus reducing the volume of solid waste to be landfilled. A solid waste disposal plan will
contemplate onsite use and disposal of lawn and landscape trimmings. It is noted that the new
West Hawaii landfill will also accommodate a green waste composting facility with the capacity to
include other solid waste recycling and reuse facilities onsite, as appropriate. The developer will
also investigate the possibility of establishing a recycling program, perhaps in concert with the

surrounding community, in an effort to reduce solid waste volumes.
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4.6.5 Power and Communication

Existing Conditions

Electrical and telephone service is provided by Hawaii Electric Light Company (HELCO) and
Hawaiian Telephone Company (HTCO). A 69 KV transmission line is located along Mamalahoa
Highway and links the Captain Cook substation to the electrical generating facility near Keahole
Airport. Both HTCO and HELCO anticipate that normal power and communication services can
be provided to the project site from existing and planned facilities.

Probable Impacts

HELCO anticipates that a substation will be required to serve the project. Substation installation
will require that existing 69 KV lines along Mamalahoa Highway must be extended to a 62,500
square foot lot substation site, which could be located along Mamalahoa Highway. The onsite
electrical and communication systems will be underground facilities with the exception of the 69

KV electric lines from Mamalahoa Highway to the proposed substation site.

At the current projected buildout rate, Villages at Hokukano would take over 38 years before
reaching its maximum electrical load forecast of 13 MW. The gradually increasing demand should
be offset by the incremental development of power supply, given the limited number of homes that
will be built each year. An incremental load forecast was prepared on the assumption that one-
fourth of the total homes built each year will be on large acreage lots and that the remaining homes
will be on lots of less than one acre. It also assumes that the golf course and lodge will be fully
operational. The projection, found in the Preliminary Electrical and Communication System
Analysis prepared in November, 1992, by Ronald N. S. Ho & Associates, Inc. (Appendix [1-2),
shows that maximum demand would be approximately 5 MW by the year 2008, increase to 8.3
MW by the year 2020, and begin leveling off to 11.5 MW by the year 2032. By this time, about
200 lots would remain unbuilt, based on the buildout schedule provided by KPMG Peat Marwick.

By the year 2011, HELCO plans to deliver a total generating capacity of 350 MW and anticipates a
demand of 305 MW, including the proposed project, providing a 13 percent surplus in generating
capacity over peak demand, thereby assuring an adequate amount of electrical supply to meet the
project’s needs. Recent information provided by HELCO shows current generating capacity at 181
MW and a present peak demand of 151 MW. By 1999, HELCO plans to have the proposed 56

105



MW combustion turbine at the Keahole generating station at full capacity, expects to have the 25
MW geothermal plant on line and an initial phase of 20 MW operating at the West Hawaii
combustion turbine station. These capacity additions, offset by the planned retirements of older
stations, will raise net generating capacity to 244 MW. The forecasted peak demand of 203 MW
will provide a seventeen percent surplus in generating capacity over demand in 1999.

The offsite improvements necessary to serve the development should not have any adverse
impacts, as these are maintained on an ongoing basis by the respective utility companies, and
should cause them no undue hardship. Some impacts to ambient air quality are anticipated,
however, according to a study conducted by B. D. Neal & Associates (Appendix I-5), the
attendant impacts are expected to be negligible.

Mitigation Measures

The Electrical and Communication System Analysis indicates that onsite facilities for the utility
systems should have minimal impact on the environment. Noise, aesthetic considerations, safety
hazards, and loading impacts will be within normally applied guidelines. Energy efficient and
conservation measures to reduce the maximum electrical demand will be considered for
implementation into the project where feasible. These will include power factor corrections, the
use of energy efficient pumps, and scheduling certain types of loads to run during off peak hours
whenever practical. Further efforts to minimize energy consumption may include implementation
of select items from the “Hawaiian Design Strategies for Energy Efficient Architecture” published
by the Energy Division of the State of Hawaii Department of Business, Economic Development
and Tourism. Energy conservation measures that should be considered and evaluated based on the

potential for live cycle costs savings include:

a)  Siting buildings to minimize the heat loads and to etfectively utilize natural breezes for

indoor and outdoor living and recreational spaces.

b)  Use of high-efficiency light sources and ballasts for indoor and outdoor lighting

purposes.
¢)  Use of high-efficiency refrigerators, washers and dryers, and ranges.
d)  Use of high-etficiency air conditioners.
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e)  Use of heat pump, waste heating recovery, and solar water heating systems.
f)  Use of occupant sensing or time switch type light and air conditioner controls.
4.7 PUBLIC SERVICES
4.7.1 Police and Fire Protection
Existing Conditions

The project area police and fire services are provided by facilities located in Captain Cook, less
than three miles from the project area. At present, these facilities are adequate to serve existing area
requirements. The police station is a substation of the main facility located just north of Kailua-
Kona at Kealakehe. The fire station is staffed by 18 personnel divided into three shifts providing
24 hour coverage. Equipment consists of a 1,500 gallons per minute (GPM) pumper carrying
1,000 gallons of water, a mini-pumper 4X4 carrying 300 gallons of water, and an ambulance.

Probable Impacts

Although the proposed project may result in increased criminal activity associated with growth, as
well as an increase in requests for police services, it is expected that these will be relatively
insignificant and not cause an increase in County police manpower requirements. The project is
expected to employ its own security service, which will be increased as the project is developed.
As the resident population increases in the project area, the need for additional County police

personnel will require evaluation in the context of a County Police Department needs assessment.

The development of the project and related facilities could lead to an increased demand for fire
protection service and facilities. However, given the location of the existing fire station and the
fact that all new facilities would be constructed in accordance with the County Fire Code, it is
expected that any increased demand can be accommodated by existing fire protection services and
facilities.
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Mitigation Measures

The lack of expected adverse impacts on the present County and private police and fire protection
services indicates that mitigation measures are not warranted. As noted above, the property will be
policed by a security force that will be increased as development proceeds to sufficiently meet the
needs of the project area. Per the County Building Code, all facilities would be designed to meet

all applicable code requirements, thereby providing adequate fire protection and access for fire and
emergency equipment.

4.7.2 Schools

Existing Conditions

The South Kona district is served by the Konawaena Elementary School and High School, both in
Kealakekua. A new elementary school is also being planned for the general area, although the

location is not known at this time.

Probable Impacts

The number of school children associated with the project is expected to be low due to the second
home and retirement home emphasis of the project, and the relatively high anticipated age of
permanent residents. The State Department of Education (DOE) has made its own assessment of
potential school age children generated by the project. Based on an assumption of an average of
1,440 single and multi-family residential units to be built on the project site, the State DOE
estimates that 298 students would be added to the local school system. This would include
approximately 155 students in kindergarten through grade five, 58 in grades six through eight, and
85 in grades nine through twelve. This estimate is based on historic student enrollment rates of
similar developments within the State. Although this appears to present a significant impact to the
educational resources of the area, the project at buildout is expected to occur over a 30 year period,
allowing sufficient time for the State DOE to accommodate any increase in school population as a
result of the proposed project.
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Mitigation Measures

A portion of the State tax revenues generated by this project will be allocated to education, which
should defray additional operating expenses (KPMG Peat Marwick, 1993). The actual number of
residential units built and the number of children attending school will be determined at a later stage
in the project planning. The developer has discussed with the State DOE their plans for public
school facilities in the area and will continue to coordinate with the State DOE in order to assure

that adequate public school services are provided to project residents.

4.7.3 Medical Facilides
Existing Conditions

The State operated Kona Hospital in Kealakekua is located about one half mile mauka of the project
site. Although the hospital is licensed for 54 acute care beds, only about 40 are normally available
for acute care because of staffing and other limitations. However, according to the West Hawaii
Regional Health Center Task Force Report of October, 1989, the State Department of Health is
committed to renovate the Kona Hospital “without delay” at the cost of $6 million.

A twenty-four hour emergency ambulance service is located in Captain Cook in conjunction with
the Captain Cook Fire Station. Current response time to the project site is estimated to be

approximately five to ten minutes.

Probable Impacts

The proposed project could add to the demand on emergency health care services due to the added
population, however, existing conditions indicate that the health care facilities in West Hawaii
require upgrading with or without the proposed project. Residents and visitors to the proposed
project would be able to seek emergency care at Kona Hospital, and as noted previously, an

emergency ambulance service is available to the project area.
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Mitigation Measures

As indicated within Section 4.5 and Appendix IV-2, the tax revenues generated by the project
should more than cover the cost of additional emergency health care and hospital services
attributable to the proposed development (KPMG Peat Marwick).

4.7.4 Recreational Facilities

The project site is approximately seven miles from Kealakekua Bay Historic Park, formerly known
as Napo’opo’o Beach Park, which is operated by the State. Recreational activities at this park
include snorkeling, swimming, hiking, and sightseeing. Facilities at the park include a picnic area,
pavilion, and restrooms. Also in the general region are Ho'okena and Miloli'i County Beach Parks
which provide picnic, camping, swimming, and snorkeling areas. Additionally, the 180 acre
Pu’uhonua O’ Honaunau National Park, within which lies the historic “City of Refuge”, is located

approximately nine miles south of the project site.
Probable Impacts

In that the proposed development plan provides for recreational amenities such as the 27-hole golf
course, coastal and internal hiking trails, ocean and neighborhood related amenities, and the
anticipated emphasis toward second and retirement homes, the impact to local recreational facilities
1s expected to be minimal. The project would, however, provide opportunities for public access to
golf and public use of onsite amenities, thereby adding to the range of recreational activities for
residents of the area.

Mitigaton Measures

Overall, the project is expected to have a positive effect on the availability of recreational
opportunities in West Hawaii through the provision of improved public access to the shoreline area
and availability of project related recreational activities to the public. The developer has proposed

to manage the shoreline area as a passive coastal park available for public use, as described below.
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Shoreline Use Concept

The shoreline use concept, as shown within Figure 21, would connect the shoreline area with other
portions of the development through an extensive trail system extending over several miles in
length. The trail system would not only provide access to the shoreline area, but would also
provide access to other historic and archaeological sites, such as the King’s Trail, Kuakini Wall,
heiaus, platforms, enclosures, and other sites.

For the King’s Trail, the developer intends to restore this in place where the trail exists, and in
areas where the trail cannot be found, the intent is to rebuild the trail in the general area it was once
located, with some routing movements to achieve compatibility with the proposed development
uses. In all, there would be several miles of looping trails for the enjoyment of the general public,
as well as residents of the project. Also, portions of the Ala Kahakai (“Trail by the Sea”), which is
being studied for inclusion in the National Trail System, could be included as part of this trail

system where it traverses the property.

The primary focus of the trail system would be in the area between Pu’u Ohau and the northern
property boundary. The shoreline conditions in this area provide the best opportunities to access
the ocean. There are open areas where it would be suitable for children to play, families to picnic
and other areas suitable for individuals to hike or explore archaeological sites as part of an
archaeological and historical interpretive program. The areas south of Pu’u Ohau consist of palis
ranging from twenty to eighty feet in height with vertical or concave cliffs, providing very unsate
conditions along the top. This coastal portion would be generally unsafe for family activities,
however, there is a primitive trail along the southern portion of the shoreline that would be made
available to the public, although this would remain unimproved with signage indicating that the trail
may prove hazardous.

The developer proposes to build the shoreline trail, the archaeological and interpretive trails, and
the ocean park in phases over a ten to fifteen year period, although the specific details of the
phasing plan would need to be developed and refined as part of the regulatory approval process.
[nitial improvements would include road access leading to shoreline access and parking areas,
which would be open with the golf course club opening. Once improvements are made, these

areas are planned to be managed and maintained as a responsibility of a community homeowners’
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association or other non-profit entity, established by the developer. Again, in preparing 2
management plan for this area, the management criteria for this area will need 1o be developed in
consultation with appropriate government agencies, citizen experts, and consulting professionals.
Tncluded within the Conservation District is a prehistoric fishing village known as Hokukano
Village in a portion along the northern part of the shoreline that is owned by the State. The
developer proposes to request a Conservation Easement that would allow this area to be incloded
within the park system under the same management plan as the rest of the shoreline and
Conservation park area. In sum, the overall shoreline use concept is aimed at providing a managed
park system that will enhance the value of this area as a recreational educational resource available
1o the residents of the proposed development, as well as the general public.
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5.0 RELATIONSHIP OF THE PROPOSED ACTION TO LAND USE
PLANS, POLICIES AND CONTROLS FOR THE AFFECTED AREA

The applicable governmental land use plans, policies and conrtrols affecting the proposed project
include Chapter 205, HRS, Land Use Commission Rules (Chapter 15-15 Hawaii Administrative
Rules), the Hawaii State Plan and State Functional Plans for Agriculture, Conservation Lands,
Employment, Energy, Health, Historic Preservation, Housing, Human Resources, Recreation,
Tourism, Transportation and Water Resources Development; Hawaii Coastal Zone Management
Program, Hawaii County Special Management Area (SMA), Hawaii County General Plan and
Hawait County Zoning. Additionally, the West Hawaii Regional Plan and Kona Regional Plan are
applicable to the proposed project. The project's relationship to these plans, policies and controls
is described in the sections that follow. Following receipt of all necessary permits and approvals,

the proposed project would be consistent with the above noted plans and land use controls.

5.1 STATE LAND USE PLANS, POLICIES AND CONTROLS FOR THE
AFFECTED AREA
5.1.1 CHAPTER 205, HRS, Land Use Commission Rules

As shown in Figure 22, approximately 1,400 acres of the project lands are designated Agriculture
by the State Land Use Commission (SLUC). For the project to move forward, a land use district
boundary amendment petition will be submitted to the State Land Use Commission, to redesignate
approximately 863 acres of the Agricultural District lands for Low and Medium Density Urban
uses. This will allow development of the proposed members’ lodge and a predominantly single

family residential development in neighborhoods ranging in density from 2 to 4.7 units per acre.
5.0 Section 205-17, HRS

Secrion 205-17, HRS, sets forth the following decision making criteria for reclassification of
District boundaries by the SLUC:

(1} The extent to which the proposed reclassification conforms to the applicable goals,

objectives and policies of the Hawali State Plan and related to the applicable priority
guidelines of the Hawaii State Plan and the adopted functional plans;
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{2} The extent o which the proposed reclassification conforms to the applicable district
standards; and

(3) The impact of the proposed reclassification on the following areas of State concern:
{a) Preservation or maintenance of important natural systems or habitats;
(b) Maintenance of valued cultural, historical or natural resources;

{¢) Maintenance of other natural resources relevant to Hawaii's economy, including
but not limited to, agricultural resources;

(dy Commitment of State funds and resources;
(e)  Provision for employment opportunities and economic development;
() rovision for housing opportunities for all income groups and gap groups.

The subject matter of these criteria are addressed below and also in Section 4 regarding probable
impacts on the environment. Based on these discussions, the project meets the criteria contained in
Section 205-17, HRS.

5.1.1.2 Section 205-2, HRS, Land Use Commission Rules

The SLUC District Regulations require that the application for a boundary amendment show that it
is "reasonable, not violative of Section 205-2 and consistent with the Interim Statewide Land Use

i

Guideline Policies.” The consistency of the proposed district designation with Section 205-2,

HRS, and with the Siate Interim Land Use Guideline Policies are discussed beiow.
The proposed amendment to the State Land Use district boundaries 1s consistent with the basic

standards for determining boundaries that are set forth in Section 205-2, HRS. Relevant standards

from this section include the following:
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Conservation shall include areas necessary for:

1

@

(3)

Response:

Protecting watersheds and water resources;
Preserving scenic and historic areas; and

Providing park lands, wilderness and beach reserves; conserving endemic plants, fish
and wildlife; preventing floods and soil erosion; forestry; open space areas whose
existing openness, natural condition or present state of use, if retained, would
enhance the present or potential value of abutting or surrounding communities, or
would maintain or enhance the conservation of natural or scenic resources; areas of
value for recreational purposes; other related activities; and other permitted uses not

detrimental to a multiple use conservation concept.

The proposed use of the Conservation lands will incorporate shoreline access and
hiking trails featuring historic and cultural interpretive sites. Shoreline access parking
for public use will also be provided. Trail improvements will generally replicate and
improve the existing trail system with as little impact to existing natural conditions as
practical. A management plan for the use of the shoreline area will also be developed
in conjunction with a future Conservation District Use Application to the Board of
Land and Natural Resources. In conformance with the intent of the Conservation
Disgtrict, the proposed use would maintain and enhance the conservation of the natural
and scenic resources of this area, and would increase its vaiue for public recrearional
purposes.

“Agriculture districts shall include activides or uses characterized by the

Cultivation of crops, orchards, forage and forestry;

Farming activities or uses related to animal husbandry, aguaculture, game and fish
propagadon;
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(6)

(7

8

)

Response:

Aquaculture, which means the production of aguatic plant and animal life for food
and fiber within ponds or other bodies of water;

Wind generated energy production for public, private and commercial use;

Services and uses accessory to the above activities including but not limited to living
quarters or dwellings, mills, storage facilities, processing facilities and roadside
stands for the sale of products grown on the premises;

Wind machines and wind farms;
Agricultural parks;

Open area recreational facilities including golf courses and golf driving ranges,
provided that they are not located within agricultural district lands with soil classified
by the land study bureau's detailed land classification as overall (master) productivity
rating class A or B; and

These districts may include areas which are not used for, or which are not suited to,
agricultural and ancillary activities by reason of topography, soils, and other related
characteristics.

The Agricultural District land that is proposed for Urban designation is generally
unsuited for the cultivation of crops, orchards, forage or forestry. The land is
classified D230 and E289 under the Land Study Bureau Detailed Land Classification
System and is characterized as rocky and unsuitable for mechanical cultivation. The
land is suitable for seasonal grazing purposes but this use is limited due to the lack of
improved irrigation facilities and precipitation. Similarly, the land 13 not suttable for
wind generated energy uses due (o the general lack of sustainable winds required for
the production of elecirical energy. The land may be suitable for agricultural parks,
however, there does not appear w be a lack of better suited agriculwral land in the
North and South Kona districts. The land is not pardcularly well suited to
aquaculture activiries given the lack of basic infrastructural services and the

availability of those services at Keahole Point in North Kona. With the exception of
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5.1.2

seasonal grazing, the topography and physiography of the land does not lend iself w©
agricultural activities. A portion of the land proposed for the Urban designation is
classified by the State Department of Agriculture ALISH classification as "Other
Important Agricultural Lands”, However, this classification is based primarily on the
U.S. Department of Agriculture Soil Conservation Service soil classifications for this
area and does not take into consideration important site related factors that are
essential 1o productive agricultural practice, including the availability of supporting
infrastructure, compatibility with surrounding uses, size, location and configuration
of the area, drainage considerations, proximity to support services or market related
questions. As described previously in Section 4.1.2, the proposed development
would include an agricultural program to provide opportunities for agricultural
activities on the property, especially within those areas that are 10 remain within the
Agricultural distmrict. Although the subject lands are only marginally suited for
agricultural use, through careful planning and by introducing the needed site
preparation, infrastructure and capital, the proposed development can provide for
sustainable agricultural uses on lands that would otherwise remain largely
unproductive.

Hawaii State Plan (Revised 1989)

The Hawaii State Plan (Chapter 226, HRS, as amended and approved June §, 1989), establishes a
set of goals, objectives and policies that are to serve as long-range guidelines for the growth and
development of the State. The Plan is divided into three parts: Part [ (Overall Theme, Goals,
Objectives and Policies); Part II (Planning, Coordination and Implementation); and Part 1]
(Priority Guidelines). Part II elements of the State Plan pertain primarily o the administrative

structure and implernentation process of the Plan. As such, comments regarding the appiicability

of this part to the proposed project are not appropriate. The following sections of the Hawaii State
Plan are directly applicable to the proposed project:

5.1.2.1

Part I Overall Theme, Goals, Objectives and Policies

The Hawaii State Plan lists three "Overall Themes" relating to: (1) individual and family self-

sufficiency; (2} social and economic mobility; and (3) community or social well-being | Section

226-3 (1-3)]. These themes are viewed as "basic functions of society” and goals toward which
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government must strive. To guarantee the elements of choice and mobility embodied in the three
themes, three goals were formulated [Section 226-4 (1-3)1:

(1)
(2)
(3)
Response:

A strong, viable economy, characterized by stability, diversity and growih that
enables fulfillment of the needs and expectations of Hawaii's present and future
generations.

A desired physical environment, characterized by beauty, cleanliness, quiet, stable
natural systems and uniqueness, that enhances the mental and physical well-being of
the people.

Physical, social and economic well-being, for individuals and families in Hawaii, that
nourishes a sense of community responsibility, of caring and of participation in
community life.

The proposed project would contribute to the attainment of the three goals. The
project would provide direct and indirect short and long term employment
opportunities for the present and future residents of North and South Kona and West
Hawaii; the proposed project would generate increased State and County tax
revenues; the project would contribute to the stability, diversity and growth of local
and regional economies; and the archaeological, historic and natural site features
would be protected. Key elements of the proposed project relative to the above noted
goals are that the proposed project would provide additional employment, recreational
and cultural opportunities for existing and future residents of North and South Kona
and West Hawaii; that it would provide these opportunities in a planned setting
wherein design, operation and maintenance and environmental protection provisions
can be effectively, efficiently and economically controlled; that it would provide these
opportunities close to existing and planned developmeats such that travel times are
minimized and yet would be sufficiently separated froms planned or existing
residential developments such that the activities within the proposed project are not &
nuisance 1o nearby residential communities or other related activities. By providing
recreational, educational and cultural opportunities within a planned seuing, the
proposed project would enhance the sense of community responsibility and
participation.



226-5:

Objective:

Policies:

Kesponse:

Specific objectives, policies and priority directions of the State Plan most relevant to
the proposed project are discussed below. Those objectives and policies that are not
listed below are those not applicable 10 the proposed project.

Objectives and Policies for Population

(a) To guide population growth 1o be consistent with the achievement of the
physical, economic and social objectives of the State.

{b)(1) Manage population growth Statewide in a manner that provides increased
opportunities for Hawaii's people to pursue their physical, social and economic
aspirations while recognizing the unique needs of each County.

(b)(2) Encourage an increase in economic activities and employment opportunities
on the Neighbor Islands consistent with community needs and desires.

(b)(3) Promote increased opportunities for Hawaii's people to pursue their socio-
economic aspirations throughout the State.

(b)(7) Plan the development and availability of land and water resources in a
coordinated manner so as o provide for the desired levels of growth in each
geographic area.

Rapidly increasing population levels in the West Hawail area are presently u
concern 1o both State and County planners because of the present lack of affordable
housing, limited public facilities and services and increased demands on those
facilities and services. The proposed project will have an effect on these factors,
but that effect would be less than that which would occur should the project area
remain undeveloped. That is, the proposed project will provide the economic
means by which other elements of the overall County General Plan can be
umplemented.  Without an income generating product, implementation of the
County General Plan elements relating to housing, infrastructure, development and
other employment opportunities becomes questionable. The Villages at Hokukano
project is expected to provide long term economic and employment opportunities
for businesses servicing and providing equipment and supplies for the golf club,
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226-6:

Obijective:

Policies:

members’ lodge and residential units. The development of the project and
resdential neighborhoods is also expected to contribute to the overall growth of the
North and South Kona area in a manner that is consistent with the communities's
desire and need as demonstrated in the goals and policies of the County General
Plan. As previously indicated in this EIS, marketing studies indicate a definite
market for both the project and related facilities, including the residential and
agricultural lots, thereby indicating resultant positive primary and secondary
employment and economic opportunities for socioeconomic growth and
development of the area. Additionally, the planned development can be coordinated
with pertinent State and County agencies such that the proposed project would
contribute to the enhancement of existing infrastructure in a manner to meet the
growing needs of the surrounding area.

Objectives and Policies for the Economy - General
(a)(1) To increase and diversify employment opportunities to achieve full
employment, increased income and job choice, and improved living standards for

Hawait's people.

(a)(2) A steadily growing and diversified economic base that is not overly
dependent on a few industries.

(b)(2) Promote Hawaii as an attractive market for environmentally and socially
sound investment activities that benefit Hawaii's people.

{(b¥4) Expand existing markets and penetrate new markets for Hawait's products
and services.

{b}6) Strive to achieve a level of construction activity responsive to, and consistent

with, State growth objectives.

{(b)(9) Foster greater cooperation and coordination between the public and private
sectors in developing Hawaii's employment and economic growth opportunities.



Response:

(b)(10) Stumulate the development and expansion of economic acuvities which will
benefit areas with substantial or expected employment problems.

{b)(11) Maintain acceptable working conditions and standards for Hawaii's

workers.

{b)(13) Encourage businesses that have favorable financial multiplier effects within
Hawaii's economy.

(b)(14) Promote and protect intangible resources in Hawaii such as scenic beauty
and the aloha spirit, which are vital to a healthy economy.

(b)(16) Foster a business climate in Hawaii - including attitudes, tax and regulatory
policies and financial assistance programs - that is conducive 1o the expansion of

existing enterprises and the creation and attraction of new business and industry.

As a master planned residential community with associated recreational amenities,
the project would add an environmentally and socially sound investment amenity to
the marketing and promotion of Hawaii. Further, the project would expand an
existing market and penetrate a new market for Hawaii's products and services.
The proposed project would provide continued construction activity in the West
Hawaii area that would closely follow consiruction of other West Hawaii projects.
thereby ensuring local consiruction workers continued employment, as well as
provide employment opportunities for other types of construction trades. Given the
present land use designations for the project site, the proposed project is consistent
with State growth objectives. The proposed project would provide increased
employment, income and job opportunities for Big Island residents, thereby leading
to improved living standards for those residents. The development of the proposed
project would also increase the opportunities to enhance the working conditions of
the businesses that would service the project, increase the opportunities for
businesses having favorable financial muldplier effects and provide a climate

conducive 1o the expansion of existing businesses and the creation of new business.



226-10:

Objective:

Policies:

Response:

Objectives and Policies for the Economy - Potential Growth
Activities

{a) Planning for the State's economy with regard to potential growth activities shail
be directed towards achievement of the objectives of development and expansion of
potential growth activities that serve 1o increase and diversify Hawalii's economic
base.

(b)(1) Facilitate investment and employment in economic activities that have the
potential for growth such as diversified agriculture, aquaculture, apparel and textile
manufacturing, film and television production and energy and marine-related

industries.

(b)(2) Expand Hawaii's capacity to attract and service international programs and
activities that generate employment for Hawaii's people.

(b)(3) Enhance and promote Hawaii's role as a center for international relations,
trade, finance, services, technology, education, culture, and the arts.

(b)(5) Promote Hawaii's geographic, environmental, social, and technological

advantages 10 attract new economic activities into the State.

(b)(6) Provide public incentives and encourage private initiative to attract new
industries that best support Hawaii's social, economic, physical, and environmentai
obiectives,

The proposed project would assist in the achievement of the above State objective
and policies by providing facilities that directly promote the growth of diversitied
agriculture; encourages existing business to expand and provide the impetus for the
creation of new businesses related to golf and real estate activines centered around
the project; assist in enhancing and promoting Hawail's role as a center for
international and domestic relations, trade, finance, services and technology, and
promotie the State's geographic, environmental, social and technological
advaniages, especially given the project's location relative to the internationally

known recreational facilities and sport fishing grounds off West Hawail; and
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Objectives:

Policies:

granting of the requested permits and future zoning requests would represent the
extent of public incentives required to encourage the private interests to construct
homes and utilize planned facilities, thereby supporting the State's social,
economic, physical and environmental objectives.

Objectives and Policies for the Physical Environment - Land Based,
Shoreline and Marine Resources

(a) Planning for the State's physical environment with regard to land-based,
shoreline and marine resources shall be directed towards the achievement of the
following objectives:

(a)(1) Prudent use of Hawaii's land-based, shoreline, and marine resources.

(a)(2) Effective protection of Hawaii's unique and fragile environmental resources.

(b)(1) Exercise an overall conservation ethic in the use of Hawaii's resources.

(b)2) Ensure compaiibility between land-based and water-based activities and
natural resources and ecological systems.

(b)(3) Take into account the physical attributes of areas when planning and
designing activities and facilities.

{b}(4) Manage natural resources and environs o encourage their beneficial and

multiple use without generating costly or irreparable environmenial damage.

{b)(6) Encourage the protection of rare or endangered plant and animal species and
habitats native to Hawaii.

(0)(7) Provide public incentives that encourage privaie actions to protect si gnifican:
natural resources from degradation or unnecessary depletion.

(b)8) Pursue compatible relationships among activities, facilities, and natural
resourees.

- -



Response:

{b)}(¥) Promote increased accessibility and prudent use of inland and shoreline
areas for public recreational, educational and scientific purposes.

The demonstrated policy of Oceanside 1250, developers of the proposed Villages at
Hokukano, is to exercise a strong overall conservation ethic in the planning of all its
projects. This has been demonstrated in the care and planning that has occurred
with regard to the natural and historical/cultural resources found within the project
boundaries and with previous projects. This same ethic would be continued with
the development of the proposed project to ensure compatibility between the
project-associated activities, and the natural resources and ecological systems that
would be affected by the proposed project. As indicated previously in this EIS, the
planning and design of the project has taken into account the physical attributes of
the property and surrounding areas. Further, it is the intention of the developer to
manage the natural resources and environs of the project area such that beneficial
and multiple uses are encouraged as to not cause damage to those resources.
Granting of the requested permit and land use actions provides an additional public
incentive for encouraging private actions to protect significant natural resources
trom degradation or unnecessary depletion. This, together with a desire to provide
a desirable and marketable residential product, will encourage the developer 10
pursue compatible relationships among the activities, facilities and natural resources
of the area. The proposed project would also promote increased accessibility and
prudent use of inland and shoreline areas for public recreational and educational
purposes. Plans for the proposed Villages at Hokukano project are being
developed and prepared in conjunction with extensive environmental studies of the
site as well as extensive public input. This EIS documents the process by which
these environmental considerations have been integrated into the planning process.
Although no threatened or endangered species of plants, animals or potentially
threatened or candidate species were encountered through these studies, any native
species would be respected through appropriate site planning considerations.
Stmilarly, significant archaeological/historical features within the project boundaries
would be preserved and protected in compliance with applicable Federal, State and
County rules and regulations and implementation of a community, developer, State,
and County prepared and approved mitggation plan.

126



226-12

Objective:

Policies:

@

Objectives and Policies for ihe Physical Environment - Scenic,
Natural Beauty and Historic Resources

(a) Planning for the State's physical environment shall be directed towards
achievement of the objective of enhancement of Hawaii's scenic assets, natural
beauty, and mula-culral/histoncal resources.

(b)(1) Promote the preservation and restoration of significant natural and historic
resources.

(b)(2) Provide incentives 10 maintain and enhance historic, cultural and scenic
amenities.

(b)}(3) Promote the preservation of views and vistas to enhance the visual and
aesthetic enjoyment of mountains, ocean, scenic landscapes, and other natural
features.

(b)(4) Protect those special areas, structures, and elements that are an integral and
functional part of Hawaii's ethnic and cultural heritage.

(b)(5) Encourage the design of developments and activities that complement the
natural beauty of the islands.

The proposed Villages at Hokukano project was conceived based on the unique
atribuies of the site and has thus been planned and designed 10 maintain and/or
enhance the natural features of the site. As discussed previously, signmificant
historical, cultural and archaeological sites will be protected; building pads have
been planned and sited to maintain the primary vistas 1o the mountains and ocean as
well as 1o avoid significant archaeological sites. The low density, golf course and
landscaped character of the project site, as well as the integration of significant open
space elements, would provide a means for the development © accommodate and
be compiemented by the surrounding land and ocean environment.
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Objecnves:

Policies:

Response:

226-19

Objecrives:

Objectives and Policies for the Physical Environment - Land, Air and
Water (Quality

(a) Planning for the State's physical environment with regard to land, air and water
quality shall be directed towards achievement of the following objectives:

(a)(1) Maintenance and pursuit of improved quality in Hawaii's land, air and water
reSOUrces.

{(a)(2) Greater awareness and appreciation of Hawaii's environmental resources.

{(b)(1) Foster educational activities that promote a better understanding of Hawaii's
environmental resources.

(b)(2) Promote the proper management of Hawaii's land and water resources.

(b)(3) Promote effective measures to achieve desired quality in Hawaii's surface,
ground and coastal waters.

(b)(8) Foster recognition of the importance and value of land, air and water
resources to Hawaii's people, their cultures and visitors.

An important element of the proposed project is the construction of an historic park
interpretive program and trail system 1o convey the rich history of the area, thereby
providing an educational experience regarding the importance of the area's land and
water resources. The proposed project has been designed and would be
construcied in such a manner that the land and water resources of the area can be
managed in an environmentally compatible and beneficial manner and foster the
recognition of the importance and value of the area’s land, air, and water resources

to Hawaii's people, their cultures, and visitors.
Objectives and Policies for Socio-Cultural Advancement - Housing

(ay Planning for the State's socio-cultural advancement with regard to housing shall

be directed towards achievement of the following objectives:
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Policies:

226-23

Obiecrive:

{(a)(2) The crderly development of residential areas sensitive to community needs

and other land uses.
(b)(1) Effectively accommodate the housing needs of Hawaii's people.

(b)(5) Promote design and location of housing developments taking into account
the physical setting, accessibility to public facilities and services and other concerns

of existing communities and surrounding areas.

(b)(7) Foster a variety of lifestyles traditional to Hawaii through the design and
maintenance of neighborhoods that reflect the cultures and values of the
community.

The proposed development has been planned and designed to lend itself towards
fostering a sense of community and cohesiveness. This planning, as noted
previously, has actively involved the surrounding Kealakekua community. It is the
intent of the proposed development to create a character that reflects the values that
are traditional to Hawaii in general and specifically to the region through an
appreciation and respect for the beauty of the land. Development of another large-
scale resort hotel in the area would add undue burdens on the public facilities and
services of the area and not be in keeping with the lower density or rural character
desired by existing communities. Through the development of the proposed
project, and meeting the requirements for affordable housing that would accompany
land use approvals, the project will also provide a range of housing options for
Hawati residents.

Objectives and Policies for Socio-Cultural Advancement - Leisure
(a) Planning for the State's socio-cultural advancement with regard 1o leisure shall
be directed towards the achievement of the objective of adequate provision of

resources o accommodate diverse cultural, ardstic, and recreational needs for
present and future generations.
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Policies: (b){(1) Foster and preserve Hawaii's multi-cultural heritage through supportive

cultural, artistic, recreational, and humanities - oriented programs and acuvities.

(b)}(2) Provide a wide range of activities and facilities to fulfill the cultural, artistic
and recreational needs of all diverse and special groups effectively and efficiently.

(b)(3) Enhance the enjoyment of recreational experiences through safety and
security measures, educational opportunities and improved facility design and
maintenance.

(b)(4) Promote the recreational and educational potential of natural resources
having scenic, open space, cultural, historical, geological, or biological values
while ensuring that their inherent values are preserved.

(b)(5) Ensure opportunities for everyone to use and enjoy Hawaii's recreational
resources.

(b)(10) Assure adequate access to significant natural and cultural resources in
public ownership.

Response: The project would provide a new array of recreational opportunities that would be
integrated into the community. The project includes provisions for open spaces,
public shoreline access, public access to the project facilities, educational displays
and facilities and continued access to significant historical and cultural sites. In
addition, opportunities for community activities would be available. As such, a
wide range of recreational facilities and opportunities would be made available o
the residents of North and South Kona regions, as well as residents of the overall
West Hawati area.

5.1.2.2 Part I Planning, Coordinating and Implementation

As indicated previously, this part of the Hawaii State Plan pertains to the administrative structure

and implementation process of the Plan. As such, comments are not deemed appropriate.
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5.1.2.3

Part 11l Priority Guidelines

The purpose of this part of the Plan is to establish overall priority guidelines to address areas of

Statewide concern. The Plan notes (Section 226-102) that the State shall strive 1o improve the

quality of life for Hawaii's present and future populaiion through the pursuit of desirable courses

of action in five major areas of Statewide concern which merit priority atiention: economic

development, population growth and land resource management, affordable housing, crime and

criminal justice and quality education. The priority guidelines applicable 1o the proposed project

are discussed below:

226-103

Economic Priority Guidelines

{a) Priority guidelines to stimulate economic growth and encourage business
expansion and development to provide needed jobs for Hawaii's people and achieve
a stable and diversified economy:

()(1) Seek a variety of means 1o increase the availability of investment capital for
new and expanding enterprises.

(a)(8) Provide public incentives and encourage private initiative to develop and
attract industries which promise long term growth potentials and which have the
following characteristics:

(a}(8)(A) An industry that can take advantage of Hawaii's unique location and
available physical and human resources.

(a)(B)(B) A clean indusiry that would have minimal adverse impacts on Hawail's
environment,

(a)(83(D}  An indusiry that would provide reasonable income and sieady
SImpioyment.

(2)(10) Enhance the quality of Hawaii's labor force and develop and maintain
career opportunities for Hawaii's people through the following actions:



Response:

{b) Priority guidelines to promote the economic health and quality of the visitor
induastry:

(b)(1) Promote visitor satisfaction by fostering an environment which enhances the
Aloha Spirit and minimizes inconveniences to Hawait's residents and visitors.

(b)(2) Encourage the development and maintenance of well-designed, adequately
serviced hotels and resort destination areas which are sensitive to neighboring
communities and activities and which provide for adequate shoreline setbacks and
beach access.

(b)(3) Support appropriate capital improvements to enhance the quality of existing
resort destination areas and provide incentives to encourage investment in

upgrading, repair and maintenance of visitor facilities.

(b)(4) Encourage visitor industry practices and activities which respect, preserve

and enhance Hawaii's significant natural, scenic, historic and cultural resources.

(b)(7) Maintain and encourage a more favorable resort investment climate
consistent with the objectives of this chapter.

(f) Priority guidelines for energy use and development:

(H{3) Provide incentives to encourage the use of energy conserving technology in
residential, industrial and other buildings.

The proposed Villages at Hokukano project would assist in meeting the above
stated guidelines by allowing privaie investment in a facility that would assist in
expanding existing businesses as well as provide the impetus for new businesses
10 be created to serve an expanded real estate marker; assist in the development of an
industry that can take advantage of Hawaii's location and available physical and
human resources; encourage expansion of a clean industry that would have minimal
adverse impacts on Hawaii's environment; assist an industry that provides a
reasonable income and steady employment; and provide the market for and stimuins

needed 1o increase vocational training in an area where growth is desired and
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226-104

feasible. With regard to promoting the economic health, the proposed project
would provide an ideal resident oriented area while allowing the development of the
businesses that would serve the project and residents of the project; and allow the
expenditure of private capital to upgrade and improve the quality of facilities in an
area where they are now lacking. The proposed project would also aid in the
attainment of the energy related guidelines through the energy conservation
measures that would be taken during the design, construction and operation of
lodge and golf club facilities and encouraged in the design and construction of
individual homes.

Population Growth and Land Resources Priority Guidelines
{(a) Prority guidelines to effect desired Statewide growth and distribution:

(aX(1) Encourage planning and resource management to insure population growth
rates throughout the State that are consistent with available and planned resource
capacities and reflect the needs and desires of Hawaii's people.

(a)(2) Manage a growth rate for Hawaii's economy that will parallel future
employment needs for Hawaii's people.

(a)(4) Encourage major State and federal investments and services to promote
economi¢ development and private invesiment to the neighbor islands, as
appropriate.

(b) Priority guidelines for regional growth disiribution and land resource
utitization:

{(b}(6) Seek parricipation from the private sector for the cost of b iilding
infrastructure and wtilities and maintaining open spaces.

{b3(12) Utilize Hawaii's limited land resources wisely, providing adequate land to
accommodate projected population and economic growth needs while ensurning the
protection of the environment and the availability of the shoreline, conservaiion
lands and other limited resources for future generations.
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(b)(13) Protect and enhance Hawaii's shoreline, open spaces and scenic resources.

Response: The proiect would comply with and assist in the achievement of the above stated
population growth and land resources priority guidelines and objectives. The
proposed project would provide the means by which Oceanside 1250 would make
avaiiable investment capital for the members' lodge, golf course, clubhouse and
house lots, and meet County and State affordable housing conditions. As such,
growth would continue to be focused in an existing urban area. Further, the project
would maintain the open space character of the area; would be designed to protect
and enhance the shoreline and coastal resources of the area; and provide additional
recreational opportunities to the public. The proposed development would provide
employment opportunities paralleling tuture employment needs; encourage private
investment on a neighbor island; and profitably use suitable lands for urban uses.
Infrastructural components required by and for the project would be provided by
the developer at no cost to the State or County.

5.1.3 State Functional Plans

The Hawaii State Plan directs the appropriate State agencies to prepare functional plans tor their
respective program areas. There are twelve State Functional Plans that serve as the primary
implementing vehicle for the goals, objectives and policies of the Hawaii State Plan. The
following sections of the listed State Functional Plans are directly applicable to the proposed
project:

5.1.3.3 State Agriculture Functional Plan (1983)

The project site has relatively little soil cover, although pockets of soil are found throughour the
site. The majority of the land is designated as Class C, D, and E, with only 2 small portion
designated as Class B. From an agronomic perspective, these soils are generally moderately t©
poorly suited for agricultural use. The entre project site is designated Orchards, Open Space and
Extensive Agriculture by the County General Plan. No area of the project site has been rated as
"Prime” or "Unigue” by the ALISH system. Consequently, the majority of the implementing
actions of the State Agriculture Functional Plan do not apply either directly or indirectly 1o the



proposed project. Those that do apply are related 1o non-cultivation activities such as grazing, for
which there is no present or forecast shortage of lands in West Hawaii.

LA
.

3.2 State Conservation Lands Functional Plan (1984)

There are several implementing actions in the State Conservation Lands Functional Plan that are
relevant 1o the proposed project. This functional plan addresses more than officially designated
Conservation District lands in that it establishes a conservation ethic that the State should strive to
attain and maintain.

Management of Natural Resources

Objective: A. Effective protection and prudent use of Hawaii's unique, fragile and significant
environmental and natural resources.

Policies: A(1) Exercise an overall conservation ethic in the use of Hawaii's resources by
protecting, preserving and conserving the critical and significant natural resources
of the State of Hawaii and controlling use of hazardous areas.

A(1)(c) Review the various rules and regulations and permit systems applicable to
Conservation District lands for possible simplification and/or consolidation for
effective and efficient management controls and compliance with the Coastal Zone
Management program.

A(I)d} Provide for effective enforcement of rules and regulations and permit
system applicable to the Conservation District.

A(1}d) Review applications for use of Conservation lands to control Inpacts on
natural and cultural resources.

HResponse: In compliance with the Coastal Zone Management Program regulations, a Special
Management Area permit will be requested from the County Planning Department.
The proposed project does not plan any use of the State Land Use Conservation
District land other than the provision of access trails and interpretive improvements
associated with important archaeological sites. This EIS will allow extensive

135



review by governmental agencies and the general public with regard to the potential
impacts on natural and cultural resources and the controls (mitigating measures)
proposed to minimize potential adverse impacts. Additionally, any improvements
within the State Conservation District will require approval from the Board of Land
& Natural Resources through the Conservation District Use application processing,
allowing further scrutiny of the potential impacts and proposed mitigating measures
from proposed uses of this area.

Protection of Endangered Species

Objective:

Policies:

B. Protection of rare or endangered species and habitats native to Hawaii.
B(1) Protect and preserve habitats of rare and endangered wildlife.
B(2) Protect and preserve unique native plant species.

As noted previously, based on the studies conducted specifically for the project,
there are no threatened or endangered species of plants or animals found within the
project boundaries. However, to preserve examples of the native and introduced
vegetation onsite, the landscaped areas will include the use of appropriate species
that are presently found onsite. The native species such as the Euphorbs, Wiliwili
rees and Capparis are planned to be preserved or propagated and used in the
landscaping plan to the furthest extent practical.

Management of Open Space, Watersheds and Natural Areas

Objective:

Policies:

C. Effective protection and management of Hawaii's open space, watersheds and
natural areas.

(3) Protect and manage the lands with historic or natural resources value.
C{3)}a) Establish criteria and evaluate and prioritize areas of private lands with

historic or natural resources value for possible acquisition by public or private
agencies.

.
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C(3)b} Acquire and maintain historic sites for park and other purposes.

C{4) Provide opportunities and facilities to meet public needs for a wide range of
recreational and educational activities within Conservation lands.

C(4)(a) Where possible, make available areas of unique biota or geology for public
appreciation and enjoyment.

C(4)(¢) Maintain scenic and natural open space areas as part of a Statewide system
of parks.

Response: To determine the extent and nature of historic and cultural resources within the
project boundaries, an archaeological survey of the project site was conducted. The
survey was performed in compliance with guidelines established by the State
Department of Land and Natural Resources, Historic Sites Section and guidelines
developed by the Advisory Council on Historic Preservation. Within the petition
area, 471 sites and complexes were identified. Of this total, 180 of these were
recommended for preservation, 18 sites are recommended for selected preservation,
and 268 sites are recommended for data recovery. The developer intends to
incorporate as many of these features as possible into the proposed project through
historic parks and interpretive programs, linked with an extensive pedestrian trail
system. As part of this effort, the Kuakini Wall will be protected and the King’s
Trail (Ala Loa or Ala Aupuni) will be restored in areas where it is currently
dilapidated. Similarly, as noted previously, the natural resources of the area,
especially the shoreline area, will be preserved, maintained and managed as a
passive ocean park area for the enjoyment of residents and visitors.

5.1.3.3 State Education Functional Plan (1989)

The State Education Functional Plan reflects the Department of Education's suategies 1o address
the policies and priority guidelines of the Hawaii State Plan and the goals of the Board of
Education and the concerns of the Education Functional Plan Advisory Committee. As such, it
serves as a mechanism for implementing the Hawaii State Plan as it relates to the directions of the
Board of Education and the programs of the Department. All of the actions are to be undertaken by
the Department of Education and hence, they are not applicable 1o the proposed project.
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5.1.34 State Higher Education Functional Plan (1984)

There are no obiectives, policies or implementing actions in this functional plan that are directly
applicable to the proposed project.

5.1.3.5 State Employment Functional Plan (1989)
The State Employment Functional Plan, the preparation of which was coordinated by the

Department of Labor and Industrial Relations, lists four major issve areas under which specific
objectives have been defined. These issue areas and objectives are as follows:

Issue I: Education and Preparation Services for Employment
Objectives: LA Improve the qualifications of entry level workers and their transition to
employment.

I.LB Develop and deliver education, training and related services to ensure and
maintain a quality and competitive workforce.

Issue IL: Job Placement

Objective: I1.A Improve labor exchange.

Issue III:  Quality of Work Life

Objective: IILA Improve the quality of life for workers and families.
issue 1V, Employment Planning Information and Coordination

Objective: IV.A Improve planning of economic development, employment and training

schvities,
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Under each of the above listed objectives are defined policies to unplement the objectives. The
implementation actions are primarily the responsibility of the Department of Labor and Indusirial
Relations (DLIR) with assistance from other agencies and groups.

Response: The proposed project is generally in concert with the objectives of the State
Employment Functional Plan in that new jobs will be created and/or others, such as
in construction, will be continued for a period of time. By providing additional
employment opportunities in several areas the proposed project would be one more
element of the North and South Kona and West Hawail environment assisting in the
improvement of the quality of life for workers and families. As noted in Section
4.4, the proposed project, at completion of build-out, is expected to generate about
330 jobs, including onsite and offsite positions.

5.1.3.6 State Energy Functional Plan (1984)

The State Energy Functional Plan's most relevant objective is that of the promotion of energy
efficient design. This relates to both overall land use planning and to specific building design and
equipment selection decisions. While specific building designs have not been completed, the
proposed project will adhere to energy conservation standards whenever possible. Elements of
energy conservation that may be incorporated into the project include the use of passive design
principals, which reduce the need for air conditioning and lighting, use of solar energy for water
heating and heat recovery for air conditioning purposes, and the use of energy conservation
lighting systems.

5.1.37 State Health Funcrional Plan (1989)

The State Health Functionai Plan identifies four major priority issue areas on which the plan
focuses. These are (1) preventive health; (2) access 10 health care; (3} environmenial protection:
and (4) internal adminiswatve issues. Of these four, the environmental protecton issue is the most
relevant (0 the proposed project.

Objective: Environmental programs to protect and enhance the environment. Continued

developmeni of new environmental protection and health services pPrograms (o
protect, montior and enhance the quality of life in Hawail.
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Policy:

Response:

5.1.3.8

Air, land and water quality programs. The Depariment of Health (DOH) will
develop and implement new programs to prevent degradation and enhance the
quality of Hawaii's air, land and water.

The objective and policy of the DOH will be implemented through programs that
will include development and implementation of a comprehensive air toxic control
program; development and implementation of a comprehensive solid and hazardous
waste management program; development and implementation of a comprehensive
recreational water quality monitoring strategy; development and implementation of a
non-point source pollution program to protect recreational and other surface waters;
development and implementation of an indoor air pollution control program; and
development and implementation of a groundwater protection program including
groundwater monitoring, safe drinking water and underground injection control.
These actions, in concert with existing duties and responsibilities of the DOH, form

the primary environmental protection elements of the deparmment.

The proposed project will be in compliance with applicable DOH rules and
regulations as well as those established by Hawaii County. A complete marine
survey, including water quality analysis, of the area that may be impacted by the
proposed project has been performed and forms the basis of a part of this EIS (see
Section 4.2.3). In addition, applicable DOH permit/approval requirements will be
complied with. The proposed project will comply with all necessary requirements
related to the DOH penmitting procedures.

State Historic Preservation Functional Plan (1984)

The objectives, policies and implementing actions of the State Historic Preservation Plan are

directed toward State agencies, primarily the DLNR-HSPD. The archaeoclogical resources at the

project site will be surveyed and evaluated by DLNR-HSPD. The developer, with approval from

the County Planning Department and the DLNR-HSPD, will implement the mitigation measures

recommended by the consulting archacologist for any sites that requires additional investgation

and/or protection. All proposed improvements have been sited to avoid significant archaeological

sites. The more durable and appropriate sites would be included as part of an historic Interpretive

program. The applicant plans to maintain and preserve the significant archaeological sites and
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features found within the project boundaries for the education and enjoyment of the residents and
visitors 1o the project area.

5.1.3.9 State Housing Functional Plan (1989)

The Swate Housing Functional Plan, prepared by the State Housing Finance and Development
Corporation, addresses six major areas of concern: (1) increasing home ownership; (2) expanding
rental housing opportunities; (3) expanding rental housing opportunities for the elderly and other
special need groups; (4) preserving housing stock; (5) designating and acquiring land that is
suitable for residential development; and (6) establishing and maintaining a housing information
system. The plan assumes the use of existing programs at both the State and County levels 10
attain the goals of the Hawaii State Plan. The majority of the objectives, policies and implementing
actions of the State Housing Functional Plan apply to the government sector. With regard to the
provision of employee housing, Oceanside 1250 is continuing to discuss with the County and State
methods of satistying its affordable housing requirements for the entire planned development. In
addition to meeting the provisions for affordable housing, in providing up o 1,440 homes, which
would be suitable as primary residences, the proposed project will add significantly to the
County's housing supply, lessening the market demands on lower priced homes. These homes
would be priced for the intended market, safe, sanitary, liveable, and located in a suitable
environment that accommodates the needs and desires of families and individuals who would
reside in these homes.

5.1.3.10 State Human Services Functional Plan (1989)

The State Human Services Functional Plan identifies elderly care, children and family support,
self-sufficiency and service delivery improvements as priority issues. The objectives, policies and
implementing actions of the plan are directed toward State and County agencies for
accomplishment. In general, the proposed project is in concert with the basic philosophy of the
Human Services Functional Plan in that it will assist, through the provision of employment
opportunities, families in achieving economic and social self-sufficiency.

-
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5.1.3.11

Siate Recreation Functional Plan (1984)

The objectives, policies and implementing actions of the State Recreation Functional Plan are
oriented toward improving public recreation opportunities both now and in the future. The
following objectives and policies of the plan are relevant to the proposed project.

Land Use Planning

Objective:

Policies:

Response:

A. Achieve a pattern of land and water resources usage which is compatible with
community values, physical resources, recreation potential and recreation uses
which support comprehensive public land use policies.

A(2) Ensure that intended uses for a site respect community values and are
compatible with the area's physical resources and recreation potential.

A(3) Emphasize the scenic and open space qualities of physical resources and
recreation areas.

The proposed project is favored in part by nearby communities over much larger
facilities that could be planned for the project site. The general feeling of the
communities that would be most affected by the project is that, as planned and
discussed in this EIS, the project is the correct scale for the area. The proposed
project is not only compatible with the area's physical resources but enhances the
area’s recreation potential and will assist in the realization of that potential. Further,
the proposed project emphasizes the scenic and open space qualities of the physical
resources and recreation characteristics of the area.

Conservation and Resource Management

Obiective:

Policy:

B. Establish a system of maintaining natural and cultural resources for present and
future generations, and of managing recreation and other uses in accordance with
sound conservanion principles.

B{1) Exercise an overall conservation ethic in the use of Hawail's resources.
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Response:

Throughout the development of the plans for the project area, Oceanside 1250 has
sought the community’s input, especially with regard to the cultural and shoreline
scenic resources, which would enhance the physical, cultural and recreational
characteristics of the area. The programs that will be developed and implemented
will be designed to preserve the valuable shoreline and cultural resources of the
project site and area for the use and enjoyment of visitors and residents. The
proposed project will continue to follow the conservation ethic that has been
established, as demonstrated through the involvement of the communities with
regard to the matntenance of the coastal and cultural resources of the project site and
area.

Recreational Facilities and Programs

Objecuve:

Policy:

Response:

Obieciive:

Policies:

Response:

C. Provide a comprehensive range of opportunities which fulfill the needs of ail
recreation groups effectively and efficiently.

C(1) Maintain an adequate supply of recreation facilities and programs which fulfill
the needs of all recreation groups.

The proposed project will assist in implementing the above stated objective and
policy by providing a facility that will allow groups to pursue and enjoy their
recreational needs. The provision of the project and associated facilities will be
accomplished by private investment, thereby allowing public funds to be available
for other recreation oriented programs.

D. Assure the provision of adequate public access 1o lands and waters with public
recreation value.

D{Z) Promote the securing of public access 1o resources with recreational value.

D(3} Ensure that the community feels safe and comfortable in accessing to public
recreation lands.

The proposed project includes provisions for public access to the shoreline and 1o
those lands that have public recreation value. Further, the proposed project, acting

o
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in concert with previously established public recreational facilities in the West

Hawail area, will ensure that facilities for both residents and visitors are enhanced.
5.1.3.12 State Transportation Functional Plan (1984)

The overall objective of the State Transportation Functional Plan is to provide for the efficient, safe
and convenient movement of people and goods. The developer will continue 1o work with the
State Department of Transportation, as well as with the County and community, in its planning for
the proposed highway bypass road. As noted in Section 4.6, which specifically addresses those
elements that are applicable to the State Transportation Functional Plan, the applicant intends to
participate in construction of a new highway bypass to divert a portion of the through traffic from
Mamalahoa Highway to relieve current congestion at peak times in the village, at Konawaena
School and Kona Hospital. This bypass would increase capacity and reduce congestion through
the Mamalahoa Highway corridor by providing an alternative route between Kamehameha [1I
Road/Kuakini Highway and the City of Refuge Road. The completion of the highway bypass
would also improve operations at the Mamalahoa Highway/Haleki'i Street intersection.

5.1.3.13 State Water Resources Development Functional Plan (1984)

This functional plan primarily affects governmental operations. The purpose of the plan is to set
forth specific water-related objectives, policies, programs and projects to guide State and County
governments in implementing the broader objectives, policies and priority guidelines of the Hawaii
State Plan. In essence, the plan presents guidelines for the regulation of the development and use
of water to assure adequate supplies in the future; development of water resources to meet
municipal, agriculture and industrial requirements and the reduction of flood damage; and
preservation of water-related ecological, recreational and aesthetic values and the quality of water
resources. With regard to the development and use of water to assure adequate supplies in the
future, the proposed project includes provisions to develop potable and non-potable supplies in
compliance with appropriate State Department of Health and Land and Natural Resources, Water
Resources Development Commission rules and regulations. Non-potable sources would be used
for goif course and landscaped area irrigation. Within this context, the proposed praject is in
concert with the State Water Resources Development Functional Plan.



5.1.4

Coastal Zone Management Act {Chapter 205-A, HRS)

The objectives of the Hawail Coastal Zone Management (CZM) Program, as set forth in Chapter

2054, HRS, include the protection and maintenance of valuable coastal resources. The proposed

project conforms o applicable CZM program objectives as indicated below.

3.1.4.1

Objective:

Policies:

nse:

Recreational Resources
Provide coastal recreational opportunities accessible to the public.

1.b. Provide adequate, accessible and diverse recreational opportunities in the
coastal zone management area by:

1. Protecting coastal resources uniquely suited for recreation activities that cannot
be provided in other areas;

ui. Providing and managing adequate public access, consistent with conservation
of natural resources, 10 and along shorelines with recreational value;

iv. Providing an adequate supply of shoreline parks and other recreational facilities
suitable for public recreation;

vil. Developing new shoreline recreational opportunities, where appropriate, such
as aruficial lagoons, artificial beaches, artificial reefs for surfing and fishing; and

viil. Encouraging reasonable dedication of shoreline areas with recreational value
for public use as part of discretionary approvals or permits by the land use
commission, board of land and natural resources, County planning commissions
and creditng such dedication against the requirements of 46-6.

At present, access 1o the shoreline in the project area is limited due to the lack of
appropriate access, roadways, and parking. Development of the site for the
proposed uses will provide the public with vehicular and pedestrian access o
coastal resources by way of a designated roadway and trail system. Provisions in

the access plan will protect the shoreline resources, as well as historicaily
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Objective:

Policies:

Response:

Objectve:

significant sites. Public parking facilities and use of existing pedestrian paths along
the shoreline area, will further enhance public access to the area.

Historic Resources

Protect, preserve, and where desirable, restore those natural and man made historic
and prehistoric resources in the coastal zone management area that are significant in
Hawaiian and American history and culture.

2.a. Identify and analyze significant archaeological resources;

2.b. Maximize information retention through preservation of remains and artifacts
or salvage operations; and

2.c. Support State goals for protection, restoration, interpretation and display of
historic resources.

A full archaeological inventory survey of the 1,540 acre property was conducted by
CSH. As a result of the Archaeological Inventory Survey, historic sites have been
identified. As applicable, their documentation, protection, and restoration are
incorporated as part of the plans for the proposed development. In accordance with
the recommendations of the consulting archaeologist and other community resource
persons, important sites will be preserved. Where appropriate, selected sites will
be restored and incorporated as part of an overall interpretive program integrated
with a pedestrian trail network. Where recommended, signage will be provided
explaining the significance of the site and its relationship to the history of the area.
Additionally, a historic park will be established within the project and incorporated
as part of the interpretive program providing informartion on the native Hawaiian

and modem history of this area.
Scenic and Open Space Resources
Protect, preserve, and where desirable, restore or improve the quality of coastal

SCENIc and open $pace resources.
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Policies:

Response:

5.14.4

Objective:

Policies:

Response:

3.b. Insure that new developments are compatible with their visual environment by
designing and locating such developments to minimize the alteration of natural
iandforms and existing public views to and along the shoreline.

3.c. Preserve, maintain, and where desirable, improve and restore shoreline open

space and scenic resources.

The proposed development will protect, maintain, or improve the quality of coastal,
scenic, and open space resources. The Villages at Hokukano development is not
planned to encroach upon shoreline or conservation areas. In addition, the golf
course, infrastructure and related facilities will be designed to take advantage of the
natural contours of the land and minimize adverse effects on the environment. The
golf course, open space and landscaped areas, coupled with the low density of the
project, will ensure that the area's open space and scenic resources are maintained.
With regard to maintaining scenic views, the proposed facilities would retain a low
profile to maintain coastal views from mauka areas. Planned facilities are located
such that views along the coast would not be obstructed. Coastal open space itself
and landscaping will be incorporated into the project design to ensure the smooth
visual integration of the project and makai views. All building facility designs will

conform to County zoning and building regulations.

Coastal Ecosystems

Protect valuable coastal ecosystems from disruption and minimize adverse impacts
on all coastal ecosystems.

4.a. Improve the technical basis for natural resource management;

4.b. Preserve valuable coastal ecosysterns of significan: biological or economic
unportance.

To assure that groundwater and nearshore marine water quality is maintained,
standard engineering and design precautions and adherence 10 State, County and
Federal standards will be followed in the design of the drainage sysiem, including
meeting State NPDES permitting requirements. Construction specifications will



provide plans and describe techniques 1o mitgate soil erosion and control sediment
in accordance with County requirements. Design technigues will minimize required
grading and the potential for soil erosion by the establishment of onsite retention
basins. Retention basins or water features will be incorporated to ensure that
surface water is allowed to remain on the property long enough to reduce its
velocity thereby controlling erosion. Water held by the retention basins may also be
reused for golf course irrigation purposes. Surface water runoff to existing
drainageways will be limited to pre-construction volumes. As noted, other
mitigation measures have been incorporated as part of the golf course planning,
design, and operation to mitigate, to the furthest extent practical, the potential for
nutrients or chemicals associated with the golf course maintenance from impacting
groundwater or coastal waters. These measures include:

» Incorporating a “Reduced Turf” golf course design, which reduces turt areas
and subsequent requirements for water, fertilizers, and chemicals;

« Engineering the golf course with a bowl-shaped fairway construction and with a
drainage system designed to collect stormwater runoff or irrigation water
passing through the soil layer and conducting this to the irrigation pond for
reuse on the course;

e Implementing an Integrated Golf Course Management Program (JGCMP) aimed
at minimizing the use of chemicals for golf course maintenance and ensuring
safe handling and storage of all chemicals;

¢ Adopting proven biorational pest control methods when appropriate; and

» Implementing a Water Quality Monitoring and Mitigation Program 1o ensure
ongoing moniworing of sotl and coastal waters for chemicals used in golf course

maintenance and, if indicated, implementing appropriate mitigation measures,

Collectively, these measures represent the state of the art in environmentally
sensitive golf course design and management and are proposed as part of the
development 10 ensure protection of the coastal ecosysiems. Additionally, as a
basis for the proposed Water Quality Monitoring and Mitigation Program, a
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5.1.4.5

Objective:

Policies:

Response:

Obiective:

Quanittative Assessment of the Marine Communities and Water Quality was
conducted for the coastal waters fronting the project site, thus providing a strong
technical basis for the ongoing monitoring of the coastal marine environment.

Economic Lises

Provide public or private facilities and improvements important to the State's
economy in suitable locations.

S.b. Insure that coastal dependent development such as harbors and ports, visitor
industry facilities and energy generating faciliries are located, designed and
constructed to minimize adverse social, visual and environmental impacts in the
coastal zone management area.

5.c. Drrect the location and expansion of coastal dependent developments 1o areas
presently designated and used for such developments and permit reasonable long
term growth at such areas, and permit coastal dependent development outside
presently designated areas when:

i, Adverse environmental effects are minimized.

The proposed development is significantly removed so as not to impact the
surrounding communities, however, it is appropriately located so as 0 make
efficient use of existing infrastructure and public facilities. Additionally, the project
site has the desired scenic and climatic environment to support 2
residential/recreational development as proposed. As noted previously, careful
planning and design for the proposed project will minimize any potential adverse
social, visual and environmenial impacts.

Coastal Hazards

Reduce hazard to life and property from tsunami, storm waves, stream flooding,
erosion and subsidence.
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Policies:

Response:

5.1.4.7

Objecuve:

Policies:

6.b. Control development in areas subiect to storm wave, tsunami, flood, erosion
and subsidence.

6.c. Ensure that developments comply with the requirements of the Federal Flood
Insurance Program.

All habitable structures within the proposed development are located significantly
inland so as to be outside areas of potential tsunami, high storm or wave action.
Public access to the shoreline areas needs to be managed so as to control access
during times of high wave action or tsunami danger. No significant development or
habitable structures will be located in any of the flood hazard zones or
drainageways. Additionally, The governmental agency and public review of this
EIS along with the various permits required for the proposed project ensure that
adequate governmenial controls on the project are being applied. The proposed
project will be designed and constructed in compliance with all applicable Federal,
State and County environmental protection, design and building standard$ and
regulations, including the Federal Flood Insurance Program.

Managing Development

Improve the development review process, communication and public participation

in the management of coastal resources and hazards.

7.a. Effectively utilize and implement existing law to the maximum extent possible
in managing present and future coastal zone development.

7.b. Facilitate timely processing of application for development permits and resolve
overlapping or conflicting permit requirements.

7.¢. Communicate the potential short and long term impacts of proposed significant
coastal developmenis early in their life-cycle and in erms understandable 10 the

general public to fucilitare public participation in the planning and review process.

This EIS has been prepared in compliance with existing State and County
environmental rules (Chapter 343, HRS, and Chapter 200, Department of Health,
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Environmental Impact Rules). It will be used as the environmenial documentation
required to apply for the required permits. Further, Oceanside 1250 has been
meeting with appropriate State and County agency personnel as well as affected
and interested community groups and individuals to communicate the plans for the
project and to solicit their comments for incorporation info the planning process and
this EIS. Public review of the EIS also assures adequate public and governmental
agency review of the project.

5.2 HAWAIL COUNTY PLANS AND CONTROLS
5.2.1 Hawaii County Special Management Area

Approximately 415 acres falls within the "Special Management Area” (SMA) as defined by the
Hawaii County Planning Commission under the provisions of Chapter 205A, HRS, and the
County's Rule 9, Special Management Area (Figure 23). As such, an SMA permit application was
filed with the Hawaii County Planning Commission for the proposed project. That permit
application will be supported in part by this EIS. In essence, County objectives and policies
regarding the Special Management Area mirror the State objectives and policies as discussed in the
preceding section (5.1.4). County SMA guidelines relevant to the proposed project are as follows:

Guidelines A.l, 2, 3,4 and §

These guidelines seek to minimize alterations to any body of water; impose restrictions on public
access 1o udal and submerged lands and beaches; interfere with or detract from the line-of-sight
woward the seq; and minimize adverse effects on water quality and wildlife habitats.

Response: Although the proposed project would not affect the offshore area, the project is
intended to expand and enhance the recreational opportunities available to the
residents of the area as well as visitors w the lodge. The visual character of the
proposed project is expected (o be positive and assist in mainwining the open space
character of the site. Views inland from the shoreline and views seaward from the
highway are not expecied 1o be adversely affected.
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Guidelines B.1, 2 and 3

These guidelines seek to minimize potential adverse environmental impacts; assure that projects are
consistent with State objectives and policies; and assure that projects are consistent with the County
General Plan.

Response: The proposed project is not expected to result in any adverse impacts that cannot be
mitigated. The project is consistent with applicable provisions of the State's coastal
zone management objectives and policies as indicated in the preceding section and
the project will be subject to County regulatory approvals, including a General Plan
Amendment Petition, to ensure consistency with the Hawaii County General Plan.

Guidelines C.1, 2, 3, 4, S and 6

These guidelines seek to assure adequate public access to publicly owned beaches, recreation areas
and natural reserves; reserve public recreation areas and wildlife preserves; and provide liquid and
solid waste treatment, disposition and management that will minimize adverse effects on Special

Management Area resources.

Response: As indicated previously, the proposed project includes provisions for public access
to the shoreline; would provide additional recreational opportunities for the
residents and visitors to the project area; and includes provisions to restore and
preserve the archaeological/historical resources of the project area. Liquid and solid
wastes will be wreated, disposed of and managed in compliance with applicable
Federal, State and County rules and regulations. Liguid wastes will be treated and
disposed of in the wastewater treatment and disposal system to be developed as part
of the project. Solid wastes would be collected and disposed of at approved
County sanitary landfill sites.

52.2 Hawaii County General Plan

The Hawaii County General Plan is the policy document for the long-range comprehensive
development of the Island of Hawail and provides direction for balanced growth of the County.
The Plan contains goals, policies and standards concerning thirteen functional areas as well as a

series of land use maps referred to as General Plan Land Use Pattern Allocation Guide (LUPAG)
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Maps. The present LUPAG Map designations for the property are a mixiure of Orchard, Open
Space and Extensive Agricultural (Figure 24). As part of the anticipated regulatory applications, a
petition will be submitted to the County seeking Medium Density Urban (MDU), Low Density
Urban (LDU}, and Open Area (OA) designations for approximately 763 acres of the project area,
which would allow for the proposed low and medium density residential developments,
recreational amenities, and associated commercial uses, such as the members’ lodge and golf
clubhouse. The area of the anticipated General Plan and State Land Use Petition areas is shown in

Figure 25.

The relevant goals, policies and standards of the functional areas are discussed below.
5.2.2.1 Economic

Goals: * Provide residents with opportunities to improve their quality of life.

*  Economic development and improvement shall be in balance with the physical
and social environments of the Island of Hawaii .

» The County of Hawaii shall strive for diversity and stability in its economic
system.

* The County shall provide an economic environment which allows new,
expanded, or improved economic opportunities that are compatible with the
County's natural and social environment.

Policies: « The County of Hawaii shall assist in the expansion of the agricultural industry,
especially diversified agriculture, through the protwection of important
agricultural lands, capital improvements, and other programs, and continued
cooperation with appropriate State and Federal agencies.

*  The County of Hawaii shall strive for an economic climate which provides its

residents an opportunity for choice of occupation.
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Standards:

Response:

»  The County of Hawaii shall encourage the development of a visitor industry
which is consistent with the social, physical and economic goals of the residents
of the County.

«  The County shall require a study of the significant social and physical impact of
large developments prior to approval.

« The County of Hawaii shall strive for diversification of its economy by
strengthening existing industries and attracting new endeavors.

» The County shall encourage the expansion of the fishing industry, various

forms of aquaculture, and other fresh and ocean water based activities.

The Island of Hawaii should be developed into a unique scientific and cultural
model. The island should become a model of living where economic gains are
in balance with social and physical amenities. Development should be reviewed
on the basis of total impact on the residents of the County, not only in terms of
immediate short run economic benefits.

« New industries which provide favorable benefit-cost relationships 1o the people
of the County should be encouraged. Benefit-cost relationships as used here
include more than fiscal considerations.

The proposed project will increase the availability and variety of job opportunities
tor local residents, resulting in higher employment and improvement of the quality

~ of life for local residents, By working with the community to identfy pertinent

issues, using sensible planning principles, and developing needed support facilities
and infrastructure in an orderly fashion, the proposed project will minimize any
potential adverse effects on the physical and social environment of the area and help
expand the variety and quality of services available to the community. The
proposed development will provide continued employment for those in the
construction and real estate industry and other jobs needed for the operanon and
maintenance of the such related facilities as the golf clubhouse, infrastruciure,
restaurants, and golf course. Also, consistent with the County General Plan’s

economic policy of encouraging ocean based activities, ocean recreational activities
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Goals:

Policies:

Standard:

such as ocean fishing will be provided 1o project residents and to the public. The
economic and fiscal studies conducted for the preparation of this EIS have indicated
that the proposed project will have a positive effect on the local economy by

- providing direct and indirect employment opportunities and bringing increased State

and County tax revenues. Additionally, because the proposed project is generally
residential, rather than tied to the visitor industry, it will be less susceptible to the
cyclical wends of the economy and thus will provide for greater economic stability
to the region and Island’s economy.

Energy
+ Stive towards energy self-sufficiency for Hawaii County.

*  Establish the Big Island as a demonstration community for the development and
use of natural energy resources.

» The County shall strive to educate the public on new energy technologies and
foster attitudes and activities conducive to energy conservation.

* The County shall strive 1o assure a sufficient supply of energy to support

present and future demands.

*  The County shall provide incentives which will encourage the use of new
energy sources and promote energy conservation.

+ New power plants shall incorporate devices which minimize pollution.

To the extent possible, the engineering design of the lodge and associated facilities
will utilize appropriate technologies 1o ensure efficient use of energy. Opportunities
10 conserve energy in the areas of water heating, lighting, air conditioning,
refrigeration and others, as appropriate, will be encouraged in all residential
development, including passive design techniques aimed at reducing mechanical uir
conditicning and lighting requirements.
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5.2.2.3 Environmental Quality

Goal: »  Maintain and, if feasible, improve the existing environmental quality of the
island.
Policies: «  The County of Hawaii shall take positive action to further maintain the guality

of the environment for residents both in the present and in the future.
« Encourage the concept of recycling agricultural and municipal waste material.

Standards: » Pollution shall be prevented, abated, and controlled at levels which will protect
and preserve the public health and well-being, through the enforcement of
appropriate Federal, State and County standards.

« Environmental quality controls are to be incorporated either as standards in
appropriate ordinances or as conditions of approval.

» Federal and State environmental regulations shall be adhered to.

Response: The applicant will endeavor to maintain or improve environmental quality, will
comply with all Federal, State, and County environmental rules and regulations,
and will mitigate potential adverse impacts to the greatest extent practical.
Applicable pollution control measures will be employed. Additionally, in
concurrence with a Marine Water Quality Monitoring Plan prepared for the project,
coastal marine waters will continue to be monitored on an ongoing basis to detect
any significant impacts to water quality. In the area of recycling, wreatment plant
effluents will be used to irrigate the golf course rather than being discharged 1o
groundwaters or coastal marine waters. It is also very likely that landscape and golf
course cuttings will be composted onsite, thus reducing the stream of solid waste.

5.2.2.4 Flood Control and Drainage
Goals: ¢ Protect human hife.

«  Prevent damage to man-made improvements.
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Policies:

Standards:

Response:

Control poliution.

Prevent damage from inundation.

Reduce surface water and sediment runoff.

The County shall promote participation in the Scil and Water Conservation
Districts’ conservation programs for developments on agricultural and

conservation lands.

All development-generated runoff shall be disposed of in a manner acceptable 1
the Department of Public Works.

It is the responsibility of both the government and the private sector to maintain

and improve existing drainage systems and to construct new drainage facilities.

"Storm Drainage Standards,” County of Hawaii, October, 1970, and as
revised.

Applicable standards and regulations of Chapter 27, "Flood Control," of the
Hawaii County Code.

Applicable standards and regulations of the Federal Emergency Management
Agency (FEMA).

Applicable standards and regulations of Chapter 10, "Erosion and
Sedimentation Control,” of the Hawaii County Code.

The proposed development areas described within this application occur

significantly inland 50 as not to be subject to potental threat from strong wave

action or rsunami. Although two minor flood zones, associated with drainageways,

do impact the project site, the development plan will insure that habiiable structures

are placed outside these zones or that necessary improvements are made 1o

accommodate development. Standard engineering and design precautions and
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adherence to State and County design standards will be followed in the design of
the drainage system. Additionally, construction specifications, in accordance with
County requirements, will provide plans and describe techniques to mitigate the
potential for erosion and to control sedimentation. To further ensure that erosion
control is maintained, & marine water quality monitoring program, as previously
noted, has been implemented along the shoreline area to identify impacts, should
they occur.

5.2.2.5 Histonc Sites

)

Q

=3
&

Protect and enhance the sites, buildings and objects of significant historical and
cultural importance to Hawaii.

« Access to significant historic sites, buildings and objects of public interest
should be made available.

Policies: + Agencies and organizations, either public or private, pursuing knowledge about

historic sites should keep the public apprised of projects.

+  The County of Hawaii shall require both public and private developers of land
to provide a historical survey prior to the clearing or development of land when
there are indications that the land under consideration has historical significance.

< Public access to significant historic sites and objects shall be acquired.

»  The County of Hawaii shall encourage the restoration of significant sites on
private lands.

+  Signs explaining historic sites, buildings and objects shall be in keeping with
the character of the area or the cultural aspects of the feature,

Sandards:

The evaluation of the irportance of specific historic sites is necessary for future action. The
following standards establish a framework for evaluating sites.
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Response:

»  Importance in the life or activities of a major historic person.

» Associated with 2 major group or organization in the history of the island or

OIUTIUNLLY.

» Associated with a major historic event (cultural, economic, military, social, or
political).

+  Associated with a major recurring event in the history of the community (such
as annual celebrations).

e Associated with a past or continuing institution which has contributed
substantially to the life of the community.

»  Unique example of a particular style or period.
= One of the few of its age remaining.
+  Original materials andfor workmanship which can be valued in themselves.

*  Sites with a preponderance of original materials in context and complexes rather

than single i1solated sites unless they are of great significance.
+  Sites of traditional and cultural significance.

A full archaeological inventory survey of the property was conducted by CSH.
Historic sites have been identified, and their documentation, protection, and
restoration, where appropriate, are incorporated as part of the plans for the
proposed development. In accordance with the recommendations of the consulting
archacologist and other community resource persons, important sites will he
preserved and, where appropriate, restored and incorporated as part of an overall
interpretive program integrated with a pedestrian trail network, Public access o
important historic sites will be provided, as appropriate. Where recommended.

signage will be provided explaining the significance of the site and its relationship
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5.2.2.6

Goals:

Policies:

Standards:

1o the history of the area. Additionally, an historic park will be established within

the project site and incorporated as part of an interpretive program providing
information on the native Hawaiian and modern history of this area.

Natural Beauty

&

Protect, preserve and enhance the quality of areas endowed with natural beauty,
including the quality of coastal scenic resources.

Protect scenic vistas and view planes from becoming obstructed.

Maximize opportunities for present and future generations to appreciate and
enjoy natural and scenic beauty.

Increase public pedestrian access opportunities to scenic places and vistas.

Access easement to public or private lands which have natural or scenic value
shall be provided or acquired for the public.

Standard criteria for natural and scenic beauty shall be developed as part of
design plans.

The County shall consider structural setback from major thoroughfares and
highways and shall establish development and design guidelines to protect
important view planes.

The following standards provide guidelines for designating sites and vistas of extraordinary natural

beauty which shall be protecied.

@

&

Distinctive and identifiable landforms distinguished as landmarks, e.g., Mauna

Kea, Waipio Valley.

Coastline areas of striking contrast, €.g., Laupshoehoe Point.
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Response:

5.2.2.79

Goals:

= Vistas of distinctive features.
= Natural or native vegetation which makes a particular area attractive.

*  Areas which are harmoniously developed and enhanced by man so as to appear
natural.

The project proposes 1o maintain, as well as emphasize, the rural character of the
area through the integration of a low density development with generous open space
elements. Throughout the project, these homes will be subject to architectural
standards calling for softly contrasting colors and shapes to enhance its visual
integrity with the surrounding area. Public access to the shore with provision for
public parking will be provided within the property allowing greater access 1o
scenic views within the development site. The public access would be provided
through 4 public shoreline trail system integrated with the archaeological interpretive
program. Views to the shore and to Pu’u Ohau from surrounding residential areas
and views to the mountains from the shore will not be obstructed.

Natural Resources and Shoreline

&

Protect and conserve the natural resources of the County of Hawaii from undue
exploitation, encroachment and damage.

* Provide opportunities for the public to fulfill recreational, economic, and

educational needs without despoiling or endangering natural resources.

*  Protect and promote the prudent use of Hawaii's enique, fragile and significant
environmental and natural resources.

*  Protect rare or endangered species and habitats native 1o Hawaii,
¢ Protect and effectively manage Hawaii's open space, watersheds and namral
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»  Ensure that alterations to existing land forms and vegetation, except crops, and
construction of structures cause minimum adverse effect to water resources, and
scenic and recreational amenities and minimum danger of floods, landslides,
erosion, siltation, or failure in the event of earthquake.

Policies: »  The County of Hawaii should require users of natural resources to conduct their

activities in a manner that avoids or minimizes adverse effects on the
environment,

s The shoreline of the Island of Hawaii shall be maintained for recreational,
educational, and/or scientific uses in a manner that is protective of resources and

is of the maximum benefit to the general public.

» The shoreline shall be protected from the encroachment of man-made
improvements and structures.

»  Encourage the use of native plants for screening and landscaping.
Standards:
The following shall be considered for the protection and conservation of natural resources.
+  Areas necessary for the protection and propagation of specified endangered
native wildlife, and conservation for natural ecosystems of endemic plants, fish

and wildlife.

« Lands necessary for the preservation of forests, park lands, wilderness and
beach areas.

»  Lands with a general slope of 20% or more which provide open space amenities

or possess unusual scenic gualities.

< Lands necessary for the protection of watersheds, water sources and water
supplies.
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Response:

5.2.2.8

Goals:

Lands with topographic, locational, soils, climate or other environmental factors
that may not be normally adaptable or required for urban, rural, agricultural or
public use.

‘he Coastal Zone and Special Management Area as defined by stawte and in

accordance with the adopted objectives and guidelines.

‘The development of the Villages at Hokukano will maintain or improve the quality

of coastal, scenic, and open space resources. The proposed project does not impact

the shoreline or conservation areas, other than providing for improved shoreline

access. A botanical survey of the property identified no endangered or threatened

species on site. Native plants species found on site, such as euphorbs, wiliwili,

and capparis would be incorporated in the landscaping plan 10 the extent practical.

In addition, many of the prosopis trees found on site would also be saved and
moved to places where they can provide quick shade.

Housing

®

Attain safe, sanitary, and livable housing for the residents of the County of
Hawaii.

Attain a diversity of socio-economic housing mix throughout the different parts
of the County.

Maintain 2 housing supply which allows for a variety of choice.

Develop beter places o live in Hawaii County by creating viable communities

with decent housing and suitable living environments for our people.

Improve and maintain the quality and affordability of the existing housing
SIOCK.

Seek sufficient production of new affordable rental and fee-simple housing in
the County in a variety of sizes to satisfactorily accommodate the needs and

desires of familiss or individuals.

166

Al




Policies:

Standards:

«  Ensure that housing is available to all persons, regardless of age, sex, marital
status, ethnic background and income.

« The comerstone of the County's housing programs and activities shall continue
to0 be the encouragement and expansion of appropriate home ownership
opportunities for our residents.

» The County shall encourage a volume of construction and rehabilitation of

housing sufficient to meet growth needs and correct existing deficiencies.

« The County shall protect residential property values from depreciating
influences.

Housing standards shall consist of and comply with:

esponse:

» Housing Code

+ Building Code

¢ Electrical Code

« Plumbing Code

+  Zoning Code

o Subdivision Code

«  Standards of the single family and multiple residendal land use element.

The proposed project will provide as many as 1,440 additional residential units,
which can add to the County’s primary housing market. The project would also be
expected to provide provisions for affordable housing, mesting State and County
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atfordable housing requirements. As a result, the project will have an overall
positive impact 1o regional housing conditions, especially with regard to meeting the
goals of the County General Plan.

5229 Pubiic Facilites

Public facilities are separated into four groups in the General Plan: education, protective services,
health and sanitation, and government operations. The goals, policies and standards provided
pertain to provision of facilities by government agencies and, in the area of health and sanitation,
by government and private entities. The following pertain to health and sanitation.

Goal: + Encourage the provision of public facilities that effectively service community
needs and seek ways of improving public service through better and more
functional facilities which are in keeping with the environmental and aesthetic
concerns of the community.

Policy: * The County should encourage the development of new or improvement of
existing health care facilities 1o serve the needs of Hamakua, North and South
Kohala, and North and South Kona.

Standards: *  Sanitary landfill sites for refuse disposal shall be established in accordance with
the needs of communities and shall be landscaped. Appropriately designed and
cost effective transfer station sites shall be located in areas of convenience and
gasy access 1o the public.

Response: The proposed development will serve 10 increase tax revenues o the State and
County and thereby support the goal of expanded protection, health services and
sanitation installations servicing the community. Protection services may be
supplemented with private security, thereby reducing the potential demand for these
services. Water service for this development will be provided through the County
water system where water commitments are sufficient w satisfy the project potable
water requirements. The developer’s contribution through water development
assessments will help 1o upgrade the existing system’s infrasiructure to the benefit
of the surrounding community. Additionally, the developer’s contribution 1o
roadway improvements, including the Mamalahoa Highway Bypass and the
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5.2.2.10

Goals:

Policies:

Mamalahoa Highway/Haleki Street intersection will help to improve current traftic
conditions in the immediate area and surrounding villages.

Public Udlities

®

Ensure that adequate, efficient and dependable public utility services will be
available to users.

¢ Maximize efficiency and econorny in the provision of public utility services.

+ To have public utility facilities which are designed to fit into their surroundings
or concealed from public view.

»  Public utlity facilities shall be designed so as to complement adjacent land uses
and shall be operated so as to minimize pollution or disturbance.

- Provide utilities and service facilities which minimize total cost to the public and

effectively service the needs of the community.

+ Utility facilities shall be designed to minimize conflict with the natural

environment and natural resources.

The Public Facilities functional group is subdivided into five subgroups: water, telephone,

electricity, gas and sewer. Specific policies and standards within those areas are as follows.

Water

Bolicies:

o All waser systerns shall be built to Department of Water Supply standards.

« Improve and replace inadequate systems.

«  Water sources shall be adequaiely protected to prevent depletion and
contamination frorg natural and man-made OCCUITences or events,
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Standard:

Telephone

Policy:

Standard:

Electricity

Policies:

Standards:

®

The fire prevention systems shall be coordinated with water distribution
systems in order to ensure water supplies for fire protection purposes.

Water systems shall meet the requirements of the Department of Water Supply
.l the Subdivision Control Code.

The County shall encourage underground lines where they are economically and
technically feasible. '

In the development and placement of telephone facilities, such as lines, poles
and substations, the design of the facilities shall consider the existing
environment, and scenic view and vistas shall be considered and preserved
where possible.

Power distribution shall be placed underground when and where feasible. The
County shall encourage developers of new urban areas to place utlities
underground.

Route selection for high voltage transmission lines should include consideration

for setbacks from major thoroughfares and residenual areas.

Safety standards for power systems shall conform to safety standards as
established by appropriate regulatory authority.

There shall be a minimization of obstruction of scenic views and vistas by
electrical facilities.

Facilities such as substations shall be aesthetically pleasing.
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Policy:

Standard:

Sewer

Policies:

Standards:

Response:

Gas storage facilities shall be located so as to minimize danger to commercial
and residential areas.

The County's ordinances shall reflect appropriate safety standards for gas
facihities.

The "Sewerage Study for All Urban and Urbanizing Areas of the County of
Hawaii, State of Hawaii,” December 1970 and the "Water Quality Management
Plan for the County of Hawaii," December 1980, shall be used as guides for the
general planning of sewerage disposal systems.

Private systems shall be installed by land developers for major resort and other
developments along shorelines and sensitive higher inland areas, except where
connection to nearby treatment facilities is feasible and compatible with the
County's long-range plans, and in conformance with State and County
requirements.

Schemes for wastewater reclamation and reuse for irrigation shall be utilized
where teasible and needed.

Incorporate sewage works standards proposed in the "Sewerage Study for All
Urban and Urbanizing Areas of the County of Hawaii" and the "Water Quality
Management Plan for the County of Hawair."

Sewerage systems shall be designed for the particular area, depending on
topography, geology, density of population, costs, and other considerations of
the specific area.

Infrastructure systems will be constructed to support the proposed development,
including roadways, wastewater, potable water, drainage, communications and

electrical systems. Use of underground utilities will enhance the physical
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5.2.2.11

Goals:

Policies:

Response:

appearance of the project while also improving the sysiem safety and reliability.

The facilities will conform 1o current standards as w efficiency and quality.
Recreanon

»  Provide a wide variety of recreational opportunities for the residents and visitors
of the County.

»  Maintain the natural beauty of recreation areas.
+ Provide a diversity of environments for active and passive pursuits.

» Recreational facilities in the County shall reflect the natural, historic, and
cultural character of the area.

¢ The use of land adjoining recreation arcas shall be compatible with community
values, physical resources and recreational potential.

*  Public access to the shoreline shall be provided in accordance with an adopted
program of the County of Hawaii.

The proposed project will provide increased recreational opportunities, which
include an 27-hole golf course and ocean related activities to be available to the
public. In addition, the public shall be provided improved access 10 the shore and
to significant scenic and hisiorical sites located within the State Conservarion
District lands through the provision of public parking and a pedesirian access trail
system. Several scientific surveys and studies of the environment at Hokukano
have been made to accurately identify the existing natural resources of the site.
Based on these studies, development plans have been prepared to minimize
potential impacts to the site’s naiural resources and important archaeological sites
and, 1 the greaiest extent practical to protect and conserve them.



5.2.2.12

Goal:

Policy:

Standard:

Response:

5.2.2.13

Goals:

Transportation

» Provide a transportation system whereby peopie and goods can move
efficiently, safely, comfortably and economically.

« The improvement of transportation service shall be encouraged.

« Transportation systems shall meet the requirements of the State DOT and the
County of Hawail.

Traffic impacts related to the overall Hokukano development have been thoroughly
analyzed and described in the traffic analysis performed specifically for the
proposed project by Parsons Brinckerhoff Quade & Douglas. (See Appendices,
Section II-1). The results of this analysis indicate that the future traffic conditions
will be positively affected by the proposed construction of the Mamalahoa Highway
bypass that would traverse the mauka portion of the project site. The proposed
bypass divert much of the through traffic from Mamalahoa Highway, thereby
relieving the current congestion that occurs during the peak hours in the villages of
Kealakekua, Kainaliu and Honalo, and improving operating conditions at the
existing Haleki'i Street/Mamalahoa Highway intersection. The applicant expects to
participate with the State and other land owners in the construction of the highway
bypass. In this manner, the proposed project could serve as the catalyst for
construction of the bypass, allowing the highway to be built more efficiently and
sooner than might otherwise be possible. The necessary Intersection
improvements, in accordance with the State DOT requirements will be provided at
the existing Mamalahoa Highway/Halekii Street intersection and at future
intersections with the highway bypass, if warranted.

Land Use

« Designate and allocate land uses in appropriate proportions and mix and in

keeping with the social, cultural, and physical environments of the County.

«  Protect and encourage the intensive utilization of the County's important

agricultural lands.
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Policies:

Standard:

Protect and preserve forest, water, natural and scientific reserves and open
areas.

‘one urban and rural types of uses in areas with ease of access to community
services and employment centers and with adequate public utilites and facilities.

Promote and encourage the rehabilitation and use of urban and rural areas which

are serviced by basic community facilities and utilities.

Allocate appropriate requested zoning in accordance with the existing or
projected needs of neighborhood, community, region and County.

The County shall encourage the development and maintenance of communities
meeting the needs of its residents in balance with the physical and social
environment.

The designated land uses will be delineated on the General Plan Land Use
Pattern Allocation Guide Map.

Eight types of land uses are addressed individually. Relevant goals, policies and standards are
summarized and discussed below.

Agriculture

Goal:

Policies:

Identify, protect and maintain important agricultural lands on the Island of

Hawaii .
Zoning shall protect and maintain important agricultural lands from urban
encroachment. New approaches to preserve important agricultural land shall be

implemented by the County.

Agriculture land shall be used as one form of open space or as green belt
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Rural-style residential-agriculwiral developments, such as new small-scale rural
communities or extensions of existing rural communities, shall be encouraged
i appropriate locations,

Commercial Development

Goals:

Policies:

Provide for commercial developments that maximize convenience 1o users.

Provide commercial developments that complement the overall patiern of
transportation and land usage within the island's regions, communities and
neighborhoods.

In an effort to assist existing commercial developments, urban renewal
rehabilitation, and/or redevelopment programs shall be undertaken in
cooperation with communities, businesses and government agencies. The key
to the success of these kinds of programs is active and sustained participation

from communities and businesses.

Commercial facilities shall be developed in areas adequately served by
necessary services, such as water, utilities, sewers, and transportation systems.
Should such services not be available, the development of more intensive uses
should be in concert with a localized program of public and private capital
improvements to meet the expected increased needs,

Daswibution of commercial areas shall be such as 1o best meet the demands of
neighborhood, community and regional needs.

Existing strip development shall be converted to more appropriate uses when

and where it 18 feasible,

The development of commercial facilities should be designed to fit into the
locale with minimal intrusion while providing the desired services. Appropriate
infrastructure and design concerns shall be incorporated into the review of such

developments.
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Standards:

Applicable ordinances shall be reviewed and amended as necessary to include
considerations for urban design, aesthetic quality and the protection of amenities
in adjacent areas through landscaping, open space and buffer areas.

There are three types of shopping centers:

Neighborhood centers

Provide: Convenience goods, e.g., foods, drugs, and personal services
Major Shops: Supermarket and/or drug store

Number of Shops: 5t0 15

Acreage: 510 10 acres

Approximate Market: 3,000 people

Community Centers

Provide: Convenience goods, plus "soft line” items, such as clothing, and
"hard line" items, such as hardware and small appliances

Major Shops: Variety or junior department store

Number of Shops: 20 10 40

Acreage: 10 to 30 acres

Approximate Market: 15,000 people

Regional Centers

Provide: Full range of merchandise and services

Major Shops: Full size deparmment store

Number of shops: 40

Approximate market: 50,000 people

Commercial development shall be located in areas adeguately served by

transportation, utilities and other amenities. Commercial developments shall
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Industrial

provide for adequate internal circulation amongst commercial facilities in the
area.

Off street parking and loading facilities shall be provided.
Commercial development shall maintain or improve the guality of the present
environment through the consideration of visual, access, landscaping and other

design elements in their development.

Preference shall be given to commercial lands with a reasonably level
topography.

Industrial development is not a part of the present proposal.

Multiple Residential

Goals:

Policies;

L]

L 4

To provide for multiple residential developments that maximize convenience for
its occupants.

To provide for suitable living environments which accommodate the physical,
social and economic needs of the island residents.

Appropriately zoned lands shall be allocated as the demand for multiple
residential dwellings increases. These areas shall be allocated with respect 1o
places of employment, shopping facilities, education, recreational, and cultural
facilities, and public facilides and uvtilities.

The County shall incorporate reasonable flexibility in the design of residential
sites, buildings and related facilities to achieve a diversity of socio-economic

housing mix and innovative means of meeting the market requirements.

The rehabilitanion and/or utilization of muldiple residential areas shall be
encouraged.
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Standards:

To assure the use of multiple residential zoned areas and to curb speculation and
resale of undeveloped lots only, the County may impose incremental and
conditonal zoning which shall be based on performance requirements.

Applicable codes and ordinances shall be reviewed and amended as necessary ©
include consideration for urban design, and aesthetic quality through
landscaping, open space, and buffer areas.

Areas shall be located in such a manner that traffic generated by high density
development will not be required 1o travel through areas of lesser density en
route to principal community facilities.

Areas shall be protected from incompatible uses by transition zones.

Provide adequate access to arterial streets, shopping facilities, schools,
employment centers, and other services.

Development shall not be permitted in natural hazard areas unless proper onsite
improvements are provided.

Development shall be located in areas where public utilities can be economically

provided a1 a level adequate to meet the demand for the concentrated service.

Recreational areas and/or facilities shall be considered in multiple residential
development.

Residential

To maximize choices of single family residential lots and/or housing for
residents of the County.

To ensure compatible uses within and adjacent single family residential zoned
uses.
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Policies: *  Rural-style residential-agricultural developments, such as new small scale rural
communities or extensions of existing rural communities, shall be encouraged
in appropriate locations.

¢ The County shall incorporate reasonable flexibility in codes and ordinances t©
achieve a diversity of socio-economic housing mix and to permit aesthetic
balance between single family residential structures and open spaces.

Standards: There shall be a transitional area between single family residential areas and

incompatible uses.
»  Major traffic routes shall not be located through single family residential areas.

« Areas shall have basic improvements and amenities necessary for immediate
use.

= Areas shall be limited to low density and medium density residential uses.
Resort
Resort development is not a part of the present proposal.
Open Space

Goal: = Provide and protect open space for the social, environmental, and economic
weli-being of the County of Hawaii and its residents.

Peolicy: «  Open space in the County of Hawaii shall reflect and be in keeping with the
goals, policies, and standards set forth in the other elements of the General
Plan.

Public Lands

Goal: »  Utilize publicly owned lands in the best public interest and to the extent

nossibie, to the maximum benefit for the greatest number of people.
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Policy: «  Encourage uses of public lands which will saiisfy specific public needs, such as
housing, recreation, open space and education.

Response: The - ule and design of the proposed development is in keeping with the social,
cultural and physical environment. Most of the land will be in the form of open
space, either golf course natural open space areas, landscaped areas, or small scale
agriculture. The rural style residential agricultural lots will be a significant feature
of the project, providing benefits in the areas of agriculiure, single family
residences and an open space buffer. As described previously, the applicant plans
to provide opportunities for commercial agricultural activities within the
agriculturally zoned areas by providing the access, infrastructure and site
preparation necessary to support agricultural activities in an ongoing and sustainable
manner. Public access to the shoreline and the State Conservation District will be
maintained and improved. Parking will be provided along with passive and
educational types of recreation activities.

Section 5 of the General Plan provides "Courses of Action"” for the districts of the Island. Those
relevant to the proposed development include the following:

Economic

The County shall assist the further development of agriculture by protecting important
agricultural land for urbanization, by providing necessary resources, such as water, and
through other assistance.

Flood Control and Drainage

*  Druinage recommendations proposed by the South Kona Flood Hazard Analysis for the
Kealakekua, Napo'opo'o and Honaunau areas shall be implemented. These consist of
diversions and catchments to collect and transport water and reduce peak flows from
upper watershed areas through the urban area. The praciice of proper soil conservation
measures and the improvement of existing drainage features complement these
proposals.
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»  Establish and maintain appropriate vegetative cover in high rainfall, sediment and debris
producing areas.

Housing
¢ Since the lands in this district are sloped, the County shall encourage the use of
innovative types of housing developments, such as cluster and planned unit

developments, which take advantage of topographic conditions.

* Aid and encourage the development of a wide variety of housing for this area to atain
diversity of socio-economic housing mix.

Public Facilities
This area is provided for by government agencies.
Public Utilities
+ Pursue groundwater source investigation, exploration and development in areas that
would provide for anticipated growth and that would provide for efficient and economic
system operation
Recreation
*  Expand and/or develop recreational facilities in existing and urbanizing communities.
+  Encourage the development of the coastal area for public recreational use.
Transporiation
= Improve present Kona-Ka'u road.
Land Use
(a}) Agriculbure
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Response:

¢  Assist in the provision of water in agricultural areas.

Single Family Residential

¢ The County shall encourage the concentration of residential structures to avoid

sirip residential development.

¢ Due to the geologic and topographic conditions, the County shall encourage the

use of more innovative types of housing developments, such as zones of mix and
cluster and planned unit developments.

The proposed project includes planned provisions that would encourage and
support intensive agricultural activity in areas that otherwise would remain in
intermittent grazing use. Proper soil conservation measures and improvements 1o
existing drainage areas, where necessary, are proposed as a component of the
planned development. Although the area is subject to relatively low rainfall and
erosion, appropriate precautions for protecting disturbed areas, such as watering
and prompt revegetation, are also proposed. The use of cluster and planned unit
developments that take advantage of topographic conditions are being considered as
part of the planning and design of the planned residential areas. The project would
also be expected to provide provisions for affordable housing, meeting State and
County affordable housing requirements. These provisions, in conjunction with
the proposed residential developments, would add significantly to the variety of
housing available for this area. Additionally, the project has explored the water
resources that are available onsite and has worked with the County Department of
Water Supply to provide for the anticipaied water demands for both potable and
irrigation uses. 1n concert with recreation related goals of the County General Plan,
the project will increase the recreational opportunities available 1o the public by
providing for a passive ocean park with provisions for public shoreline access, and
parking, hiking trails and an interpretive program related to the archaeological
resources of the area. Lastly, the developer’s participation in providing for the
planned highway bypass road will contribute in a meaningful way towards meeting
the General Plan “Course of Action” of improving the Kona to Ka’u Road.
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5.2.3 West Hawaii Regional Plan

The West Hawaii Regional Plan (Office of State Planning, 1989), was prepared because of the
State's interest in formulating and implementing a plan for West Hawaii that would (1) coordinate
State activities in the region in order to respond more effectively to emerging needs and critical
problems, (2) address areas of State concern, (3) coordinate the capital improvements program
within a regional planning framework and (4) provide guidance in the State land use decision-
making process. The plan addresses critical topical issues which require State attention in order o
most effectively meet the region's present and emerging needs. The West Hawaii Regional Plan is
meant to complement the County General Plan and Community Development Plans. The plan’s
focus, however, is in planning for the proposed resort developments in the North Kona and North
and South Kohala Districts of the Big Island. In that the proposed project does not include a resort
component, the recommendations of the plan are not directly applicable to the proposed action.

5.2.4 Hawaii County Zoning

The present County zoning designation of the subject property is A-5a and Unplanned. The
developer has applied for a Change of Zone from Hawaii County to allow for the first phase of a
low density residential/agricultural development. In the second phase of development, another
Change of Zone application will be submitted to the County Planning Department to allow for the

single family residential and lodge uses following State Land Use and County General Plan
approvals.

5.3 CHAPTER 343 (HRS)

Section 343-5(a) of Chapter 343, HRS, states that except as otherwise provided, an environmental
assessment shall be required for eight (8) different types of actions that utilize State lands and/or
monies, propose actions in Conservation District Lands, require an applicant initiated amendment
to the County General Plan. Accordingly, the following actions, which are to be accomplished in
both Phase 1 and Phase II of the proposed development, will trigger the requirement of an
environmental impact statement, pursuant 1o Chapter 343,

+  Anamendment 1o the County General Plan from Extensive Agriculure and Orchards o
Mediumn and Low Density Urban on a 4 763 acre portion of the project site;
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The development of shoreline access and hiking trails possibly within the Conservation
Disimict; and

The restoration and improvement of the King’s Trail (Ala Loa or Ala Aupuni), a Swate
ned t corie wrail constituting use of State lands.
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6.0 CONTEXTUAL ISSUES

6.1 RELATIONSHIP BETWEEN SHORT TERM ISSUES AND MAINTENANCE
OF LONG TERM PRODUCTIVITY

As discussed in the previous sections of this document, the subject property is largely vacant with
portions being used for grazing purposes. No other short term uses of the property that may have
potential negative long term consequences have been identified. Potential long term impacts from
the current use, primarily as a result of the exposed areas from grazing activities, continued erosion
of soils and the impacts to the marine ecosystem from non-point runoff, including cattle wastes,
are unknown and unquantifiable without the benefit of long term environmential studies. As
discussed in Section 3, the alternatives to the proposed project would include retaining the project
area 1n 1t current use. This would present a less than optimum use of the land. The proposed
facilities, including the members' lodge, golf course and residential units, would result in a
significant social and economic benefit to the community in the form of increased job opportunities
and increased tax revenues. Direct full and part time employment opportunities and temporary
construction employment will be generated by the project and these in turn will impart multiple
benefits to the island and regional economy. The public revenues from excise, personal and real
property taxes are expected to far exceed and offset any expenses associated with the expansion of
public services or public facilities needed to meet both the project development and indirect
population growth.

With regard to the long term impacts to the environment from the proposed development, the
subject property possesses the locational and physical attributes, including ocean and mountain
views, proximity to the coast, appropriate slope characteristics and a relatively dry and mild
climate, which are ideally suited for the proposed use. The studies performed for this EIS have
also indicated that the proposed project is compatible with and will enhance the existing natural

environment,

The proposed residential/recreational community, as planned, will be of the same high guality as
other projects undertaken by the developer, such as the Desert Highland and Desert Mountain
projects in Scotisdale, Arizona, both of which are noted for their sensitivity 1o the environment and
quality of design. Other long term benefits include the productive use of the property in a manner
in which the low density rural character of the region would be maintained through careful site

planning and integration of significant open space elements. The open space of the coastal area.
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comprising the area within the State Conservation District and vistas © the ocean and mountains,
would be retained for the long term benefit of residents and visitors to the area. Increased
recreational and economic opportunities for all socio-economic levels would also be provided,
along with increased community services and facilities.

6.2 IRKLVERSIBLE AND IRRETRIEVABLE COMMITMENTS OF RESOURCES

The development of the proposed project and resultant construction of the 27-hole golf course, golf
clubhouse, members' lodge, residential units and supporting facilities would result in the
irreversible and irretrievable commitment of certain natural and fiscal resources. Major resource
commitments include the land on which the proposed project is located and the money,
construction materials, manpower and energy required for the project’s completion. The impacts
represented by the commitment of these resources, however, should be weighed against the
positive socio-economic benefits that could be derived from the project versus the consequences of

either taking no action or pursuing another less beneficial use of the property.
6.3 OFFSETTING CONSIDERATIONS OF GOVERNMENTAL POLICIES

There are inherent conflicts in the goals and objectives of the land use plans, policies and controls,
and the proposed project's relationship t various policies must be reconciled against those plan
elements which most appropriately apply. As indicated in Section 5, the proposed project would
be consistent with the applicable Hawaii County General Plan goals, policies and standards
following adoption of the proposed General Plan Amendment and rezoning required for the
proposed project. As also indicated in Section S, the proposed project is consistent with the
applicable Hawaii State Plan and various functional plans, as well as the objectives and policies of
the Hawail Coastal Zone Management Program (Chapter 205A, HRS). Significant adverse effects
are not expecied to result from the proposed project. There may be some minor tmpacts, bui these
are thought w be offset by the benefits accruing from the project. State and County plans have
encouraged quality residential developments on the Island of Hawaii, especially when these have

been planned in concert with community goals, as expressed within the County General Plan.

Regional infrastructure required o support the project are present or planned. Additions that may
be required would largely be provided by the developer or funded through increased tax revenues
that the project would generate. The project development is consistent with governmental policies
calling for increased access 10 the shoreline and increased recrearional facilities and opportuniues.

186



The analysis of direct, indirect and induced County revenues versus County expenditures
generated by the proposed project, as shown in Section 4, indicates that the benefit cost ratio
would be favorable and range from 10.4 o 8.2, and State revenue to expenditure ratio would range
from 8.9 10 2.8. The State might expect to net approximately $8.69 million, and the County may
expect 1o net approximately $8.67 million in additional annual revenues at the project completion
{in 1992 dollars). While the above analysis does not quantify the environmental costs, the adverse
environmental impacts of the proposed project are relatively minor, while the potential positive
environmental and social impacts appear to be significant. The current sedimentation and erosion
of soils would be arrested through the landscaping and maintenance of open space areas, and the
coastal area monitored on a continual basis. Public access to the shoreline would be improved and
managed in a manner that would protect the historical and archaeological sites in this area and
overuse of the coastal resources. Historical and archaeological sites would be protected and
incorporated into the development plan, thereby adding to the cultural resources of the County and
State and needed employment, economic and housing opportunities would be provided.
Generally, as discussed in Section 5, the plan is consistent with relevant government plans and
policies. It would fulfill the goals of the Hawaii County General Plan, which call for economic
growth that maintains the desired physical environment that meets the needs of Hawaii's people.

6.4 UNRESOLVED ISSUES

During the past years, the project developers and their representatives have conducted numerous
meetings and site tours with groups and individuals, met with agency representatives both on and
offsite, and conducted several public informational meetings in order to identify and address to the
extent practical the issues and concerns pertaining to the proposed development. All the issues
raised have been addressed in this EIS, although some may be considered as unresolved at present.
These issues are listed below, along with a brief discussion as to the process for their eventual
resolution. In most cases, these issues relate 1o the development of further plan detils that are
unavailable at this time but are planned as part of the planning and regulatory approval process.
The developer will continue to work with residents of the area, organizations and pertinent County
and State agencies 10 resolve these issues.

Issue #1: Aliwnment and Timine of the Hishway Bypass

The State has proposed a bypass road to relieve waffic congestion within the towns of Kealakekua,
Honalo and Kainaliv, however, this item is far down on the State DOT's priority list, indicating
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that it will likely be some time before the proposed bypass would receive significant attention. The
developer has proposed a privately funded alternative, which, although shorter in length, would
accomplish much the same objectives as the State's proposal. As proposed, the highway bypass
road would be desizned and built by the developer with the review, inspection and approval of the
State D{3'  na ion, there would be a contribution agreement required of future developments
inthe are.  funy deir fair share of the proposed bypass, thereby returning a portion of the cost
advanced by the initial developers. Several meetings have taken place with property and business
owners, agency representatives and developers regarding the proposed bypass concept. Although
a precise alignment, intersection configuraiion and timing for construction have not been
determined at this time, the inital proposal put forth by Oceanside 1250 has received a favorable
response by the State DOT, other developers, and surrounding landowners. The proposal offers
the prospect of constructing the much needed bypass in a shorter time and at no expense 1o the
State. The developer will continue to work with the State DOT, developers and landowners in the
area, the business community, as well as other interested citizens to implement their proposal of
construction of the highway segment. The specific alignment and design details will follow receipt
of the requisite regulatory approvals related to the Villages at Hokukano, and further engineering
design.

Issue #2: Affordable Housing

The proposed residential community does not include an onsite affordable housing component.
The developer fully intends to comply with the affordable housing requirements that are in place at
the time of land use approvals. Both the County and the State are reassessing the affordable
housing requirements, which are conditioned as part of land use approvals. The developer has
investigated options for integrating the affordable housing as part of the proposed development
using the Staie's current guidelines, however, in order to make the project financially viable, the
resulting density would not have allowed for a sensitive treatment of the land, ror would it have
ailowed the developer to retain the rural character, which would be in keeping with the area. It is
felt that affordable housing would best be located in another location where it would betrer it with

the urban fabric and be in proximity 1o the necessary supporting public services and facilities,

Issue #3: Porable Warer

Oceanside 1250 has completed a test well onsite that has shown 10 be a suitable source of brackish

water for meeting the landscaping and goif course irigation requirements for the proposed Droject.
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{No brackish water will be used in combination with treated effluent to meet the irrigation needs of
the project). The well has shown to be of sufficient quality and quantity to meet the project
requirements for brackish water. The developer also has commitments from the County for 499
units of potable water from the County water system, which is sufficient to meet the requirements
of the first phase of development (367 lots and goif club use). Additionally, the owner has secured
agreements to develop other sources of water in the area. From inidal indications from the County
and State's exploratory wells in the area, there appears to be an ample source of high level water
for potable uses, especially in the areas above the 1,200 foot elevation. The developer plans
secure additional water development agreements from the County for the subsequent phases of
development, or develop additional well sources in the area through previous water development
agreements. The specific sources that would meet these future requirements are unknown at this
tume; it would be premature, however, for the developer to acquire any further water commitments
from the County or to develop additional water sources prior to receipt of initial land use
approvals.

Issue #4: Site Preservation Measures

A complete archaeological survey was conducted by Cultural Surveys Hawaii for the 1,540 acre
parcel (Appendices I11-1 and III-2). Based on the field reconnaissance, limited data recovery and
subsurface testing, initial significance determinations and treatment recommendations were
provided. The survey report was submitted in February 1993 to the DLNR-HSPD for review and
approval. Although the property has been thoroughly surveyed for the presence of archaeological
or historical features and sites have been identified and evaluated as to their potemiai historic or
cultural significance, the specific measures for site preservation and appropriate buffer reatment
will be determined at a later point in the approval process through discussions with the DLNR-
HSPD, the Hawaii Island Burial Council and the County of Hawaii Planning Department. The
applicant will continue o work closely with local historians and cultural specialists, as well as
representatives from DLNR-HSPD in gaining a full appreciation of the archaeological features that
are present on the site and in preparing a comprehensive plan for site protection, preservation and
interpretive development.

issue #5 Historic Trails and Boads

An inigal investigation of historic mails in the project area has shown reference with historic grant

documents 10 a "public road” that traverses the site in the north/south directions. In some
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ingtances, map references 1o this public road appear to generally align with the existing wails and
porticns of the "King's Trail". Although the King's Trail is only evident in select portions and the
public road is never referred to as the King's Trail, it is not known at this time whether the King's
Trail and the aforementioned public road are one and the same or whether the eariier reference to
this trail as a pubic road would place this portion under the State's ownership. A final
determination on this matter can only follow further archival research and discussions with the
State. As with the other historic trails and sites that may be present on the property, the measures
for protection and treatment will be determined as part of the regulatory approval process.
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7.0 PARTIES CONSULTED AND THOSE WHO PARTICIPATED IN
THE PREPARATION OF THE EIS

7.1 CONSULTED PARTIES IN PREPARATION OF THE DRAFT EIS

The notice of the availability of the EIS Preparation Notice and Environmental Assessment for the
Villages at Hokukano was published in the OEQC Bulletin by the Office of Environmental Quality
Control on April 8 and 23, 1993. In addition to holding a series of community informational
meetings in Kona, Kealakekua and Napo'opo'o, representatives of the applicant have personally
roet with a wide variety of public agencies, community organizatons, elected officials and private
citizens. The agencies, organizations and individuals consulted about the project are listed below.
Those who commented on the Environmental Assessment in writing are listed on Table 4. Copies
of their correspondence and responses thereto are reproduced at the end of this section.

7.1.1 Agencies Consulted

+  County of Hawaii Department of Planning

+  County of Hawaii Department of Public Works

» County of Hawaii Department of Water Supply

»  Office of State Planning

» State of Hawaii Department of Education

+  State of Hawaii Department of Land & Natural Resources

»  State Historic Preservation Division, Department of Land & Natural Resources
State of Hawail Department of Transportation

< State Land Use Commission

+  U.S. Department of Agriculiure, Soil Conservation Service

7.1.2 Business & Community Groups Consulted

¢ AFL-CIO Local 368

= Agrculmure Development & Coordination Commitiee
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Amencan Lung Association

Amy Greenwell Botanical Gardens
Big Island Traffic Safety Council
Carpenter’s Union - Local 745
Conservation Council

County Mauka Rotary Club
Discovery Charters

Exchange Club of Kona

Greater Kona Community Council Office
Hawaiian Civic Club

Hawait Island Environmental Council
Hawaii Leeward Planning Conference
Japanese Civic Associations

Junior Golf

Kainaliu Business and Professional Association
Ka Lahui Hawaii

Keauhou Visitor Center

King Kam Divers

Kiwanis

Kona Board of Realiors

Kona Coast Divers

Kona Conservation Group

Kona Farmers Coop

- Kona Historical Seciety

Kona Kai Farms

Kona Lions Club
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7.1.3

The Draft EIS for the Villages at Hokukano was distributed 1o all required agencies and
organizations indicated within the Draft EIS Distribudon List, Guidebook for the Hawaii State
Environmental Review Process, prepared by the Office of Environmental Quality Control.
Additionally, copies of the Draft EIS were also submitted to many community groups,
organizations and individuals who expressed interest in participating in the Draft EIS review
process. Those who received a Draft EIS are listed in Table 5.

Kona Outdoor Circle

Kona Regional Senior Center
Kona Surf Resort

Kona Traffic Safety Commttee
Kona Traffic Safety Council
Konawaena Elementary School
Konawaena High School

Lions

Mauka Rotary Club

Protect Kahoolawe Ohana

Public Access Shoreline Hawaii
RC & D Forestry

Rotary Club

Sierra Club - Moku Loa Group (East Hawaii)
Sierra Club - West Hawaii Group

West Hawaii Committee

Citizens
Deborah Chang
Lois Tyler

CONSULTED PARTIES IN PREPARATION OF THE FINAL EIS
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Table 4
Comments Received on the Environmental Assessment/
Environmental Impact Statement Preparation Notice

Name/Organizaton Date
Deborah Chang 5/7/93
Office of Environmental Quality Control 3/23/93*
Lois Tyler No date

*No substantive comment nor response



Table 5
Draft EIS Distribution List

Federal Agencies

. United States Environmental Protection Agency, Regional Division
. United States Army Directorate of Facilites Engineer

. Department of the Navy, Naval Base, Pearl Harbor

. Seoil Conservation Service

. United States Army Corps of Engineers

. United States Coast Guard

. United States Fish & Wildlife Service

. United States Geological Survey

State Agencies

. Office of Environmental Quality Control

. Department of Agriculture

. Department of Accounting & General Services

. Department of Defense

. Department of Health

. Department of Land & Natural Resources

. Department of Land & Natural Resources Historic Preservation Office
. Department of Land & Natural Resources Forestry & Wildlife

. Na Ala Hele

. Department of Business, Economic Development and Tourism

. Department of Business, Economic Development and Tourism, Library
. Department of Business, Economic Development and Tourism, Energy Office
. Housing Finance & Development Corporation ’

. Department of Transportation

J State Archives

. Office of State Planning

. Department of Human Services

County Agencies

o Planning Department

o Depariment of Parks & Recreation

. Department of Public Works

. Deparmment of Research & Development
. Department of Water Supply

University of Hawali

» Environmental Center
- Water Resources Research Center
- University Sea Grant Extension

News Media

* Honolulu Swr Bulleun
. Honolulu Advertiser

¢ Suri Press

. Hawan Tribune Herald

. West Hawaii Today



Libraries

University of Hawaii, Hamilton Library
University of Hawaii at Hilo Campus Library
Legislative Reference Bureau

State Main Library

Kaimuki Regional Library

Kaneohe Regional Library

Pearl City Regional Library

Hilo Regional Library

Kahalui Regional Library

Kauai Regional Library

Holualoa Library

Kailua-Kona Library

Kealakekua Library

Non-Governmental Agencies. Community Organizations & Individuals

American Lung Association

Hawaiian Electric Company

Office of Hawaii Affairs

Agriculture Development & Coordination Committee
Big Island Traffic Safety Council

Carpenter's Union Local 745

Conservation Council

County Mauka Rotary Club

Exchange Club of Kona

Hawaii Island Environmental Council

Hawaii Leeward Planning Conference
Kainaliu Business & Professional Association
Kona Board of Realtors

Kona Farmer's Coop

Kona Historical Society

Kona Traffic Safety Commitiee

Sierra Club Moku Loa Group

Sierra Club West Hawaii Group

West Hawail Comminee

Deborah Chang

Lois Tyler

- The Ocean Recreational Council of Hawaii (TORCH)
Schutte Fleming Wrighs, Atorneys at Law
Michael Matsukawa, Esq.

Councilman Keola Childs

Napo'opo'o Village Council

Ka Lahu Hawaii Moku o Hawaii

Kona Conservation Group

'l."l i ' III l'": l % . 5 ' 5



The notice of the availability of the Draft EIS for the Villages at Hokukano was published in the
OEQC Bulletin by the Office of Environmental Quality Control on June 23, July 8, and July 23,
1993, The agencies, organizations and individuals who participaied in the Draft EIS review by
written correspondence are listed in Table 6. Additionally, copies of their correspondence and
responses thereto are reproduced at the end of this section.
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Comments Received on the Draft EIS

Name/Organization

Department of the Interior

Deparmment of Transportation

Ka L.ahui Hawai't Moku o Hawai'l
Wilmot B. Boone, M.D.

Napo'opo'o Village Council, Inc.
Charles Young

Office of State Planning

Department of Health

Jerry Rothstein

Kona Conservation Group

Valerie Rounsfull

Ka Ohana O Ka Lae

Department of Budget & Finance, HFDC
University of Hawaii Environmental Center
Deborah Chang

Maryna Allan

County of Hawaii Planning Department
Department of Land & Natural Resources
Office of Environmental Quality Contwrol
Board of Agriculture

Shanti Devi

Na Ala Hele

Department of the Navy

Table 6

Department of Business, Economic Development & Tourism

State Land Use Commission

Department of Accounting & General Services

United States Department of Agriculture

Deparmment of Business, Economic Development & Tourism ( Energy Division)

Rebecca Layton

*No substangve comment

Dae
8/25/93*
8/16/93
8/13/93
8/12/93
8/12/93
8/12/93
8/10/93
8/10/93
8/7/93
8/7/93
8/17/93
8/6/93
8/6/93
8/6/93
8/6/93
8/6/93
8/5/93
8/5/93
8/4/93%
8/2/93
8/1/93

793
6/30/93

No date
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LANDSUAPE ARCHITECTURE
PLANNING
ENVIRONMENTALSFUDIES

June 8, 1993

Ms. Deborah L. Chang
P.O.Box 3226
Lihue, Kauai 96766-6226

SUBJECT: DRAFT ENVIRONMENTAL IMPACT STATEMENT
VILLAGES AT HOKUKANO

Dear Ms. Chang:

Thank you for your letter of May 7, 1993 to Virginia Goldstein in which you request a copy of the
Draft Environmental Impact Statement (DEIS) and request that a full description of the proposed
improvements and changes to all historic trails, including a map showing the proposed network, be
included in the DEIS. A general description of the proposed trail network is included with the
discussion on historical and archaeological resources in Section 4.3 of the DEIS and a map exhibit
of the proposed trail network is included within the discussion on the shoreline trail system in
Section 4.7.4. With regard to the existing trails, the following description from the Archaeological
lnventory Survey prepared by Cultural Surveys Hawaii is provided:

“One major trail is located within the project. It is known as the King’s Trail and is
still discernable along the northern half of the project area. The trail runs from the
northern boundary at approximately 20 feet a.m.s.l. to the mauka side of Pu’u
Ohau. The wail then turas mauka and runs roughly parallel with the “Great Wall of
Kuakini” until the southern project boundary where it continues into the ahupua’a
of Keopuka. The portion of the trail mauka of Pu’u Ohau to the south boundary
was not observable on the ground; however, its location was obtained on historic
maps. The portion of the trail that is distinguishable on the ground follows the
general route of the Greenwell Road (reportedly built by the Greenwell Family),
which at one time connected Keauhou Bay 1o the north and Kealakekua Bay
setilement at Kaawaloa to the South.”

As part of the proposed improvements for the King’s Trail, in those portions where the trail exists,
Oceanside 1250 proposes 1o preserve the trail in place, with slight modifications, as necessary. in
those areas where there is no evidence of the trail, the developer proposes 1o reestablish the trail in
the general area where it was once located based upon existing map information, historical
references, and compatibility with the proposed land use plan. :

With regard (o other trail improvements, the developer has proposed 4 trail network linkang sites of
archaeological and historic significance as part of the interpretive program. The trail network
would also provide access (o the shoreline area. The proposed wail network and site improvements
are conceptual at this point. The details of the trail improvements would be prepared as part of
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Ms. Deborah Chang
June §, 1993
Page Two

further archaeclogical work, in conjunction with the regulatory approval process.
Recommendations for site preservation and interpretive development will be developed by the
consulting archaeologist in conjunction with the recommendations of the Department of Land &
Natural Resources Historic Preservation Program (DLNR-HPP), the State Na Ala Hele Trails
Advisory Group, and other pertinent agencies, historical organizations, resource professionals and
interested community members. The mitigation program for archaeological sites, which will
include plans for site preservation, will require approval by the County Planning Department in
consuitation with the DLNR-HPP prior to issuance of grading permits for any portion of the
proposed project.

With reference to the use of the term “King’s Trail” or “Cart Trail”, as it is sometimes referred, this
name has been used commonly by all those who have been involved with the project, including the
archaeologist, as noted above. There is, however, a Hawaiian name for the trail, which we believe
is correct, that being Ala la loa. There are other map references that refer to a “Public Road” or
“Old Government Road” in the same general alignment as the King’s Trail. This is assumed to be
the same as the Greenwell Road referred to above. Should you know of other references, we
would appreciate any information you might be able to provide us.

Again, | thank you for your inquiries. Shouid you have any further questions, please do not
hesitate to contact either myself (961-3333) or Mr. Richard Frye, Project Manager at Oceanside

1250 (326-2966).

S M. LEONARD, AICP
anaging Director
PBR HAWAII - Hilo Office

Sincerely,

ce: V. Goldsiein
R. Frye
B. Kudo
L. Tanimoto
. Leslie
. Hulse



JOHN WAIREE

COVERNOR

BRIAH 5. S CHOY
ieoetar

STATE QF HAWAI
OFFICE OF ENVIRONMENTAL QUALITY CONTROL
220 SOUTH KNG STREET
FOURTH FLOOR

HOROLULLY, HAWAN 96813
TELEPHONE 008! 5884188

March 23, 1993

Ms. Virginia Goidstein, Flanning Director
County of Hawaii Planning Department
25 Aupuni Street, Room 109

Hilo, Hawaii 96720-4252

Attention: Mr. Daryn Arai

Dear Ms. Goldstein:

SUBJECT:  EIS PREPARATION NOTICE (EISPN) FOR THE VILLAGES AT HOKUKANO,
NORTH & SOUTH KONA, HAWAII

We have completed our review of the subject document and have a few comments {o offer.

When submitting the Draft EIS for this project, please describe the impacts and mitigation
measures in regard to the risks of earthquake and volcanic gruptions in the area, if any.

Please consider printing the Draft EIS on both sides of the paper to cut down on paper and
postage costs.

i you have any guestions, please call Margaret Wilson at 586-4185. Thank YOu.

Sinceraly,

Brian J.J. Choy
Director

c: Scott A, Shiigi, PBR Hawaii
Richard Frye, Oceanside 1250
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PBR

| H AWAILIL

LANDSCAPE ARCHITECTURE

PLANNING

ENVIRONMENTAL STUDIES

June §, 1993

Ms. Lois Tyler
P.G. Box 1001
Captain Cook, HI 96704

SUBJECT: COMMENTS TO ENVIRONMENTAL IMPACT STATEMENT

NOTICE OF PREPARATION (EISPN)
VILLAGES AT HOKUKANOQO

Dear Ms. Tyler:

Thank you for your letter regarding the Environmental Impact Statement P‘rcparatvion Notice
(EISPN) for the Villages at Hokukano expressing your concerns about the project. For the most
part, your questions have been addressed within the various sections of the Draft Environmental

Impact Statement (DELS), but to answer your specific questions, I'll address them individually as
they are listed in your letter.

1)

The effects on Kealakekua Bay:
a) The effects of chemicals carried by currents on the sea life at Kealakekua Bay.

b) The effects of silt runoff from construction activities to the shoreline area fronting
the project site.

) (1-4) Discassion of the potential impacts on coral, marine life, commercial and
public uses in the bay and potential impacts on the Bay’s status a5 a marine life
conservation area.

e

esponse: A discussion of the potental impacts to the marine environment as a result of
the proposed development is found in Section 4.2.3 of the DEIS. In general, we do not
expect the proposed project to negatively impact the coastal waters fronting the project site,
and therefore, no negative impacts 1o marine life or use of any other waters, including
Kealakekua Bay, either directly or indirectly, are anticipated. We have heard from a few
people who expressed concern that chericals used in the maintenance of the golf course
might leach down through the soil and eventually find their way 1o the coastal waters,
impacting the marine ecosystem. There have been several studies performed on coastal
golf courses in Hawaii from which there has been no indication that the goif courses have
had an adverse impact 1 ground or nearshore water quality.

Richard E. Brock, Ph.D., the marine biologist who performed the marine water quality
studies for the waters fronting the Villages at Hokukano, has been monitoring the
anchialine (brackish and tidal) ponds and coastal waters fronting the Waikoloa Resort for
the past eight years. The scientific monitoring program taking place at Waikoloa under the
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June &,

Page 2

1993

auspices of the University of Hawaii at Manoa has shown that although nutrient levels do
fluctuate, they remain well within the levels found in other natral conditions along
undeveloped portions of the West Hawaii coast. The program also found no discernible
impact to the marine biota in either the ponds or the coastal waters fronting the Waikoloa
Resort. From Dr. Brock’s analysis of coastal waters fronting the Villages at Hokukano,
his assessment is that there is little or no potential threat to the marine community as a result
of the proposed development. However, to ensure that any potential threat to the marine
environment is minimized to the greatest extent practical, Oceanside 1250 has proposed the
following measures as part of the design of the golf course:

. Engineering the golf course with a bowl-shaped fairway construction and with a
subsurface drainage system designed to collect stormwater runoff or irrigation
water passing through the soil layer and conducting this to the irrigation pond for
reuse on the course;

. Incorporating a “Reduced Turf” golf course design, which reduces fairway areas
and requirements for water, fertilizers and chemicals;

. Implementing an Integrated Golf Course Management Program aimed at minimizing
the use of chemicals for golf course maintenance and ensuring safe handling and
storage of all chemicals;

. Adopting Hawaii proven bio-rational pest control methods when appropriate; and

v Implementing a Water Quality Monitoring and Mitigation Program to ensure
monitoring of soil and coastal water conditions for chemicals used in golf course
landscaping and, if indicated, implementing appropriate mitigation measures.

Taken collectively, these represent the state of the art in environmentally sensitive golf
course design and management. Part of this effort, as indicated, includes an ongoing
monitoring program, not only of the irrigation water as it passes through the soil layer, but
also of the ground and coastal waters. Should any significant change to water chemisry be
detected at any of these points, corrective measures can be taken prior to there being any
adverse impact o the marine environment. Correspondingly then, since negative impacts
to the marine waters fronting the project are not anticipated, those areas further removed
from the project site, such as Kealakekua Bay, would likewise be unatfecied.

Transportation/Circulation:

a) The DEIS should show the highway bypass alignment, including where it connects to
Mamalahoa Highway to the north and south of the project.

Response: A full discussion of the planned bypass road, including a map showing the
proposed alignment and connection points 10 Mamalahoa Highway, is included within
Section 4.6.1 of the DEIS. [ have also included this exhibit for vour reference. In
summary, the developer has proposed a shorter alignment than that which was originally
proposed by the State. In the 1970’s, the State Department of Transportation proposed a
highway bypass for a portion of Mamalahoa Highway that would have departed the
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highway just south of the Kamehameha U intersection and continued south to a point well
beyond Honaunau. The developer’s proposed alignment would be similar 1o the State’s
except the northernmost intersection would be moved southward along Mamalahoa
Highway to the area between Pu’uloa Subdivision and Higashihara Park. The developer’s
proposed alignment would run between Higashihara Park and Pu’uloa Subdivision, reach
the State’s alignment at the 800 foot elevation and then follow the State’s alignment through
the Villages at Hokukano land where it would begin to curve in a mauka direction to
intersect Mamalahoa Highway near the current intersection with Nape’opo’o Road. As
part of the construction of the proposed highway bypass, intersection improvements would
be made at Napo’opo’o Road in order to eliminate the dangerous curve and intersection
conditions that presently exist.

As proposed, the developer, together with other major landowners, would combine efforts
and funds toward the construction of the shorter version of the proposed bypass highway.
The highway would be designed and built by the developers with the approval, inspection
and some participation by the Department of Transportation (DOT). Additionally, there
would be a contribution agreement that would require future developments in the area to

pay their fair portion of the proposed bypass, thereby returning a portion of the cost to the
initial developers.

It is felt that, through private sector efforts, including those of Oceanside 1250, the
highway bypass can be built in a relatively short period compared to the length of time 1t
would take if done by the State DOT, considering its position on the priority list and the
State’s more complicated processing requirements.

Although the proposed alignment and improvements are conceptual at this time, in
reviewing this proposal with the DOT, other developers, landowners, business owners,
and interested citizens and organizations, the developer has received a favorable response.
It is felt that this proposal offers the potential of providing a less expensive highway, built

in a shorter time and providing much needed relief to traffic conditions along this portion of
Mamalahoa Highway.

Historical, Archagological and Cultural Sites:
a) Disclosure of the Kona Field System,

o) Hawaiian groups, such as the Hawaii Island Burial Council, Ka Lahui, and others
should be consulted in the evaluation of cultural sites in that the golf course
designer’s ideas for site preservation may not agree with that of the Hawaiians,

Response: First, allow me to clarify that the golf course designer does not determine which

sites are preserved or the eventual treatment for these sites. These requirements are

determined by others then the designer works to make the golf course compatible with
these constraints. Over the past few years, the developer has gone to great lengths 1o seek
input from the Hawaiilan community on the significance of the archacological and historic
sites that are on the property. At this point, what has been completed has been an

Archacological Inventory Survey, prepared by Culwral Surveys Hawaii. This report

provides a background history on the property and settlement patterns, and describes the

features that were found through the survey, including the remnants of the Kona Field
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System, and further provides preliminary recommendations as to the level of importance
and treatments for each site. This report has been submitted to the Department of Land &
Natural Resources Historic Preservation Program (DLNR-HPP) for review and approval.
Following DLNR approval, plans for site preservation will be prepared as part of further
archaeological work, which will occur in conjunction with the regulatory approval process.
Recommendations for site preservation and interpretive development will then be developed
by the consulting archaeologist in conjunction with DLNR-HPP, the State Na Ala Hele
Trails Advisory Group and other pertinent agencies, historical organizations and resource
professionals. The Archaeological Mitigation Program for archaeological sites will include
plans for site preservation and will require approval by the County Planning Department in
consultation with DLNR-HPP prior to issuance of grading permits for any portion of the
project. The routing and design of the proposed golf course will be adjusted accordingly to
accommodate those sites that are to be preserved and where necessary, provide adequate
buffer areas. In this manner, the golf course development can be extremely sensitive to the
goals of archaeological site preservation.

Economic and Social Impacts:

a) What are the benefits of the project to the community?

b) What will the cumulative effect of this project in combination with other proposed
projects in the area be?

c) What will the cumulative effect of having a private goif club and high-priced homes
in this relatively rural community be?

d) How much impact will this development have on shoreline activities, especially that
of Hawaiians, and what are the provisions for access to and along the shoreline for
residents?

e) What effect will this development have on population growth in Kona over the next
five to twenty years?

£) What are the public costs as a result of the residents and golfers who will utilize this
project?

£) What will the effect of this project on residents’ property taxes be?
h) How stable is the fiscal backing for this project?

i) Is an antificially manicured golf course with high-priced homes, an exclusive golf
clubhouse a contradicton to the goals of living in harmony with the land or moving
toward the direction of more ecotourism, as expressed by the environmental and
Hawaiian sovereignty movements?

Response: Based upon the Economic and Fiscal Impaci Report prepared for this project,
the economic impacts to the community are expected to be positive. Itis estimated that the
new property tax revenues o the County from the proposed project are expecied 1o reach
approximately $10 million, as {:Gmp&md to the current property tax of $10,000 and
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approximately $13.6 million in new State revenues. These revenues would far exceed the
projected State and County expenditures in providing public services to project residents
and guests, such that the ratio of new tax revenues to new expenditures would be 8.2 10 1
for the County, and approximately 2.8 10 1 on the State level. The additional benefits to the
comimunity would include contributions to the area’s infrastructure improvements, such as
the County’s water system and roads; provisions for public access to the shoreline that
were previously unavailable; the enhancement of archaeological resources on the property
that will be accessible to the public through an extensive trail system combined with a
historical and archaeological interpretive program; the provision of jobs that are expected to
be filled in large part by local residents; and the development of the highway bypass road.

Regarding potential impacts to the regional population, projections by the Department of
Planning & Economic Development indicate that, between the years 1980 and 1990, the
populations for North and South Kona increased by 62.1% and 29.5%, respectively.
Preliminary projections by the County of Hawaii show that population in the South Kona
district is expected to increase by about 40% by the year 2010, from 7,658 in 1990 to over
10,600. In North Kona, the population is projected to increase approximately 136%, from
22,284 in 1990 to 52,620 by the year 2010.

The population impacts are reflective of those attracted to the State by the Villages at
Hokukano project, as well as those employees who move to Hawaii to fill job positions.
According to projections by KPMG Peat Marwick, the in-migrant population to the County
as a result of the project is estimated to be 1,530 persons at buildout. This is expected to be
comprised of a relatively small portion of the projected growth of each district. Regarding
the cumulative effect this may have with other developments, several other projects have
been proposed in the general area, all of which are at various stages of planning and
regulatory approval. It would be somewhat misleading to assume that all projects will be
approved and built as planned. In order o address the potential impacts to public services,
utilities and infrastructure, State and County planning for area-wide infrastructure and
public service requirements are typically coordinated with projected developments, as these
projects are reviewed by the respective agencies at various siages of the regulatory process.

Regarding the concern about the project’s fitting with the rural character of the area, this
concern has been expressed by many and has been a primary objective in the planning of
this project. We take this to mean that if the project were viewed either from the ocean or
from the mauka area, it would appear low in density and generally single family in nature.

Accordingly, the project is proposed as a low density development with generous open

space clements and an overall density of no greater than one unit per acre. Design
guidelines and controls on homes and buildings are also planned so as to maintain a soft
contrast between the buildings and surrounding areas. Additionally, with the development

of the proposed highway bypass, the rerouting of non-village waffic will help return some
of the rural feel to the village areas themselves,

With regard 1o the potential impact to taxes of surrounding areas, based on our discussions
with tax assessors and officials with the County Real Property Tax Office, because the
amenities of the proposed project would be available to those who own lots and not to the
surrounding properties, the assessed valuation of surrounding properties should not be
materiaily affected. For instance, the homes within the Kona Scenic Subdivision, which
are directly mauka of the project site, would be assessed based on the value of homes
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within that subdivision, and not the value of the homes within the project site. The value of
these homes, not having direct access to the amenities of the project, should not be
affected.

Regarding the financial stability of the backers of this project, the project is backed by
Japan Airlines, which has experienced a steady growth over the past few years and is the
15th largest Japanese owned company in Hawaii based on revenues. This contrasts with
other Japanese firms that may have invested in Hawaii properties and whose values were
based on unrealized projected land values, and which are now experiencing financial
problems as a result of the tightening of credit and devaluation of land prices. Although the
project has yet to seek construction financing, the developer believes that they shall be able
to do so when it becomes necessary. Financing is generally obtained after approvals are in
place, prior to construction and sales. The developer has recently obtained financing for
another project similar to this one in Santa Fe, New Mexico during a period that has been
one of the most difficult times to obtain financing in modern history.

The ideal of living in harmony with the land is an admirable one, although it may mean
different things to different people. The developers of the Villages at Hokukano strongly
believe in an environmentally sensitive approach 1o all development. The general parter
for Oceanside 1250, Mr. Lyle Anderson, has a proven track record of award winning
projects in Arizona and New Mexico, which are noted for their environmental sensitive
approach to development. These include projects such as Desert Highlands and Desert
Mountain in Scottsdale, Arizona. This project will likely include higher priced homes and a
golf course, but that does not mean that it cannot be environmentally friendly; on the
contrary, it can afford the developer greater flexibility to fit the project to the site and
implement effective environmental management and monitoring prograrus that may not be
possible with a more affordable oriented residential subdivision. In an effort to further the
sensitivity and awareness of the unique characteristics of this property to potential
residents, the developer plans to impart information about the rich history of the property
and its relationship to the surrounding area. The developer also plans to maintain the coastal
area (the area inside the State Conservation District), comprising approximately 140 acres
along the coast, as a natural ocean park and recreation area for both the protection of the
shoreline and community and property owner enjoyment. This is envisioned to remain
essentially a natural environment, with selective cleaning and trimming to accommodate
public access, hiking, etc. and enjoyment of the shoreline area. The developer proposes &
trail system not only within the Conservation District, but also in some of the mauka lands
to provide managed access to other historic and prehistoric archaeological sites, such as the
King's Trail, the Kuakini Wall, heiaus, platforms, enclosures, and the like. These types of
measurzs could be seen as being very much in line with the ecotourism approach 1o
development. However, ecotourism is a term that generally relates o resort developments,
as opposed 1o a residential community, which is proposed for this property.

Faung:

) Might the effects of chemicals, as well as increased human activity, reduce the
number of available species, such as the golden plover and ruddy turnstone, or
eliminaie them all together, rather than increase them? What is the basis of the
assertion within the EISPN that the greater diversity in plant material and water
features may increase the available habitat for these species?
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Response: The statement in the EISPN regarding the increase to the habitat for species
such as the golden plover and ruddy turnstone was based on an assessment of biclogical
resources from the consulting biologist, Evangeline Funk, Ph.D. As discussed within
Section 4.2.1 of the DEIS, the use of fertilizers and pesticides on the golf course is
expected to present little or no hazard to birds frequenting the grass areas or ponds
associated with the golf course (Murdoch & Green, 1991). Fertilizers are relatively non-
toxic unless ingested in large amounts and the use of flowable fertilizers can prevent the
potential of birds ingesting fertilizer granules applied to the turfgrass. Herbicides and
fungicides pose little danger to life forms other than weeds and fungi, respectively.

As mentioned, there are several measures proposed by the developer aimed at minimizing
the use of insecticides used on the golf course and encouraging the use of alternative
measures for pest control. According to the golf course agronomist, William Lee Berndt,
Ph.D., the environmental conditions at Hokukano are such that insect infestation should be
relatively rare, allowing the use of insecticides on the golf course to be kept to a minimum.
Also, the Integrated Pest Management component of the Integrated Golf Course
Management Program, mentioned previously, is specifically designed to achieve pest
control in an ecologically sound manner and to reduce reliance on pesticides. This is
achieved through a program of monitoring for pests and treating infested areas on an as-
needed, controlled manner, as opposed to a scheduled and broad basis. Alternate treatment
strategies, such as biological pest control measures, are also considered. In this manner,
the potential threat to birds frequenting the golf course due to chemical apphcations is
minimized, to the furthest extent practical.

Geologic Considerations:

a) A discussion is needed on the tsunami zone, flood plane, lava tubes and caves in
the area and their consideration in the planning of the proposed project. The Civil
Defense Director should have input in this discussion.

b} Where is the Kealakekua Fault Line in relationship to this project? Input is needed
from experts if the proximity warrants such consideration.

el What are the potential effects on different factors, such as injection wells and
sewage treatment facilites?

Response: A discussion of the tsunami zones, flood planes, lava tubes and other
geological considerations is contained within the DEIS and these factors have been
considered in the planning of the proposed project. The Villages at Hokukano development
will be set back from the shoreline and will therefore be outside the zone of potential
tsunami inundation, as delineated on the Federal Emergency Management Agency Flood
Insurance Rate Maps. The developer has also met with the National Tsunami Director
regarding the proposed project. The Hawaii County Civil Defense Agency, as a reviewing
agency, will be involved in the review of the project as plans are developed throughout the
EIS and regulatory process. The Kealakekua Fault is situated approximately 1.5 miles
from the project site, where it extends offshore. Because the residential development is
planned considerably inland, the threat from earthquake generated tidal waves, such as
those that occurred in 1975 and 1989, does not pose a significant danger. With regard to

(] S [ W . G, SRR ... . .. .. ... ;.. . B N v B | . :
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potential impacts to injection wells and the planned sewage system, these will be designed
according to State and County standards. According to the civil engineer, the seismic
activity needed to cause significant damage to these elements would have 0 be of such
magnitude as to cause severe damage to other infrastructure and buildings, both onsite and
in the surrounding area. Section 4.1.5 of the DEIS discusses the various natural hazards
and their potential impacts to the proposed project.

Water:

a) What are the water needs of the development? Where is the water to come from?
What is the capacity of the present water sources and anticipated needs for this
project? Will this project require addition sacrifice on the part of area residents
because of competing demands for water?

Response: The irrigation water to be used for the golf course would come from a brackish
water source onsite, combined with treated effluent from the wastewater treatment plant.
Development of a brackish well onsite should have no impact on potable water resources in
the area. The County water sources are generally located mauka of Mamalahoa Highway,
where significant high level potable water resources have been discovered. In the area of
Kona Hospital, a County test well has verified the presence of a substantial water resource,
with the water level occurring at an elevation of over 490 feet above sea level. Based on
the hydrological calculations provided by the project’s hydrological consultant, there are
indications of considerable potable water resources in the area. Any potential shortage of
potable water would appear to be more a problem of a lack of infrastructure (wells, tanks,
pumps and transmission lines) than a lack of water resources.

The average daily water demand for the full development is projected to be approximately
643,000 gallons of potable water, and 1,777,000 gallons of irrigation water. The
developer has commitments from the Department of Water Supply sufficient to meet the
first phase of development and expects to work with the County to develop additional
resources in the area to meet the full project requirementis. The developer’s contribution to
water development in this area will not only meet the project requirements, but will also
assist the County in developing the much needed infrastructure to meet other public
requirements in the region.

Sewers and Waste:
a) What provisions are being made for waste from this project and at what public cost?

by What is the public cost for connecting to the Sewage Treatment Plant (STP) at
Keauhou, as suggested in the EISPN?

<) What measures will be taken to ensure that the shoreline, and especially Kealakekua
Bay, will not be adversely affected by any waste from this project?

d) Is the developer willing 10 agree 1o the terms of the Valdez Principle, that the
polluter will pay? '
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Response: The wastewater to be generated by the project would be handled by one of two
means: either through a wastewater weatment plant built onsite or through a transmission
line to the recently completed wastewater treatment plant at Keauhou. In either instance,
the treated effluent is intended to be reused as an irrigation source on the golf course.
Treated effluent used for irrigation purposes would need to meet the Department of
Health’s (DOH) standards for reclaimed water and the developer would be required to
establish a DOH approved irrigation plan and groundwater monitoring system. The
facilides would be constructed at the developer’s cost, at no cost to the County or State. If
a wastewater treatment plant is built onsite, it would be built with provisions for emergency
standby generation to ensure that the plant operates, even in the case of a power outage. In
terms of ensuring that there will be no impact to Kealakekua Bay, the coastal monitoring
program mentioned previously will ensure that there are no impacts to the waters fronting
the project, which in turn ensure that there are no direct or indirect impacts elsewhere. We
are not familiar with the terms of the Valdez Principle.

In closing, let me say that you’ve raised some excellent questions that are certainly helpful in the
EIS process. By addressing your questions, hopefully we have answered some questions that
others might have. Thank you for your efforts.

Should you have any further questions, please do not hesitate to contact either myself (961-3333)
or Mr. Richard Frye, Project Manager of Oceanside 1250 (326-2966).

Sincerely,

leoraved

AMES M. LEONARD, AICP
Managing Director

PBR HAWAII - Hilo Office

L

V. Goldstein
R. Frye

B. Kudo

L. Tanimoio
D. Hulse
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August 25, 1993

Ms. Virginia Goldstein

Pilanning Director

County of Hawail Planning Department
25 Aupuni Streer, Suite 109

Hilo, Hawaii 96720

Dear Ms, Goldstein:

Subject: Villages at Hokukano, Draft Envirommefital Impact Statement
(DETS), North and South Kona, Hawaiil

We are in receipt of the subject DEIS. We regret that due to prior
commitments, we were unable to review the subject DEIS by the August 7th
deadline.

We are returning the DEIS to your office for your future use.

Sincerely,

R/
William Meyer

District Chief

Enclosure

ce:  State of Hawall
Office of Envirommental Quality Control
220 South King Strsec
Fourth Floor
Honolulu, Hawaii 98813

Mr. Richard Frye, Project Manager
Deeanside 1250

7456208 Palani Road, Suite 200
Kailua-Kena, HI 96740

My, James Leonard, Managing Director
PBR Hawail

101 Aupuni Stveet, Sulte 310

Hilo, Hawail 96720



BR

HAWATLI

PLANNING

ENUVIRONMENTAL VU LiEy

September 10, 1993

Mr. William Meyer, District Chief
United States Department of the Interior
Geological Survey

Water Resources Division

677 Ala Moana Boulevard, Suite 415
Honolulu, Hawaii 96813

SUBJECT: DRAFT ENVIRONMENTAL IMPACT STATEMENT
VILLAGES AT HOKUKANO
APPLICANT: OCEANSIDE 1250
TMK'S: 7-9-12: 03 POR, 04 POR, 05 POR & 11;
8-1-4: 03 POR; 7-9-6: 01

Dear Mr. Meyer:

Thank you for your letter of August 25, 1993 concerning the subject project. We appreciate your
review of the Draft Environmental Impact Statement (EIS).

Should you have any questions or concerns regarding this project, please do not hesitate 10 contact
either Mr. R.T. “Dick” Frye, Project Manager at Oceanside 1250, or myself. Your letter, and this
response, will be appended to the Final EIS.

Sincerely,
: T,

JAMES M. LEONARD, AIC
.. Managing Director
PBR HAWAII - Hilo Office

ce: V. Goldstein, Hawaii County Planning Departument
B. Choy, Office of Environmental Quality Control
R. Frye, Oceanside 1250
L. Tanimoto, LST, Inc,
G. Leslie
B. Kado, Dwyer Imanaka Schraff & Kudo
D. Huise, PBR HAWAIL

1042 FORT STREET MALL, SUITE 360 HONOLULU, HAWAII 96813 TELEPHONE: {808) 521-5631 FAX: (808} 523-1402
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DIRECTOR
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CALVIN M. TSUDA

STATE OF HAWAI BEPL Y REFER TO:
DEPARTMENT OF TRANSPORTATION SL?P igé’si

869 PUNCHBOWL STREET
HOMOLULL, HAWAY 288135087

August 16, 1993

Ms. Virginia Goldstein, Director
Planning Department

County of Hawaii

25 Aupuni Street, Suite 109
Hilo, Hawaii 96720

Dear Ms. Goldstein:

Subject: Draft Environmental Impact Statement
Villages at Hokukano; TMK: 8-1-4:03 por;
7-9-12:03, 04 por, 05 por, 11; 7-9-6:01;
North & South Kona

We have the following comments on the proposed Villages at Hokukano development:
1. A revised traffic study reflective of the following should be submitted for our review:

a. It is uncertain that the Bypass Road would be in place to accommodate the various
phases of this project. The evaluation and recommendations should therefore be
expanded to reflect the traffic conditions and improvements necessary if the Bypass
Road were not built.

b. The forecast should be revised to reflect other major developments in the area and
also upstream in Kailua-Kona. In light of the developmental projects planned in
West Hawaii, the growth factor of 3% is overly conservative. The Hawaii
long-range highway plan did not reflect many of these planned projects.

¢. The location of the connector road between Mamalahoa Highway and the proposed
Bypass Road has not vet been determined. Since we desire to restrict access to the
Bypass Road, Halekii Street may be the only conmector provided in this vicinity.
Halekii Street should be reevaluated sccordingly, with appropriate
recommendations for Halekii Street and its intersections with Mamalahoa Highway
and the Bypass Road. (i.e., Traffic projections for Halekii Street would have to be
adjusted.)
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In this regard, the construction of double left-turn lanes at the Halekii Street/Bypass
Road intersection should be considered. Sufficient right-of-way should be reserved
for this purpose.

d. A project of this magnitude will have regional impacts. The report should address
this and recommend appropriate roadway mitigation measures.

Sufficient right-of-way should be reserved through the development for the proposed
Bypass Road, and dedicated to the State at the appropriate time.

The proposed development relies solely on the existing Mamalahoa Highway and the
proposed Hawaii Belt Road to accommodate the north/south traffic. The developer
should coordinate with adjacent developers and owners to design an internal roadway
system with stub end roads that would eventually connect with adjacent properties. A
map of the overall system of proposed roadways should be provided.

The traffic study states that the DOT is reviewing its 1980 study of the Bypass Road
and that planning funds have been appropriate for an update of the report. This
statement is incorrect and misleading as we have yet to begin our review of the 1980
study and available funds are not sufficient to update the study.

The needs of bicyclists and pedestrians should be addressed.

The developer should be responsible for all required on site and access improvements,
including the improvements to Halekii Street and its intersections with Mamalahoa
Highway and the Bypass Road. Additionally, the developer should be required to

participate in the funding and construction of other local and regional transportation
improvements.

No direct surface water runoff will be allowed onto our state highway. Specific
measures should be provided to control runoff during construction and after buildout.

All plans for construction work within our State highway rights-of-way must be
subrmitted for our review and approval. Specific mitigative measures should be
provided for the heavy truck traffic that will be generated during the construction of
the golf course and development of the project.
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We appreciate the opportunity to provide comments.

Sineerely, £

s
. .

Rex D. Johnson
%ﬁ Director of Transportation

¢. QEQC
Mr. Richard Frye - Oceanside 1250
Mr. James Leonard - PBR Hawaii
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September 10, 1993

Mr. Rex D. Johnson, Director of Transportation
State of Hawaii Department of Transportation
869 Punchbow! Street

Honolulu, Hawaii 96813-5097

SUBJECT: DRAFT ENVIRONMENTAL IMPACT STATEMENT

VILLAGES AT HOKUKANO

APPLICANT: OCEANSIDE 1250

TMK'S: 7-9-12: 03 POR, 04 POR, 05 POR & 11;
8-1-4: 03 POR; 7-9-6: 01

Dear Mr. Johnson:

Thank you for your comments of August 16, 1993, regarding the Draft Environmental Impact
Staternent (EIS) for the Villages at Hokukano. This letter is in response to those comments and
concerns raised in your correspondence.

D

Revisions to the traffic study

a)  "ltis uncertain that the bypass road would be in place 10 accommodate the various
phases of this project. The evaluation and recommendations should therefore be
expanded to reflect the traffic conditions and improvements necessary if the bypass
road were not built.”

Response: Based on the input from the project traffic engineer, Parsons Brinckerhoff Quade
& Douglas (PBQD), their analysis reveals that the exisiing two-lane Mamalahoa Highway
currently experiences near or at capacity conditions requiring two additional lanes of capacity
through the corridor. Widening Marmalahoa Highway 0 a four-lane roadway does not
appear to be a feasible alternative due 10 existing residential and commercial development
along the highway and the limited available right-of-way. For this reason, the only
reasonable alternative appears to be the construction of the bypass road. If the bypass road
could not be built, then alternatively a portion of it could be built to at least serve the
proposed development. A second alternative is 1o build an extension of Ali'i Drive from it
current southern terminus 1o the proposed project's northern boundary.

b} "The forecast should be revised o reflect other major developments in the area and also
upstream in Kailua-Kona. In light of the development projects planned in West
Hawail, the growth factor of 3% is overly conservative. The Hawaii Long Range
Highway Plan did not reflect many of these planned projects.”

1042 FORT STREET MALL, SUITE 300 HONOLULU, HAWAII 96813 TELEPHONE: (808) 521-3631 FAX: (808) 523-1402
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Response: By "major developments in the area and also upstream in Kailua-Kona", we
assume that you are referring 1o developments such as the Villages of Lai Opua, Queen
Liliuokalani Trust Expansion, and University Lands. These projects affect the regional
distribution of traffic but will not necessarily result in higher waffic volumes uwavelling along
Mamalahoa Highway towards South Kona. Furthermore, using a higher background growth
rate would result in less net project related impacts. If anything, the need for the bypass road
would be accelerated.

¢)  "The location of the connector road between Mamalahoa Highway and the proposed
bypass road has not yet been determined. Since we desire to restrict access to the
bypass road, Haleki'i Street may be the only connector provided in this vicinity.
Haleki'i Street should be reevaluated accordingly, with appropriate recommendations
for Haleki'i Street and its intersection with Mamalahoa Highway and the bypass road.
In this regard, the construction of double left-turn lanes at the Haleki'i Street/bypass
road intersection should be considered. Sufficient right-of-way should be reserved for
this purpose.”

Response: The analysis of the Haleki'i Street/Mamalahoa Highway intersection conducted
by PBQD does account for the redistribution of traffic from Mamalahoa Highway to the
bypass road and is therefore appropriate. Based on the forecast traffic volumes at the
Haleki'i Street/bypass road intersection presented in the January 1993 Traffic Impact Study
for the Villages at Hokukano, the construction of dual left-turn lanes does not appear to be
warranted. The distribution of traffic on the bypass road is dependant on the number and
location of the connector roads provided. Evaluation of the need for dual left-turn lanes at
Haleki'i Street would be appropriate when SDOT has identified the number or location of the
connector roads.

d)  "A project of this magnitude will have regional impacts. The report should address this
and recornmend appropriate roadway mitigation measures.”

Response: The developer has been working with the SDOT to coordinate the development of
the proposed bypass road in meeting the regional demand for additional highway capacity.
Regional irapacts by the proposed project will be slowly introduced over a relatively long
period of time. Full development of the project and its ultimate impacts will occur bevond
normal maffic planning horizons {(greater than 20 years).

“Sufficient right-of-way should be reserved through the development for the proposed
bypass road, and dedicated to the State at the appropriate time.”

Response: A sufficient right-of-way within the project site will be reserved for the proposed
bypass road and dedicated to the State at the appropriate time.

“The proposed development relies solely on the existing Mamalahoa Highway and the
proposed Hawaii Belt Road to accommodate the north/south traffic. The developer should
coordinate with adjacent developers and owners to design an internal roadway system with
stub end roads that would eventually connect with adjacent properties. A mup of the overall
systern of proposed roadways should be provided.” ~
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Response: The proposed development plan provides for connections to the northern and
southern boundaries from the primary lateral roadway. The lateral roadway is aligned and
sized 1o connect with an extension of Ali'l Drive, if desired and appropriate. The developer
will continue to coordinate the development plans with the SDOT as they are refined to
ensure that such plans are in concert with the State plans for regional roadway Improvements.
It should also be noted that the County of Hawaii has the authority through the subdivision
approval process 1o require developers to provide stub-out roadways that could be connected
into a comprehensive circulation system.

“The traffic study states that the DOT is reviewing its 1980 study of the bypass road and that
planning funds have been appropriated for an update of the report. This statement is
incorrect and misleading as we have yet to begin our review of the 1980 study and available
funds are not sufficient to update the study.”

Response: The statement regarding the bypass road contained within the traffic study was
based on information received from SDOT over a year ago. It is our current understanding
based on more recent discussions and your comment letter that sufficient tunds to conduct an
updated planning study have not been appropriated and additional funds are currently being
requested.

"The needs of bicyclists and pedestrians should be addressed."

Response:  Provisions for bicyclists and pedestrians along the bypass road, which are
consistent with the SDOT requirements for highways of this type, will be provided.

"The developer should be responsible for all required onsite and access 1mprovements,
including the improvements 1o Haleki'i Street and its intersections with Mamalahoa Highway
and the bypass road. Additionally, the developer should be required to participate in the
funding and construction of other local and regional rransportation improvements.”

Response: The developer anticipates being responsible for all required onsite and access
improvements and would participate in the funding of construction and other local and
regional transportation improvements unless otherwise agreed upon with the SDOT.

"No direct surface water runoff will be allowed onto our State highway. Specific measures
should be provided to control runoff during construction and after buildout.”

Response: Consistent with SDOT policy, the project drainage system will be planned such
that no direct surface water runoff will impact the Siate highway, both during and after
construction of the proposed development.

"All plans for construction work within our State highway rights-of-way must be submited
for our review and approval. Specific mitigative measures should be provided for the heavy
wuck traffic that will be generated during the construction of the golf course and development
of the project.”

Response:  All plans for construction within the State highway rights-of-way will be
submitted for review and approval. Mitigation measures will be implemented o avoid heavy
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truck traffic during the construction of the proposed development, especially during times of
peak traffic volumes.

Should you have any additional questions or concerns regarding this project, please do not hesitate
to contact either Mr. R. T. "Dick" Frye, Project Manager at Oceanside 1250, or myself. Your
letter and this response will be appended to the Final EIS.

%WL

AMES M. LEONARD, AICP
Managing Director
PBR HAWAII - Hilo Office

Sincerely,

ce: V. Goldstein, Hawaii County Planning Department
B. Choy, Office of Environmental Quality Control
R. Frye, Oceanside 1250
L. Tanimoto, L.ST, Inc.
G. Leslie
B. Kudo, Dwyer Imanaka Schraff & Kudo
D. Hulse, PBR HAWAII
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August 13, 1993

Virginia Goldstein, Director
Planning Department
County of Hawai'i

25 Aupuni Street

Hilo, Hawai'i 96720
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Dear Ms. Goldstein:

Thank you for this opportunity to respond to Oceanside 1250's Draft

EIS regarding the construction of a resort and residential project at
Hokukano.

INTRODUCTION

Ka Lahui Hawati'i is a native initiative created in 1987 to establish self-
governance and self-determination for the native people of Hawai'l. In its
Constitution, Ka Lahui declares that native Hawaiians are the traditional
occupants and guardians of the land, water, sea, minerals and all other
natural resources of Hawai'l and that native Hawafians have inhabited and
occupied the Hawailan archipelago and exercised traditional, religious and
access rights since time imunemorial to sustain and maintain the native
culture and primordial interests of these islands, In its pursuit of building a
nation upon established traditions, Ka Lahui's Constitution protects native
mary | rights to access, cultivate, propogate

archipelago for personal, subsistence,

was created by native !

4

awalians who believe

ture { was developed upon the fundamentsl law

that everything in the universe has life and that all life forms have integral
connections to one another, man to man, man fo nature, man to the spirit

- world. To disturb the complex interrelationship and interdependence of
these life forms meant to bring severe imbalance to the entire life system
and disorder to the physical, environmental and spiritual worlds.
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The following comments about the subject Draft EIS are based upon Ka
Lahui's obligation to protect and preserve the hamony and balance that
comes when the integral connections between man, nature and the spirit
world are flowing freely and abundantly for all people of Hawai, especially
native Hawaiians.

COMMENTS

Overall, Oceanside 1250's Draft EIS is incomplete and vague. Some of
its conclusions, particularly in the historical and archaeological section, are
questionable. The methods of study and analysis of data, especially the
historical and archaeological sites, seriously lack sensitivity to and respect
for Hawai'l's history and its spirit. Such a void naturally casts serious doubt
upon the developer’s proposed treatment of the 473 historical sites located
in the area and upon the developer's desire and capability to protect and
preserve the integral connections between man, nature and the spirit world
that bring harmony and balance for the entire community, especially to
those who already have a long history of contributions to that harmony and
balance. The EIS is also void of any discussion regarding native Hawaiian
rights to access the area for traditional gathering purposes.

The preparers of the EIS have chosen to limit their research, analysis
and recommendations to technical Western methodologies and mindsets.
They have identifled, evaluated and recommended treatment of several
historical/archaeological sites without fully describing the criteria upon
which their interpretations and recommendations are based. In this chosen
process, the EIS seriously and sadly fails to acknowledge and address the
significant resources the area in and around Hokukano holds for native
Hawatians which are spiritual and emotional in nature as well as the integral
connections to areas surrounding the proposed project site. Shamefully few
of the historical and archaeological sites are recommended for preservation.
These evaluations and recommendations made by a majority of individuals
foreign in their behavior and spirits to the host culture cannot possibly
understand and appreciate the spiritual and emotional content of a burial
site, a cave, a wall, 2 mound, a foot trail, a lava tube, a shelter, an enclosure, a
terrace. So evident is the disconnection, the ignorance and the disregard
of the preparers that they can only refer to each site by number, not by

The Draft itself admits that it lacks sufficient data to make many
assessments and recommendations. Admissions such as “Our observations
are tentative and hopefully further research can clarify this issue.” clearly
indicate that this EIS is an incomplete document. But even the need for
further research has not prevented the preparers from proceeding to
recommend the fate of 473 archaeological sites and the traditional spirit of
the area. Such recommendation demonstrates enormous arrogance.
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In sum, the EIS is seriously and fundamentally void of an
acknowledgement of and respect for the full history and sacred aura of the
area in and around Hokukano. Furthermore, full disclosure and explanation
of its findings and recommended treatments of historical sites and features
are absent. The report also admits that it does not have sufficient data to
make assessments and recommendations. At least from the historical and
archaeological standpoint, there are two major conclusions drawn by the
EIS: 1) that the cultural value of the entire area is not worthy of preservation
and protection, and 2) that the desecration of the sacred grounds in and
around Hokukano will be minimal when compared to the financial profits to
be gained by the proposed development. The total of these deficiencies,
uncertainties, selective disclosures and discussions, omissions, unfinished
work and conclusions therefore render the EIS unacceptable.

RECOMMENDATIONS

At the very least, the EIS must expand and complete its historical and
archaeological analysis to include acknowledgment and description of all
aspects of ancient life in and around Hokukano before and after 1776 as well
as the significance of all historical and archaeological sites on the project
site in light of the foregoing acknowledgement and description of ancient
life in the area. The revised Draft EIS should also address impacts on native
Hawailan gathering rights and religious practices in a manner which
guarantees that practitioners will be able to exercise these rights without
obstructions from modern amenities. Following the publication of an

expanded Draft EIS, the public should again, as always, be solicited for
comments and recommendations.

Additionally, the Big Island Burial Council must be allowed to inspect
the project site, identify and evaluate historical and archaeological sites on
the premises, make its own recommendations about the treatment of these
historical and archaeological sites and present its assessment of the full

impact the Villages at Holkukano will have upon native Hawailans.

Until and unless a revised Draft EIS is cormpleted, public opinjon about
the expanded EIS is obtained and acted upon and the Big Island Burial
Council is permitted to inspect, evaluate and assess the project site, the
project should not be allowed to proceed. In fact, any decisions by the

County Planning Department based solely upon the subject Draft would be
grossly incompetent.
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The citizens of Ka Lahui Hawal'i and their ancestors have historically
been victims of and witnesses to the irresponsible, self-serving activities of a
comparatively small group of power starved, insensitive, imbalanced
individuals and organizations. Native Hawaiians can no longer trust the oral
and written statements of developers and their consultants for we have lost
too much in the past trusting that our friends would stay true to their words.
Ka Lahui Hawai'l is committed to protecting and preserving our homeland
and the traditions we carry in our na‘au. We therefore stand opposed to the
Villages at Hokukano project not only because of legislative directives which
compel our action but because our souls and our lives are inherently and
inextricably bound to the ‘aina of Hokukano and all that is in it. Without this
‘aina, all native Hawalians become even more seriously separated, lost and
disempowered.

Thank you for this opportunity to submit this response and we look
forward to ;he opportunity to examine and comment on the next EIS.

Po‘o, North Kona District

- -

Maile P. David
Land Committee Chair,
North Kona District

/ar-g

ce: Mililani Trask
Clara Kakalia
Clarence Kauahi
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Ms. Anuhea Reimann-Giegeri
Ms. Maile P. David

Ka Lahui Hawaii

Moku o Hawaii

District of North Kona

Post Office Box 4551
Kailua-Kona, Hawaii 96745

SUBJECT: DRAFT ENVIRONMENTAL IMPACT STATEMENT
VILLAGES AT HOKUKANO
APPLICANT: OCEANSIDE 1250
TMK'S: 7-9-12: 03 POR, 04 POR, 05 POR & 11;
8-1-4: 03 POR; 7-9-6: 01

Dear Ms. Reimann-Giegeri & Ms. David:

Thank you for your comments of August 13, 1993, regarding the Draft Environmental Impact
Sttement (ELS) for the Villages at Hokukano, and the concerns of Ka Lahui Hawaii regarding the
treatment of archaeological sites and protection of customary and traditional native Hawaiian rites.

As recommended in your letter, the historical record of the property will be expanded within the
Final EIS. The procedures and criteria used by the consulting archaeologist for evaluating the
various archaeological sites on the property will also be expanded upon within the Final EIS.
While following these procedures, the resulting report may not convey the “spiritual and
emotional” importance of these sites to all people, it should be noted that these procedures are
based on the guidelines put forth by the Depariment of Land and Natural Resources, Historic Site
Preservation Division (DLNR-HSPD), which the consulting archaeologist and developer are
required to follow in preparation of the Archaeological Inventory Survey report.

The developer, Oceanside 1250, and consulting archaeologists have been and will continue to
work together with local historians, resource persons, and comimunity groups in gaining a full
understanding and appreciation of the historical and archaeological resources within the project
area. We acknowledge the presence of numerous archaeological/cultural sites on the property and
will continue our efforts to preserve a majority of the sites.

Regurding the input from the Hawaii Island Burial Council, there are currently no plans o disturb,
alver, or relocate any of the known burials onsite, and therefore, u preseniation to the Council has
not been made at this time. The developer will ask the Council to visit the site and to provide their
thoughts and recommendations regarding the treatment of burial sites. Should there be any plans
in the future which would tmpact known burials onsite, these would be submitted to the Council
for their review and recommendation.
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Regarding the proiection of native gathering rights and religious practices, such cultural practices
were previously reswricted on the property o protect cattle and ranching operations. By improving
access 1o the shore and to those sites of historical and cultural significance, it is believed that the
project can have a positive impact in this respect. The outcome of the current litigation regarding
another island project may give additional clarification to this important issue.

We hope the recent field trip helped to clarify the nature and goals of this project, and we look
forward to your continued input. Should you have any additional questions or concerns regarding
this project, please do not hesitate to contact either Mr. R. T. "Dick"” Frye, Project Manager at
Oceanside 1250, or myself. Your letter and this response will be appended to the Final EIS.

Sincerely,

VMES M. LEONARD, AICP
anaging Director
PBR HAWAII - Hilo Office

cc: V. Goldstein, Hawaii County Planning Department
B. Choy, Office of Environmental Quality Control
R. Frye, Oceanside 1250
L. Tanimoto, LST, Inc.
G. Leslie
B. Kudo, Dwyer Imanaka Schraff & Kudo
D. Hulse, PBR HAWAI
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LANDECATE ARCHITECTURE
TLANNING
S TRONMENTAL STUTHES

September 10, 1993

Wilmot B. Boone, M.D.
P.O. Box 666
Kealakekua, HI 96750

SUBJECT: DRAFT ENVIRONMENTAL IMPACT STATEMENT
VILLAGES AT HOKUKANO
APPLICANT: OCEANSIDE 1250
TMK'S: 7-9-12: 03 POR, 04 POR, 05 POR & 11;
8-1-4: 03 POR; 7-9-6: 01

DBear Dr. Boone:

Thank you for your comments of August 12, 1993, regarding the Draft Environmental Impact
Statement (EIS) for the Villages at Hokukano. This letter is in response to those comments and
concerns raised in your correspondence.

1) Impacts o the Coastal Environment

The seaward flow of groundwater occurs constantly along the Kona coast of the Island of Hawaii.
Because of the porous nature of the lava coasthine, there is a substantial intrusion and mixing of
seawater with the groundwater flowing seaward near the shoreline, Lava tubes may serve as a
more direct path for groundwater reaching the ocean, though we understand no evidence has been
found of running water within those lava tubes known o be onsite.

The premise in your letter seems to be that materials from human activities are entering the ocean
via lava wbes and these materials ultimately have an impact on aquatic organisms. As stated within
the Draft EIS and detwiled within the Quantitative Assessment of Marine Communities and Water
Quality (Appendix [-3), and the Water Quality and Marine Life Monitoring Study and Mitigation
Plan (Appendix I-4), this has not been evidenced for the waters fronting the project site or for other
developed areas of West Hawail, The reports note that at Waikoloa, long term studies have not
found any products from pesticides, herbicides or fungicides used at Waikoloa in the waters
fronting the resort. Also, ongoing monitoring of the aquatic biota has found no change in any of
the species. This suggests that there should not be a contamination problem of the coastal
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groundwaters with the proposed development, especially in light of the numerous design and
rmanagement conirols proposed for the Hokukano golf course development.

Also, your letter states that scientists and those who regularly have used these waters during the
past decades have recognized diminished coral blooms, increased dead corals and reduced fish or
fauna. The study on marine communities and water quality notes that the coral community fronting
the project site is subject to occasional storm surf. Because Hawaiian corals are primarily slow
growing, storm waves do not have to occur with much frequency to have a very noticeable impact.
The fact that storm surf is the major structuring element in Hawaiian corals has been well
documented in scientific literature. The study of marine communities and water quality noted that
impacts from both the January 1980 storm and Hurricane Iwa (November 1982) were still evident
at the time of sampling. These storm events, as well as Hurricane Iniki, which occurred in
September of 1992, have had a large impact on corals along this section of the West Hawaii coast.

With regard to the decrease in fish, this is probably related to greater use of the area in recent years,
more than anything else. This relationship in the decline in fish with the increase in public use has
been documented for other areas of the Kona coast.  As stated in Section 4.2.3 of the Draft EIS,
there is a concern that increased public use of the shoreline area as a result of improved public
shoreline access may have a similar adverse impact on certain faunal species.

2)  Impacts to Public Infrastructure and Services

Rather than “impinging on infrastructure demands” being costly to the taxpayer and bringing little
profit to the community, as your letter suggests, the proposed project will have a positive impact
on public services and infrastructure, primarily because tax revenues that would be generated as a
result of this project are projected to far exceed the tax expenditures for such services and
infrastructure on both the County and State level. Additionally, regional infrastructure systems,
such as roads (in particular, participation in the Mamalahoa bypass highway), water and power
would benefit from the developer's contribution to regional improvements. Other direct benefits 1o
the community include an expanded economic base, provision of jobs and housing, expanded
recreational opportunities and improved shoreline access.

3) Job Opporrunities

It is expecied that the majority of operational jobs created through the project will be filled by those
in the community looking for work closer 10 home. The golf course, its ancillary facilities, and
other project needs could support up to 180 direct positions at buildout. In general, golf courses
On an acreage basis generate up to five times more jobs than agricultural industries. As noted in
your letter, the jobs created by the development will attract those looking for work who require
community support and housing. Based on the projections within the Economic and Fiscal Impact
Assessment prepared by KPMG Peat Marwick, it is estimared that approximately 47 new homes
will be needed to meet the demand for new in-migrant households. This demand, however, is
expected 1o be exceeded in meeting the State and County provisions for affordable housing.
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4) lImpacts to the Scenic Value of the Coastline

The potential impacts to the open space character of this coastal area is noted within Section 4.1.8
of the Draft EIS. The project has been planned in a manner to avoid these impacts by maintaining a
natural buffer area along the shoreline of approximately 300 feet, further enhanced by 300 feet or
more of developed open space (the golf course), by maintaining a relatively low density residential
development integrated with significant open space elements, and by implementing design controls
10 maintain a soft contrast between the buildings and the surrounding areas. Additionally, the
project has been planned such that mauka views from the shoreline would not be obstructed by
planned facilities.

5) Archeological Sites

Every etfort has been made to preserve as many archaeological sites as possible. To ensure that
the integrity of the heiau is maintained, an open space area has been incorporated in the conceptual
plan to buffer the heiau from developed areas. Data recovery of sites identified by the project
archaeologist does not mean that they will necessarily be destroyed, as most will remain
untouched. We concur that the cultural sites in this area are extensive and, in some cases,
interrelated and that significant sites should not be destroyed. Certainly the data recovery and
study of archaeology atforded by the project will benefit historians in their quest to put together the
area’s historical picture.

The historical perspective of the proposed development as it relates to the historical uses of the
subject properties and immediately surrounding areas is provided in Appendix [I-1 and II[-2 of the
Draft EIS.

In accordance with State recommendations, maintenance of historic sites will consist primarily of
control of encroaching vegetation, which will be provided by the homeowners' association. It is
anticipated that the maintenance program will continue indefinitely. To ensure that the treatment
and maintenance of archaeological/cultural sites is in accordance with State requirements, the
applicant will continue to work with the Department of Land and Natural Resources. Their review
of the archaeological report is currently underway.

o

&) Marine Water Monitoring

The monitoring program proposed for the Villages at Hokukano project includes monitoring of
soils, groundwater, nearshore, and marne waters. In this manner, any presence of chemicals used
for the golf course maintenance would be detected as close 1o the source of application as practcal,
and such monitoring offers the best opportunity for detection and remediation. The monitoring
procedures described within the Water Quality and Marine Life Monitoring Study and Mitigation
Plan (Appendix I-4) mirrors those presented by the West Hawaii Coastal Monitoring Task Force.
The developer will adhere to these guidelines, which were prepared by personne! from the
University of Hawaii, Natural Marine Fisheries Service, U.S. Fish and Wildlife Services, U.S.
Army Corps of Engineers, Department of Health, Deparument of Land & Natural Resources, and
the County of Hawaii Planning Department, and are considered to be the most comprehensive that
have been developed to date.
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Should you have any additional questions or concerns regarding this project, please do not hesitate
to contact either Mr. R. T. "Dick” Frye, Project Manager at Oceanside 1250, or myself. Your
letter and this response will be dppended to the Final EIS.

Singerely,

AMES M. LEONARD, AICP
Managing Director
PBR HAWAII - Hilo Office

cc: V. Goldstein, Hawaii County Planning Department
B. Choy, Office of Environmental Quality Control
R. Frye, Oceanside 1250
L. Tanimoto, LST, Inc.
G. Leslie
B. Kudo, Dwyer Imanaka Schraff & Kudo
D. Huise, PBR HAWAII '
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TECTURE

LANDECATE ARCHE
AN
ENVIRONMENTAL STUDNIES

September 10, 1993

Shane Palacat-Nelsen, President
Napo'opo'o Village Council, Inc.
62-6026 Manini Beach Road
Captain Cook, Hawaii 96704

SUBJECT: DRAFT ENVIRONMENTAL IMPACT STATEMENT
VILLAGES AT HOKUKANOQO
APPLICANT: OCEANSIDE 1250
TMK'S: 7-9-12: 03 POR, 04 POR, 05 POR & 11;
8-1-4: 03 POR; 7-9-6: 01

Dear Ms. Palacat-Nelsen:

Thank you for your comments of August 12, 1993, regarding the Draft Environmental Impact
Statement (EIS) for the Villages at Hokukano. This letter is in response to those comments and
concems raised 1n your correspondence.

1) Air Quality

Air quality implications associated with volcanic eruptions are described in the Air Quality Study,
Appendix I-5, pages 2, 11 and 12. As indicated in the report, current levels of sulfur dioxide
generally associated with volcanic emissions do not exceed State air quality standards. After
project build-out, State and Federal air quality standards will not be exceeded and should not
impact older residents of the project. Additionally, those home buyers who would be atracied to
this project are likely 10 be privately insured rather than using public health services.

2y Protection of Class AA Waters and Kealakekua Bay

Kealakekua Bay is located between 1.3 and 2.3 miles from the nearest boundary of the proposed
project as depicted in Figure 2 of the Draft EIS. As indicated in Appendix I, Sections 3, 4, and 7,
an elaborate system of onsite drainage improvements and retention basins will ensure that project
related chermcals used within the project boundaries will not enter coastal waters. In addition, the
ocean currents and natural dilution associated with over one mile of ocean water establish a
significant barrier between the project and Kealakekua Bay.

Non-point pollution from runoff generated by residential land uses will be mitigated by swict
adherence to design guidelines for residential landscaping and management of runoff through
onsite drainage improvements and retention basins. Addidonally, during construction, poteniial
non-point pollution from runoff will be mitigaied through adherence to Swte National Pollution
Discharge and Elimination Systern Regulations (NPDES) and implementation of erosion and
sedimentation control measures, as required by the County for grading permit approval.
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To ensure that the proposed project does not impact marine waters fronting the property, the
applicant will implement a water quality monitoring program in adherence to the guidelines set
forth by the West Hawaii Coastal Monitoring Task Force and conditions set forth by the State
Department of Health for golf course developments. In that impacts to the marine waters fronting
the proposed project are not anticipated, conversely, the waters of Kealakekua Bay will not be

impacted. We concur that at certain times of the year whales do frequent the waters fronting
Kealakekua Bay.

3)

4)

Proposed Highway Bypass

A)

B)

Individuals within the community, especially those in the area of the proposed bypass
road, have been consulted either through community meetings or through personal
discussions or correspondence. The proposed alignment has been planned to minimize
the potential impacts to existing residents to the fullest extent practical. The proposed
bypass road alignment is shown within Figure 20 of the Draft EIS. However, this
alignment is only preliminary and subject to further design considerations based on
community input and government review.

The bypass is envisioned as a limited access highway without commercial
development. Furthermore, the applicant will not support the development of
commercial land uses along the highway if proposed by adjoining land owners in the
future.

Cost Benefit Ratio

A)

B)

Tax Revenues and Expenditures: Even with the large percentage of in-migrant
residents to the County and State of Hawaii, the cost/benefit ratio of the Hokukano
development is projected to be overwhelmingly positive. For the County of Hawaii,
new County revenues generated from the project could be eight to ten times the new
expendi