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CHAPTER |

INFRODUCTION AND SUMMARY

1.1 - PROJECT SUMMARY

Applicant:

Property
Location:

Tax Map Key:
Size:

Action:

Accepting
Agency:

Existing Land
Use Regulations:

Existing
Land Uses

Proposed
Land Uses:

Kona Beach Development Venture L. P.
562 California Avenue
Wahiawa, Hawail 96786

Kohana-iki Ahupua’a, makai of the Queen Kaahumanu
Highway. South of the Keahole Airport and approximately
five miles north of Kailua-Kona. North Kona Judicial District,
County of Hawaii.

Division 3, Zone 7, Section 3, Plat 09, Parcels 3 & 16.
470.13 Acres'

Applicant action. Application for General Plan amendment to
recognize the Kohana-iki site as an Intermediate Resort and
amend General Plan LUPAG maps to reflect proposed changes
for subject parcels from current designations of Open and
Conservation to Open and Intermediate Resort. The EIS
prepared for this action will also be used to satisfy the
requirements of the State Land Use Commission in a petition
secking a reclassification from the current Conservation
District to the Urban District.

Hawaii County Planning Department

State Land Use District: Conservation

County Genera! Plan; Open and Conscrvation
County Zoning: QOpen

Special Management Area: Entire Site

Shoreline Setback: 40 Coastal Setback

Yacant and unimproved. Existing land use is limited
to recreational uses in the coastal areas of the site.

Development of an integrated resort including two resort

hotels {approx. 700 rooms); approximately £00 resort
condominium units; an 18-hole golf course and recreational
clubhouse complex; a 130-slip marina; 200 single-family house
lots for permanent residents; and 150 muiti-family units of
support housing.

I-1



1.2 STATEMENT OF PURPOSE AND NEED FOR ACTION

The appficant seeks to develop an integrated resort on privately owned lands in
North Kona, Hawaii County. To accomplish this, the applicant must first secure:
1} a General Plan amendment from the County of Hawaii; and, 2) a boundary
reclassification from the State Land Use Commission,

The purpose of this Environmenta] Impact Statement (EIS) is to comply with the
County and State land use permit requirements.  Specifically, the County of
Hawaii requires that all applicants for General Plan amendments complete an EIS
pursuant to the requirements of Chapter 343, Hawaii Revised Statutes. The State
Land Use Commission, although not statutorily required to do so, will often
require an EIS for larger projects with the potential for significant environmental
impact. Accordingly, this EIS has been prepared to satisfy both County and State
regulations.

1.3 DESCRIPTION OF PROPOSED ACTION

The applicant proposes to develop an integrated destination resort on a 470-acre
site located on the West Hawaii coastline between the Keahole Airport and the
town of Kailua-Kona. The resort master plan provides for: 1) two coastal hotel
sites for a total of 700 hotel rooms; 2) a range of resort condominium housing
units for a total of 800 condominium units; 3) one 10-acre marina basin with
provision for approximately 150 boat slips; 4) two commercial areas, each
containing approximately 33,000 square feet of leasable commercial floor space:
5) one 18-hole championship golf course and recreation complex including tennis
courts, swimming pools and health spas; 6) 200 single family residential house lots
for permanent residents: and, 7) 150-multi-family apartment units for support
housing. The proposed marina basin construction will require a permit from the
U. S. Army Corps of Engineers. Because of the probable environmental
conscquences associated with harbor development, the Corps of Engineers will
most likely require the applicant to preparc a supplemental federal EIS.

i4 SUMMARY OF IMPACTS

1.4.1 Access

Direct access to the Queen Kaahumanu Highway will be needed to service the
Kohana-iki Resort. Development of the highway access including a channelized
intersection, will be closely coordinated with the State Highways Division to
minimize disruption (Section 4.1.5).

1.4.2 Drainage

The change in land use created by the resort development will increase the
amount of rainfall that is converted to surface runoff. The proposed drainage
plan calls for the majority of the surface flow from the resort development to be
directed to ponding areas and dry wells within the golf course, with excess
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surface flow being discharged into the marina basin. The anchialine ponds in the
coastal areas of the site will be protectad from runoff by landscaped berms
and/or cut-off ditches (Section 4.1.7).

1.4.3 Near-shore Marine Environment

The major impact to the near-shore environment will be the construction of the
marina harbor. The full impacts of the proposed marina construction wiil be the
subject of a federal supplemental environmental impact statement prepared
pursuant to the granting of a U.S. Army Corps of Engineers permit. Preliminary
studies prepared for this report indicate that the major harbor impact will be the
destruction of a portion of the near-shore coral community. Another potential
impact examined was the potential impact of increased sedimentation and
nutrient loading resulting from site development. The near-shore assessment
prepared for this report indicates that these factors would have minimal adverse
impacts on the marine environment (Section 4.1.9).

1.4.4 Noise

A preliminary aircraft noise contour study was conducted for the proposed
development which indicated that if there is any impact of aircraft noise on the
resort development, it would only affect a small portion of the northwest corner
of the site and would not exceed 65 Ldn (Section 4.1.10).

1.4.5 Flora and Terrestrial Fauna

Vegetation of the Kohana-iki site is sparse due to lack of soil cover and water.
Vegetation cover and density will increase and changes in species composition
will be introduced through landscaping and natural processes. The proposed
development will result in the loss of native plants; however, these plants are
found in similar habitats throughout the West Hawail region, thus the probable
impact on island-wide populations will not be significant.

The proposed development will alter the existing faunal habitats. The greatest
potential impact to avifaunal habitats could be that assomated with coastal
development adjacent to the anchialine ponds.

1.4.6 Anchialine Ponds

1} The anchialine ponds are an important asset to the proposed resort project;

2) No_physical intrusion into the individual ponds is being proposed at the
Kohana-iki site (with the possible exception of the two small ponds located in the
vicinity of the proposed marina basin. The disposition of thesé ponds will be
determined pending the completion of detailed engincering and environmental
analyses prepared pursuant to an Army Corps permit application for marina
construction).

Potential impacts to the pond resource include the potential for development
related surface runoff to inundate the pond areas and the effect of increased
nutrient levels in the ground water.



1.4.7 Historical and Archaeological Resources

A total of 105 sites were identified within the overall project area. The applicant
intends to follow through with the archaeological consultant’s recommendations
concerning future field work and will continue to coordinate all archaeological
work closely with both the State Historic Sites Office and the Hawaii County
Planning Department (Section 4.1.16),

1.4.8 Sociceconomic Considerations

Many new employment opportunities will be created as a result of the
construction and operation of the resort. A public ¢conomic benefit study
prepared in conjunction with this report (Appendix I) indicates that significant
net revenues will be generated in the form of increased State and County tax
revenues (Section 4.2).

1.4.9 Public Facilities, Infrastructure and Services

The proposed project wiil result in additional demands for selected public
facilities and services including fire and police protection, electrical and
telephone services, and school and health care facilities. The applicant will
provide all on-site infrastructural systems, including water supply, wastewater
treatment and disposal, solid waste disposal, and drainage (Section 4.3).

1.5 SUMMARY OF MITIGATIVE MEASURES

Mitigation measures to reduce potential significant environmental effects to
insignificant levels will be taken in both during the construction phase of resort
development and over the long-term during operation of the resort. A summary
of important mitigative measures is presented below,

0 An anchialine pond management plan will be prepared in consultation with
the Fish and Wildlife Service and the Army Corps of Engineers with the
objective of preserving significant pond features and providing interpretive
and educational opportunities to the public, where appropriate. Ponds
identified at the site will be incorporated into the overall design of the
resort. Care has been taken in the design of the on-site drainage plan to
assure that no runoff is directed towards the pond areas. The waste water
treatment plan recognizes the potential impact of related nutrient loading
on the pond resource and proposes a system that will minimize the potential
impact.

0 Archaeological sites recommended for preservation will be preserved while
those recommended for further evaluation will recejve more intensive study
and/or be preserved. Close coordination with the State Historic Sites Office
and the Hawaii County Planning Department will be maintained throughout
the development process to assure the appropriate disposition of all
significant sites.
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o The near-shore marine environment, like the anchialine ponds, is sensitive

to impacts from drainage and nutrient loading. Shoreline modifications
including extensive vegetation removal and structural modifications will be
minimized. Adequate measures will be taken to minimize the potential
impact of wastewater percolation and possible migration into coastal waters.

s} Any habitable areas which prove to be impacted by aircraft noise will be
designed and constructed with necessary sound attenuation features to
mitigate any adverse effects.

1.6 ALTERNATIVES CONSIDERED

Three development alternatives were considered including the no-action
alternative. The second alternative sought to increase the resort density by
seeking a "Major Resort" designation from the Hawaii County Planning
Department allowing for the development of 3,000 hotel rooms. The third
alternative considered was to seek a “"Retreat Resort” designation from the
Planning Department which would provide for a maximum of 100 hotel rooms.
All three alternatives fail to mect the applicant’s objective of meeting a proven
market demand matched with an acceptable economic return for a well planned
intermediate sized, integrated destination resort near the town of Kailua-Kona.

1.7 UNRESOLVED ISSUES

The General Plan amendment and the subsequent land use district boundary
amendment are the initial first stage of approvals needed in order for the
proposed Kohana-iki Resort to become a reality. Some issues, appropriately,
remain unresolved at this initial phase of the planning process and will be
resolved in the context of the subsequent regulatory approvals listed in Chapter
1.9. Significant unresolved issues remaining to be resolved are as follows:

o Studies included in this EIS indicate that the proposed marina is supported
by solid market demand. Additional studies have also confirmed
preliminary engineering. As stated previously, a permit from the Army
Corps of Engineers is required before any dredging can commence. The
Army permit will be issued only in conjunction with an approved
supplemental federal EIS detailing the environmental consequences of the
proposed harbor development.

0 Details of the anchialine pond management plan recommended in Chapter
4.1.15 will be worked out with the appropriate agencies within the context
of further detailed site planning and under the provisions for receiving a
Special Management Area permit from the County of Hawaii.

o Although it is presumed that all archaeological sites have been identified, a
possibility exists that additiona! sites will be uncovered during site
preparation.  Should this occur, immediate precautions will be taken to
inform the appropriate agencies and evaluate their discoveries.

1-5



o] The applicant will continue to work with the State Airports Division to
instire that design and construction of all facilities will be compatible with
Keahole Airport operations.

0 The engineering details and timing of the Queen Kaahumanu Highway
intersection improvements must be coordinated with the State Highways
Division prior to any undertaking any construction activitics within the
State right-of-way.

0 The applicant is proposing to construct a total of 150 on-site support
housing units for employees of the resort. [t is recognized that some
additional housing or related community facilities may be required. The
applicant is working closely with the Hawaii County Office of Housing and
Community Development to determine what these requirements may be, if
any.

1.8 COMPATIBILITY WITH LAND USE PLANS AND POLICIES

Inherent conflicts are manifest in most public plans and policies. These conflicts
arise out of a healthy pluralistic society in which the values of the individeal are
held higher than those of the collective society. Nowhere are these conflicts more
evident than in the comprehensive State and County General Plans, Goals for
providing affordable housing inevitably conflict with goals to preserve
agricultural lands. Goals to preserve scenic areas in a natural condition conflict
with goals to provide full employment for all who want to work. It is within this
context of conflicting policy goals that the proposed project must be reconciled.

The Kohana-iki Resort Community represents a major private investment in the
West Hawaii region. This investment, when coupled with an environmentally
sensitive and acsthetically pleasing built environment promote the ideals of sound
land use planning and is therefore consistent with existing land uses plans and
policies. A detailed discussion of the relationship of the proposed project to
existing public plans, policies and controls is presented in Chapter 3,

I-6
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1.9 LISTING OF PERMITS AND APPROVALS

.

FEDERAL GOVERNMENT

U.S. Army Corps of Engineers: COE Permits for Marina basin construction and
shoreline modification

STATE OF HAWAII

State Land Use District Boundary Amendment Petition--Conservation to Urban
{in process). State Land Use Commission

Private Wastewater Treatment Certification/Permit: New Water Source and
Drinking Water Distribution Systems Approvals; Department of Health

Conservation District Use Permit (roadway easement & improvements within
shoreline setback), Department of Land & Natural Resources

CZM Consistency Review: Department of Planning and Economic Development

COUNTY OF HAWAIL

General Plan Amendment {(in process),

Zone Change Approval,

Special Management Area Use Permit,
Subdivision Approval: Planning Department

Grubbing, Grading, Excavation, and Stockpiling Permit; Outdoor Lighting Permit;
Sign Permit, Building Permit: Department of Public Works

Water System Expansion Approval: Department of Water Supply
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CHAPTER 11
PROJECT DESCRIPTION

21 : LOCATION

The subject property lies within the Kohana-iki Ahupua’a on the leeward coast of
the island of Hawaii, south of the Keahole Airport and approximately five miles
north of the town of Kailua-Kona (Figure 1) Approximate distances and
estimated travel time to important activity centers are presented in Table 1.
Distances are measured from the midpoint of the subject site to the midpoint of
the corresponding activity center. Trip times are estimated using the appropriate
mode of transportation over the most direct route,

The Kohana-iki Resort is centrally located and readily accessible to a wide range
of major activity centers, including those off-island. The estimated trip time
from the major metropolitan area of Honolulu (via plane), is less than half that
from Hilo (via car).

Table 1: DISTANCES TO IMPORTANT ACTIVITY CENTERS

Activity Distance

Center {miles) Trip Time
Keahole Airport 2 5 min
Honokohau Harbor 2 10 min
Kailua-Kona 5 15 min
Kawaihae 27 30 min
Kamuela 37 45 min
Hilo 80 2 hrs
Honolulu 169 45 min
Los Angeles 2,500 3 hrs

2.2 EXISTING USES

Existing Uses. The project area is currently in its natural state, consisting of
prehistoric lava flows covered by sparse vegetation composed of grasses and
scattered shrubs. Along the coastline, the plant cover is dense with well-defined
strand. The inland areas are dominated by a barren lava landscape. The site is
unimproved except for several jeep trails (in poor condition). The coastal area is
used by local residents for recreational activities such as surfing, fishing, diving
and beachcombing.
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Important geographic and physical features of the site include Pine Trees Beach
which is a popular local surfing spot, a large cluster of mangrove trees (the "Pine
Trees") Yehind the beach and numerous anchidline ponds near the shoreline.

2.3, PROJECT RATIONALE

A Market Study and Highest and Best Use Analysis was prepared for the subject
property in order to establish the most probable and efficient use of the subject
site under current and anticipated market conditions (Hallstrom Appraisal Group,
Inc, July 15, 1985). This report, included as Appendix A, identified the major
potential uses of the property and detailed the probability of efficient realization
for the identified potential uses of the property for which a market demand had
been predicted. The results of the analysis were then correlated identifying those
uses which would likely return the highest present value to the subject property
based on market demand and pricing levels, and the timeliness of such
developability.

Resort Market. The Market Study examined a range of land uses and determined
that the greatest potential was found in resort uses "[Rlesort development is
anticipated to continue unabated in the Primary Economic Market Sector [Kailua-
Kona to Kawaihae] over the next decade, with poténtials for increased expansion
levels above current trends should the economy remain strong” (Appendix A,
Page 5).

The market analysis found that there was sufficient market demand to support
resort development on well located sites. "[W]e are of the opinion that sufficient
demand does exist for additional resort-integrated hotel facilities at sites having
prime locational attributes.. a golf course, and extensive on-site amenity
development is seen as integral to planned resort improvement on the subject
parcel” (ibid., page 6).

The results of the Highest and Best Use analysis indicated that integrated
intermediate-class resort development would be the highest and best use of the
subject property. Such development typically contains "[H]otel and resort
condominium projects, a commercial village and lesser numbers of single family
residential lots (when sufficient acreage is available). In order to be competitive,
the resort complex must also contain a sandy beach frontage (preferably white),
goif course(s), tennis and other recreational facilities within a unified atmosphere
{ibid., page 166).

In concluding, the study indicated that the subject property could support a total
of 700 resort hotel rooms, 800 resort condominiums, up to 114 single family house
lots and 20,000 to 35,000+ sq. ft. gross leaseable area of resort commercial space;
in addition to recreational amenities such as golf courses, tennis courts, and
health spas.

Marina market. A marina market study was prepared for the Kohana-iki Resort
by the Hallstrom Appraisal Group, Inc. in May 1986 (Appendix G). The objective
of the report was to quantify the apparent demand {or lack thereof) for a small
boat marina in the North Kona region, and the probable pricing/rental structure
and absorption levels supportable for such a venture. The findings of the study
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conclude that a small boat marina as component within the Kohana-iki Resort
Community "is both an innovative and sound concept, supported by expressed,
existing “strong market demand for slips in the West Hawaii area. Such an
undertaking would enhance the saleability of condominiums within the project
and provide a significant marketing and guest base for hotel and commercial
services."

2.4 DEVELOPMENT CONCEPT

The primary objective of the development concept is to create a vast resort
playground equipped for the young sportive set which will provide quality
accommodations and a variety of land and water-oriented recreational activities
at reasonable prices. “"The resort is planned to become an up-scale, active
community, geared towards the emerging and lucrative middle-age visitor market,
This would place the resort in stark contrast to the existing West Hawaii resorts
(and throughout the State generally) which were developed with the older,
established, "carriage trade" market sector as a focal point. Through the
incorporation of numerous activity oriented amenities, the subject project will be
exceptionally marketable to this target group, creating both an extreme short-term
benefit (ready fulfillment of a currently unsatiated need) and long range
acceptance factor as this age group matures and is unable to fill its activity
desires in other resort communities designed for the less active foregoing
generation” (Appendix A, Page 169).

Kohana-iki is planned to become a major hub of activity for both the visitors
that come and stay and for residents of the Kona area. Its proximity to the
major resort center of Kailua-Kona, a primary off-site amenity feature, will
make it a popular recreational and social destination for local residents. The
development will cater to a youthful clientele who may not be content with
merely sitting on a beautiful white sand beach or playing a round of goif on a
magnificent championship course overlooking the azure waters off the Kona
coast. At the Kohana-iki Resort, they will find a full range of sports activities to
pursue, including tennis, jogging, exercising, windsurfing, tennis, sailing,
waterskiing, snorkeling, deep sea fishing and many others. In addition, organized
daily and overnight excursions will be made to the volcanoes and other areas of
interest,

2.5 THE MASTER PLAN

The preliminary land use plan (Figure 2) and the related preliminary site plan
(Figure 3) integrates three major activity centers, the Marina Village, the Resort
Village complex adjacent to Pine Trees Beach, and the recreation center/ golf
clubhouse--with two world-class hotels, a range of resort condominium
accommodations and single family fairway homesites--into a dynamic and
€xciting resort experience.
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The Marina Village.

0

The Marina Village will provide a primary focal point for the resort, Key
design elements have been borrowed from examples of world class marina
developments such as Port Grimaud in southwest France and Puerto Banus,
Spain. Space for approximately 150 boats will be created in a man-made
basin carved from the lava rock in a protected ares south: of Wawahiwaa
Point. The hustle and bustle provided by a working marina coupled with
the residential and commercial activities planned for the Marina Village,
combine to make this area of the Kohana-iki Resort truly different {rom
any other resort development in Hawaii.

The marina ares 15 bounded by golf course fairwavs to the north and west
and By the historically significant Kaleko Fishpond to the south.
Surrounding the approximately I10-acre marina basin will be the marina
village with a mix of commercial and resort residential uses. Approximately
300 resort condominiums and 33,000 square feet of. leaseable commercial
space are planned for this area, Restaurants, discotheques, boutiques and
other commercial activities will be situated at the street level ringing the

- marina basin while resort condominiums will be located above, overlooking

the marina activities.

The Resort Village.

0

Located between the two hotels and the main access to the Pine Trees beach,
the Resort Village will provide a focal mixing point between residents and
guests of the Kohana-iki Resort and residents of the greater Kona
community. On-site and off-site residents will be attracted to the area on
their way to and from the beach, for casual windew shopping at the many
boutiques and curio shops located within the village, for a meal or beverage
at one of the oceanfront restaurants, or just to sight-see. Parking areas for
beach-goers and shoppers will be incorporated into the village design.

" The Clubhouse Recreation Center.

3}

A third locus of activity will be at the clubhouse recreation center located
inland at about the 50 foot elevation (AMSL). The facility will serve as the
principal activity center for land-based recreational amenities. Here will be
located spas, weight rooms, indoor racket sport courts, and outdoor sports
facilities such as tennis courts and swimming pools. The clubhouse will
serve the nceds of golfers as well, providing space for golf cart rental and
pro shop. Jogging paths will originate from here and wind around the
periphery of the golf course fairways and along the coastal areas.

Resort Hotels,

0

Two resort hotels providing approximately 700 rooms have been planned for
the coastal area of the site. The proposed hotels would be separated from
each other by natural land features such as the anchialine ponds, (some of
which would be incorporated into the hotel grounds) extensive landscaping,
and the Resort Village commercial area discussed above. The hotel sites are
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located on level ground approximately 400 to 600 feet inland from the
shoreline. Access to each of the hotels will be provided by the main
entrance boulevard.

Resort Condominiums,

0

Complementing the resort hotels, approximately 800 resort condominiums
are planned throughout the site in three different locations. One grouping
is planned to front the coastal area adjacent to the northern border of the
site. A second cluster is planned to be located directly mauka of the resort
hotels, located between the Resort Viilage and the clubhouse recreation
center. A third grouping will be located within the Marina Village proper.
The average densities for the condominiums will vary from 10 units per
acre along the golf course fairways to 14 units per acre within the Marina
Village,

Fairway Homesites,

0

Approximately 200 single family residential homesites will be developed in
the upland areas of the site surrounded by golf course fairways. The
average density for these parcels is estimated at 3 per acre. It is expected
that these homesites will be purchased and developed as primary residences.

Suppert Housing,

o]

A young and active labor force will be required to properiy service the
needs of the resort guests. An important element in the development
concept is that the resort staff become a part of the resort, not merely on a
nine-to-five basis. Approximately 150 apartments will be developed on a
10-acre site adjacent to the Marina Village. It is expected that employees
with families will prefer to live off-site, therefore, the housing units will
consist of a mix of studio and one bedroom apartments. Depending on
market conditions prevailing at the time, these apartments may be ecither
feased or sold in fee.

Golf Course.

o]

Kohana-iki will boast one of the more dramatic golf courses on the Kona
Coast. The 18-hole, par-72 championship course is a key recreational
clement of the development concept and has been designed for the
enjoyment of even the most seasoned players. Magnificent vistas of
Hualalai and the deep blue Pacific will be seen from every fairway. In
addition to its recreational amenity, the course will serve as the principal
landscape element within the resort by providing a major green open space.
The course’s open corridors are designed to highlight the undulating terrain;
dramatize the resort’s entry and arrival area; establish viewing corridors for
the spectacular scenic ocean and mountain backdrops and to provide a
common landscape element which ties together the various development
parcels.
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Table 2 below presents summary information on the various land uses
discussed above

Table 2: PROPOSED LAND USE SUMMARY

Land Gross - Density Unit

Use Acreage (Net) Count

Resort Hotel: 62 20/ac. 700

Resort Condo.: 70 ' 10/ac. 300

Residential: 73 ' 3/ac. 200

Support Hsg: 10 30/ac. 150

Golf Course: 170

Clubhouse/Re¢ Cntr. 8

Resort Com’l: 6

Marina Basin; : 10

Open Space/

Circulation: 61

TOTALS: 470 1,850
2.6 PROJECT PHASING

The resort development will be phased to meet market demands and will coincide
with the required infrastructure improvements -including site access and
roadways, installation of the water and electrical power systems, and the
incremental phasing of the waste water treatment and disposal system. Figure 4
shows the approximate phasing of the resort.

Pending the necessary government approvals, one hotel site, a portion of the
support housing, and the golf course will be developed within two vears (Phase
1A). A portion of the major clubhouse/recreation complex will be constructed .
initially to support the golf course. This preliminary development phase will
involve intersection improvements at the Queen Kazhumanu Highway intersection
(Chapter 4.1.5), the construction .of the main entrance boulevard, extensive
grubbing, grading and construction activities for the golf course, hotel, and
support housing facilities. '

Once these facilities are in place, construction will commence on the second hotel
site, the resort condominium developments, the Village Commercial center, the
second increment of the support housing, and the centralized wastewater
treatment plant (Chapter 4.3.3) (Phase 1B). The recreation/clubhouse center will
also be completed. After these facilities are completed, development of the
marina basin will begin and the final increment of the support housing will be
completed (Phase 1C). The experience at other destination resorts around the
State with respect to the market for single family residential homesites has been
that the market is best when they are developed and marketed after the rest of
the resort amenities are in place. Accordingly, the Kohana-iki fairway homesites
will be developed as one of the final development phases (Phase 2).

I1-9
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CHAPTER 11

RELATIONSHIP OF THE PROPOSED PROJECT TQ EXISTING PUBLIC
PLANS, POLICIES AND CONTROLS

3.1 THE HAWAII STATE PLAN

The Hawaii State Planm (Chapter 226 Hawaii Revised Statues, as amended)
establishes a set of goals, objectives and policies which are to serve as long-range
guidelines for the growth and development of the State.

".[Tlhe Hawaii state plan.. shall serve as a guide for the future long-range
development of the State; identify the goals, objectives, policies, and
priorities for the State of Hawaii: provide the basis for determining
priorities and allocating limited resources, such as public funds, services,
manpower, land, energy, water, and other resources; improve coordination of
state and county plans, policies, programs, projects, and regulatory
activities; and to establish a system for plan formulation and program
coordination to provide for an integration of all major state and county
activities” (Chapter 226-1: Findings and Purpose, HRS).

The proposed Kohana-iki Resort development is in consonance with the
provisions of the Hawaii State Plan. The following section briefly describes the
organization of the plan and analyzes the impacts of the project with respect to
the relevant areas of the Plan.

The Plan is divided into three parts. Part I {Overall Theme, Goals, Objectives
and Policies) consists of a three-tiered hierarchy of elements--an overall theme;
goals; and objectives and policies--which collectively are intended to serve as a
comprehensive guide for the future long-range development of the State.

Part I (Planning Coordination and Implementation) establishes a statewide
planning system to coordinate and guide all major state and county activities and
to implement the overall theme, goals, objectives, policies, and priority guidelines.
Because this section pertains to the administrative structure and implementation
process of the Plan, comments were not deemed appropriate.

Part III (Priority Directions) establishes overall priority guidelines to address
areas of statewide concern. Part 11 was initially intended to be separate from
Parts I and II of the State Plan and to be adopted by concurrent resolution--as
were the State Functional Plans (Chapter 3.2). Because the State Legislature
decided to incorporate them as Part 111 of the State Plan document, much of the
language in the priority directions (renamed guidelines by the 1984 Legislature)
was generalized to reflect the change in legal status from resolution to statute.
Parts I and III of the State Plan are discussed below.

HI-1



3.1.1 Part I. Overall Theme, Goals, Objectives and Policies.

The Plan lists three "Qverall Themes" relating to: (1) Individual and family self-
sufficiency; (2) Social and economic mobility; and, (3) Community or social well-
being., These themes are viewed as "basic functions of society” and goals towards
which government must strive. In order to guarantee the e¢lements of choice and
mobility embodied in the three themes, three state goals were formulated:

{1} A strong, viable economy, characterized by stability, diversity, and growth,
that enables the fulfillment of the needs and expectations of Hawaii’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
Hawaii, that nourishes a sense of community responsibility, of caring and of
participation in commaunity life {Chapter 226-4 (1-3)).

Comment: The Kohana-iki Resort will contribute to the attainment of these
goals. The project will provide direct--long-term employment for an estimated
1,525 residents and indirect employment for an additional 305 residents (Chapter
4.24). An Public Economic Benefit study prepared in conjunction with this EIS
(Appendix I and Chapter 4.2.4) has identified a significant public benefit
accruing to both the County and the State in the form of net increased tax
annual revenues (estimated to be in excess of $10 miliion per vear). Contributing
to the stability, diversity and growth of the local and regional economies, the
Resort has been designed to create "s desired physical environment" that will
attract residents and visitors alike. The archaeological, historic and natural site
features will be protected, and where appropriate, enhanced to allow for
increased public interaction with the unique history of the area.

Specific objectives, policies and priority directions of the State Plan most relevant
to the proposed project are discussed below:

226-5 Objectives and Policies for Population.

Obiective:
To guide population growth to be consistent with the achievement of
physical, economic, and social objectives,

Policies:
{2¥b) Encourage an increase of economic activities and employment
opportunities on the Neighbor Islands consistent with community
needs and desires.

(3)}(b) Ensure that adequate support services and facilities are provided

to accommodate the desired distribution of future growth
throughout the State,

IiI-2
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(4X¥bY Promote increased opportunities for Hawaii's people to pursue
their socio-economic aspirations throughout the islands (Chapter
226-5 (a) (b, 2-4))

Comment. The Hawaii County economy has shifted from an economy dominated
by agriculture in 1960 to a more diversified economy with a significant service-
oriented component (draft General Plan, page 1-6). The visitor industry has
played a vital and significant role in the diversification of the County’s economy,
particularly in the North Kona-South Kohala districts. The Kohana-iki Resort is
expected to provide a total of 1,525 operational full-time-equivalent jobs upon
completion. Indirectly, employment throughout the State will also be stimulated
by the development.

Adequate support services and facilities are plaaned for the Kohana-iki Resort.
State and County tax revenues generated by the resort development will
contribute to the cost of providing services to visitors and residents.

226-6 Objectives and Policies for the Economy--General.

Obicctive:
To Increase and diversify employment opportunities to achieve fulil
employment, increased income and job choice, and improved living
standards for Hawaii’s people.

Policies:
(6)}b) Strive to achieve a sustained level of construction activity
responsive to, and consistent with, state growth objectives.

{(11)(b) Promote economic activities, especially those which benefit areas
with substantial unemployment probicms.

(14)b)} Encourage businesses that have favorable fimancial multiplier
effects within Hawaii's economy.

{15%b) Promote and protect intangible rescurces in Hawaii, such as
scenic beauty and the aloha spirit, which are vital to a healthy
economy.

Comment. The Kohana-iki Resort will provide significant emplovment
opportunities to residents of North Kona which will contribute towards increased
income and job choice and improved living standards for Big Island residents.
The construction of the 470-acre resort is expected to take place over a number of
vears and will be a significant contributor towards the maintenance of a healthy
construction industry in Hawaii County and the State of Hawaii. With a growing
population and historically high levels of unemployment, Hawaii County and the
West Hawaii region will benefit from the projected increase in employment
opportunities, The multiplier effects of both the construction and visitor
industry are widely recognized as having favorable financial multipliers.
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226-8 Objectives and Policies for the Economy--Visitor Industry.

QObjective:
A vigitor industry that constitutes a major component of steady growth for
Hawaii’s economy.

Policies:
{(5)(b} Ensure that visitor facilities and destination areas are carefully
planned and sensitive to existing neighboring communities and
activities.

(6)(b) Develop the industry in a manner that will provide the greatest
number of primary jobs and steady employment for Hawaii's
pecple.

(7¥b) Foster an understanding by visitors of the aloha spirit and the
unique and sensitive character of Hawaii’s cultures and values.

Comment., The proposed Kohana-iki Resort Community will be a world-class
resort which will promote Hawaii’s stature as an international visitor destination
area. The development of the project in West Hawaii will add to the area's
growing preeminence as a destination resort area. The diverse array of
employment opportunities offered by the proposed resort will provide a major
source of long-term primary jobs for West Hawaii residents. In doing so, the
resort will further the policy of obtaining job training and allowing for upward
mobility within the visitor industry. The proposed resort will truly be a
"Hawaiian" resort in the traditional sense--one which reflects the island character
through its design and service.

226-11 Objectives and Policies for the Physical Environment--Land Based,
Shoreline and Marine Resources.

Objectives:
(a) Prudent use of Hawaii’s land-based, shoreline, and marine resources.

(b} Effective protection of Hawaii's unique and fragile environmental
resources.

Policies:
(2Xb) Ensure compatibility between land-based and water-based
activities and natural resources and ecological systems.

(3)(b) Take into account the physical attributes of areas when planning
and designing activities and facilities.

(6)(a) Encourage the protection of rare or endangered plant and animal
species and habitats native to Hawaii.

(9)(b) Promote greater accessibility and prudent use of the shoreline
for public recreational, educational, and scientific purposes.
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Comment. The Kohana-iki site is one of incomparable natural beauty. The
anchialine ponds present in the coastal areas of the site are known to be some of
the finest examples of the resource in West Hawaii (Appendix E). The abundant
and pristine nearshore waters are a diver's paradise. The coastal and upland
physiographic conditions are severe and typical of much of the West Hawaii
Coastal areas in the predominance of a’a and pahoehoe lava flows. Two of the
primary goals in designing the resort master plan were to: (1) ensure compatibility
between the various resort activities and the site’s natural and ecological systems;
and (2) take maximum advantage of the physical features of the site when
planning and designing the resort facilities and amenities. An anchialine pond
management program has been established to protect the ponds and their
inhabitants from environmental impact and promote public awareness of the
unique niche they provide in the local ecosystem. Development will be set back
from the shoreline areas and public access will be enhanced to the popular "Pine
Trees" beach area. On-site drainage systems have been designed to dispose of
runoff on-site, preventing degradation of the pristine nearshore waters,

226-12 Objectives and Policies for the Physical Environment--Scenic, Natural
Beauty, and Historic Resources.

Qbjiective;
The enhancement of Hawaii’'s scenic assets, natural beauty, and multi-
cultural/historical resources.

Policies:
{(IXb) Promote the preservation and restoration of significant natural
and historic resources.

{2)(bY Provide incentives to maintain and enhance historic, cultural,
and scenic amenities.

{(4)(b) Protect those special areas, structures, and elements that area an
integral and functional part of Hawaii's ethnic and cultural
heritage.

(5){b) Encourage the design of developments and activities that
complement the natural beauty of the islands.

Comment. The West Hawaii region is widely recognized for its scenic assets,
natural beauty, and multi-cultural/historic resources. The Kohana-iki site, as
mentioned above is a prime example of scenic and natural amenities. In addition,
it is rich in archaeclogical resources from Hawaiian pre-history and the more
recent past. An Archaeological Reconnaissance Survey {Appendix B) has been
conducted with the close cooperation of the State Historic Sites Office,
Department of Land and Natural Resources. Depending on the significance of
each site, some will be integrated into the resort development by the inclusion of
interpretive exhibits and trails, some will be placed within permanent preserves
to protect their cultural significance and some will be excavated for their
scientific value. Overall, the resort development plan is designed to accommodate
the scenic, natural and cultural attributes into the integrated resort concept.

II1-5



226-13  Objectives and Policies for the Physical Environment--Land, Air and
Water Quality,

(a) Maintenance and pursuit of improved quality in Hawaii’s land, air, and
Water resources.

(b) Greater public awareness and appreciation of Hawaii’s environmental
resources.

Policies:
(I}(b)  Foster educational activities that promote a better understanding
of Hawaii’s limited environmental resources.

(6)(b) Encourage design and construction practices that enhance the
physical qualities of Hawalii's communities.

(8)(b)  Foster recognition of the importance and value of land, air, and
water resources to Hawali’s people and their cultures.

Comment. The land, water, and air resources of the Kohana-iki site are its
principal assets. These features will be maintained and protected. The resort will
provide increased access to the coastal areas fronting the site. This increased
accessibility, in conjunction with the interpretive exhibits established for the
anchialine ponds and archaeological sites, will foster the recognition of the
importance and value of these resources to visitors to the resort.

226-14 Objectives and Policies for Facility Systems--Solid and Liquid Wastes.

Cbiective:
Maintenance of basic public health and sanitation standards relating to
treatment and disposal of solid and liquid wastes.

Policy;
(2)(b)  Encourage re-use and recycling to reduce solid and liquid wastes
and develop a conservation ethic.

Comment. The Kohana-iki Resort will treat locally generated liquid wastes on-
site through either a centralized plant servicing the entire resort or via individual
pocket treatment plants servicing resort centers of activities. Both scenarios
would produce an effluent which will be safe to use for golf course irrigation
while serving to conserve and recycle water.

226-16 Objectives and Pblicies for Facility Systems--Water.

Objective:

(a) Provision of water to adequately accommodate domestic, agricultural,
commercial, industrial, recreational, and other needs within resource
capabilities,

(b) Relate growth activities to existing and potential water supply.
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Policy;
(6)(b) Promote water conservation practices.

Comment. The North Kona region is endowed with ample groundwater resources,
Potable water for the resort will be obtained from the municipal water system via
an agreement with the County of Hawaii to participate in the financing of source
development and transmission infrastructure. Irrigation water will be augmented
to the extent possible by treated effluent from the on-site sewage treatment
system.

226-19 Objectives and Policies for Socio-Cultural Advancement--Housing.

Obijective:
Greater opportunities for Hawaii’s people to secure reasonably priced, safe,
sanitary, livable homes located in suitable environments that satisfactorily
accommodate the needs and desires of families and individuals.

Policies:
{2)b) Stimulate and promote feasible approaches that increase housing
choices for low-income, moderate-income, and gap-group households.

(3Yb) Increase homeownership and rental opportunities and choices in
terms of quality, location, cost, densities, style, and size of housing.

Comment. In addition to working closely with the Hawaii County Office of
Housing and Community Authority, the applicant will be providing on-site
employee housing to meet the needs of a particular segment of the resort work
foree: young singles and couples. Approximately 150 studio and one-bedroom
garden apartment units will be developed adjacent to the Marina Village for these
employees.

226-23 Objectives and Policies for Socio-Cultural Advancement--Leisure.

Objective;
Provision of resources to accommodate diverse cultural, artistic, and
recreational needs for present and future generations,

Policies;
{(2)(b) Provide a wide range of activities and facilities to fulfill the
recreational needs of all diverse and special groups.

{3} b} Enhance the enjoyment of recreational experiences through
safety measures, educational opportunities, and improved facility
design and maintenance.

(4)b) Promote the recreational and educational potential of natural

resources having scenic, open space, cultural, historical, geological,
or biological values.
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(5)(b) Ensure opportunities for evervone to use and enjoy Hawaii's
recreational resources.

(6)(b)  Assure the availability of sufficient resources to provide for
future recreational needs.

(7)b) Provide adequate and accessible physical fitness programs to
promote the physical and mental well-being of Hawaii’s people.

Comment. The resort will provide a complete range of recreational amenities for
guests and visitors alike. The enhanced beach access to the shoreline will
increase the recreational opportunities available to North Kona residents.

226-28 Objectives and Policies for Socio-Cultural Advancement--Culture.

Objective:
The enhancement of cultural identities, traditions, values, customs, and arts
of Hawaii’s people.

Policies:
(2Xb) Support activities and conditions which promote cultural values,
customs, and arts that enrich the lifestyles of Hawaii’s people.

(4Mb) Encourage the essence of the aloha spirit in people’s daily
activities.

Comment. The Kohana-iki Resort has been planned as a Hawaiian resort that
respects the social and natural environment in which it is placed. To the extent
possible, visitors to the resort will be exposed to the Hawaiian culture and
tradition through interpretive exhibits and displays. All significant sites of
cultural importance will be preserved and where appropriate, interpreted for the
public and resort guests.

3.1.2 PART 11, PRIORITY DIRECTIONS

226-103 Economic Priority Guidelines.

(1)(a)Stimulate the economy to provide needed jobs for Hawaii's people without
stimulating unnecessary in-migration.

(6)(a)Promote Hawaii as an attractive market for investment activities that
benefit Hawaii’s people.

{2)}(bYProtect the economic health and quality of the visitor industry.
(3)(p)Maintain or enhance the quality of existing and future hotels and resort

destination areas which conform with regional carrying capacities and state
policies providing for adequate shoreline setbacks and beach access.
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(5Xb)Preserve and enhance Hawaii's significant natural environmental and
scenic, historic, and cultural sites.

(6)(b)Develop and maintain career opportunities in the visitor industry for
Hawaii’s people, with emphasis on managerial positions,

{9)(b)Maintain and enhance visitor satisfaction.

{10)b) Maintain and encourage a more favorable resort investment climate
consistent with the objectives of this chapter.

(1)(f) Promote a consistent and stable level of construction activity,

Comment: The Kohana-iki Resort Community will provide a steady level of
construction employment over a several year period, lead to the establishment of
permanent full-time and part-time operational jobs, and stimulate employment
growth in other sectors of Hawaii’s economy. It is estimated that many employees
will be Big Island residents, and that most of the remaining employees will be
from other islands within the State. The resort master plan is designed to respect
and enhance the existing natural features of the site.

226-104 Population and Growth Distribution Guidelines.
(2Xa)Encourage hiring of Hawaii’s people by firms doing business in the State.

(1)}b)Manage a growth rate for Hawaii's economy that will parallel future
employment needs for Hawaii’s people.

(4)(b)Encourage major state investments to promote economic development and
private investment to the Neighbor Islands, as appropriate.

Comment, The availability of quality employment opportunities to North Kona
residents will become increasingly important as the residential population
continues to increase. The Kohana-iki resort will become a major employer
within the North Kona region. To the extent possible, the resort will employ
local residents as they have historically provided the most stable and desirable
employees.

226-105 Hawaii’s Land Resources.

(1) Preserve and improve shoreline open spaces and scenic resources.

Comment. As discussed previously, the resort will preserve and improve shoreline
open spaces and scenic resources. Access to the "Pine Trees" Beach will be

improved so that it will be readily accessible to all segments of the local
population.
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3.2 STATE FUNCTIONAL PLANS

The Hawaii State Plan directs the appropriate State agencies to prepare
functional plans for their respective program areas including;, agriculture,
transportation, conservation lands, housing, tourism, water resources, historic
preservation, energy, recreation, education, higher education and health. The
State Functional Plans serve as the primary implementing vehicle for the goals,
objectives and policies of the Hawaii State Plan.

The plans set forth "..the policies, programs, and projects designed to implement
the objectives of a specified field of activity when such activity is proposed,
administered, or funded by an agency of the State” (Section 226-2 (10} Hawaiji
Revised Statutes (HRS)). Each functional plan contains objectives to be achieved
and policies to be pursued within the specified areas. ".. [SJuch policies shall
address major programs and the location of major facilities" (Section 226-57 (b)
HRS).

All twelve State Functional Plans have been adopted by the Hawaii State
Legislature. These plans "..[S}hall be taken into consideration in amending the
county general plans (Section 226-52(a)por 3) HRS). It is important to note that
the policies, objectives and implementing actions within the functional plans are
not mandates for County or private actions. Rather, they should be viewed as a
guides, fully recognizing the inherent competing policy interests between the
twelve plans. The applicable functional plans have been reviewed and considered
in the formulation of this General Plan amendment. Relevant sections of the
twelve plans have been examined and are presented below.

3.21 State Agriculture Functional Plan

The focus of the State Agriculture Functional Plan {prepared by the State
Department of Agriculture) is towards lands "suitable and used (or potentially
usable) for agricultural production. Such lands are found primarily within the
State Agriculture District in areas identified as important agricultural lands
(Page 1-7). The subject property lies fully within the State Conservation District
and has not been classified as containing important agricultural lands. The site
has little or no soil--save for the areas within the narrow coastal strand and thus
has marginal agricultural potential.

3.2.2 State Conservation Lands Functional Plan

The Conservation Lands Functional Plan is prepared and maintained by the State
Department of Land and Natural Resources, the agency charged with regulating
land uses within the State Conservation District (such as the subject parcels). The
Conservation Functional Plan "defines and attempts to address areas of Statewide
concerns set forth under Part IIL, Priority Guidelines of the Hawaii State Plan.
These areas include watersheds, terrestrial habitat, ocean habitat, areas with
endangered species, natural streams, shoreline, open space, natural areas, air and
water quality sensitive areas, and scenic, historie, and cultural sites” {Page 5).
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The Kohana-iki site contains no watershed areas or natural streams. It does,
however, contain terrestrial habitats, a potentially significant plant life,
shoreline, open space, natural areas, pristine air and water quality conditions, and
an array of scenic, historic and cultural sites. In the offshore Kona waters, the
endangered green sea turtle and the humpback whale may also be found. In
short, the site is rich in natural, physical and cultural resources.

A primary reason for the preparation of this EIS is to use it to support a petition
filed with the State Land Use Commission to seek a district boundary
reclassification for the subject property from the current Conservation District.
The basic premise of this action is that adequate mitigative actions have been
proposed to allow the proposed resort development to take place with minimal
impact to the site’s natural, physical and cultural features.

3.2.3 State Health Functional Plan

The State Health Functional Plan is prepared and maintained by the State
Department of Health (DOH). The plans objectives, policies, and implementing
actions "are intended to: 1) prevent disease and promote healthful lifestyles and
environmental conditions; 2) ensure and promote appropriate provision and access
to health care for the total community; 3) protect society from potential dangers
(e.g., epidemics, hazardous environmental conditions or violent persons); and
finally, 4) prevent environmental degradation and enhance the quality of the air,
land, and water" (Page 5).

Implementing actions in the functional plan describe the Health Department’s
permit/approval processes that directly impact the proposed resort development.
These include: operating the Chapter 343 HRS (environmental impact statement)
process; administering permit processes for discharges into the air, surface water
and ground water; and the review of private wastewater treatment systems.
These subjects are discussed in the relevant sections of the EIS. Also addressed in
the Health Functional Plan are implementing actions concerning the reuse of
treated sewage effluent for irrigation purposes, excessive noise,, and the adequacy
of health care facilities. These areas are also discussed in the relevant sections of
this EIS.

3.2.4 State Historic Preservation Functional Plan

The State Historic Preservation Functional Plan is prepared and maintained by
the State Department of Land and Natura! Resources (DLNR).

An archaeological survey of the the Kohana-iki site has been conducted
{Appendix B} to locate, describe and determine the significance of the historic
and archagological sites within the project area. Throughout the survey process,
close coordination has been maintained with the State Historic Sites Office and
the County of Hawaii Planning Department. Mitigation measures have also been
reviewed the same offices.
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3.2.5 State Housing Functional Plan

The State Housing Functional Plan is prepared and maintained by the Hawaii
Housing Authority, an agency administratively attached to the State Department
of Social Services and Housing (DSSH). "The Implementing Actions of the plan
focus on two broad arcas on a statewide level: 1) Assisting the provision and
maintenance of housing through government and private sector efforts; and 2)
Suggesting research needed to make well informed housing decisions" (Page 5).
Relevant Implementing Actions include:

A(2)Db) Encourage the use of opportunities and incentives in the State land
use redistricting process to provide lands or homes for affordable or assisted
housing development.

B(1}a) Assess and delineate lands suitable for housing development.

B(1)¢) Encourage and assist in the development of rental housing for
employees of large businesses and industries [including destination resorts)
outside of urban areas.

The applicant is closely coordinating development activities with the Hawaii
County Office of Housing and Community Development and will continue to do
so. The Kohana-iki Resort Community will provide homesites for 200 single
family dwellings that will be purchased as primary residences by present and
prospective residents of North Kona. It is recognized that these homesites will be
expensive and not affordable by the majority of housing consumers. The resort
will also provide 150 dwelling units of on-site housing for employees. These are
currently scheduled to be rental units consisting of studio and one-bedroom
apartments oriented towards young single or married employees who wish to live
in close proximity to their respective workplaces,

3.2.6 State Recreation Functional Plan

The State Recreation Functional Plan is prepared and maintained by the
Department of Land and Natural Resources. The purpose of the Plan is "to assess
present and potential demand and supply of outdoor recreation resources and to
guide State and County agencies in acquiring or preserving lands of recreational
value, providing adequate recreation facilities and programs, and ensuring public
access to recreation areas” (Page 5).

As noted by the Hawaii County Department of Parks and Recreation {Personal
Communication, 4 June 1986), the North Kona region is currently underserved by
recreational facilities. In addition, public beach access to many areas along the
West Hawaii coast is difficult at best.

The Kohana-iki Resort is planned to become a ma jor recreational amenity for the
North Kona region. The golf course and recreational complex (including indoor
sport courts, tennis courts and swimming pools) will be available for public use
on a daily-fee or membership basis. Public access tc "Pine Trees" beach and
Kohana-iki coastline in general, now only accessible by foot or four-wheel drive
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vehicles, will be improved to allow access by all segments of the Kona
community.

3.2.7 State Tourism Functional Plan

The State Tourism Functional Plan is prepared and maintained by the Tourism
Office of the State Department of Planning and Economic Development (DPED).
The overall theme of the Plan is : "the achievement of of a visitor industry that
constitutes a major component of steady growth for Hawaii’s economy” (Page 6),
The Plan identifies major issues and problem areas and sets forth policies and
actions "to insure against unplanned growth which could be damaging to the
visitor industry and to the quality of life and well-being of the people of Hawaii"
(ibid.). The plan addresses the following functional areas of the visitor industry:
tourism promotion, physical development, employment and carcer development
and community relations.

Objectives, policies, and implementing actions directed to the private sector
concerning physical development are the most relevant and are discussed below.

QBIECTIVES:
A. Maintenance and Enhancement of Hawaii's Share of Existing and Potential
Visitor Markets.

B. Development and Maintenance of a Well-Designed and Adequately Serviced
Visitor Industry and Related Developments in Keeping With The Needs and
Aspirations of Hawaii’s People.

C. Enhancement of Career and Employment Opportunities in the Visitor
Industry

POLICIES:
B(4) Ensure that visitor facilities and destination areas are carefully planned
and sensitive to existing neighboring communities and activities.

C(1) Develop the industry in a manner that will provide the greatest number of
primary jobs and steady employment for Hawaii's peopla.

D(3) Foster an understanding by visitors of the aloha spirit and the unigque and
sensitive character of Hawaii's cultures and values.

IMPLEMENTING ACTIONS:

B{iXa) Encourage the development of an orderly mix of visitor
accommodations including full service hotels, condominium apartments, and
some single family homes, in order to meet the lodging desires of the broad
spectrum of our visitor guests,

B(3)(b) Institute more expeditious resort development approval systems at the
State, County and Federal levels while assuring opportunities for public
input.
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B(3Xd) Encourage the clustering of hotels and resort condominium
developments to provide open space and promote energy conservation.

B(4)(a) Discourage the redistricting of land to "urban" classification where
resort uses are proposed outside of designated visitor areas.

B{4)}(b) Ensure that new hotel and condominium projects be set back from the
shoreline for access which facilitates and encourages public uses of those
areas.

B(4){¢) Ensure the construction, as necessary in connection with both new
hotel and large resort condominium projects, of affordable dwelling units
adequate to accommodate employee households.

D{3){a) Provide relevant interpretation of, and public access to, sites of
archaeological significance whenever feasible, and establish a program to
explain Hawaii’s history and values to visitors and residents.

The objectives, policies and implementing actions of the Tourism Functiona! Plan
provide guidelines for successful resort development in Hawaii. The Kohana-iki
Resort will be a seif-contained destination resort, similar in some respects to the
existing resort areas along the South Kohala and North Kona coast. A major
difference is Kohana-iki's location near a major urban center, Kailua-Kona and
to the Keahole Airport and the greater Kailua-Kona community. It is also
adjacent to the Kaloko Honokohau Visitor Destination Area identified by the
State Tourism Functional Plan Technical Reference Document.

The resort is projected to became a major employer in the Kona area, providing a
number of primary jobs and steady employment. The resort will contain an
“orderly mix" of hotel, condominium and single family dwellings. Shoreline
setbacks will be sufficient to “facilitate and encourage" public use of the
shoreline area. As discussed under the Housing Functional Plan above, the
applicant intends to provide on-site employce housing units to meet a particular
segment of the employee need for "affordable housing.” The applicant will
continue to coordinate closely with the Hawaii County Office of Housing and
Community Development to meet the projected housing needs of the resort
workers.

Kohana-iki is graced with a number of natural and historically significant site
features, Interpretive programs for similar site features e¢stablished by other
destination resort areas in West Hawaii have become very popular exhibits for
both visiting guests and the general public. Wherever feasible, these interpretive
exhibits will be incorporated into the resort master plan.

33 STATE LAND USE LAW
The "entire 470-acre Kohana-iki site is situated within the State Land Use

Conservation District (Figure 5). The applicant has petitioned the Land Use
Commission for a District Boundary Amendment (Petition A86-599 {Kona Beach
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Development Venture)) to reclassify the property to Urban to allow for the
development of the proposed resort.

All lands in the State have been placed in one of four land use districts (Urban,
Rural, Agriculture, and Conservation) by the State Land Use Commission (LUCQC),
pursuant to Chapter 205 HRS--the State Land Use Law, Urban Districts are
located to the north, encompassing the nearby Keahole Airport and the
NELH/HOST Park Facilities, and to the south, encompassing the Koloko Light
Industrial Subdivision, Honokohau Small Boat Harbor and the Kaloko Fishpond
area (which abuts the southern boundary of the gite). Agricultaral districts are
present at the Kona Agricultural Park, directly mauka of the Keahole Airport,
and on much of the lands mauka of the Queen Kaahumanu Highway - above the
400 foot elevation.

The State Department of Land and Natural Resources (DLNR), the agency
charged with regulatory control over all land uses within the State Conservation
Districts, has established five (5) subzones within these districts. The subzones
are arranged according to intensity of allowable use ranging from Protective (P),
designating the most restrictive use, to Limited (L), Resource {R), and General
(G), which serves to designate open space "where specific conservation uses may
not be defined, but where urban uses would be premature”. The fifth subzone is
the Special (S) subzone (DLNR Title 13, Chapter 2). Two conservation subzones
have been assigned to the site by the DLNR. The Resource Subzone encompasses
the makai lands (approx. 33%), while the mauka lands lie within the General
Subzone (approx. 66%).

The Hawaii High Technology Development Corporation (HTDC), developer of the
547-acre HOST Park which adjoins the northeast corner of the property, has
recently received Urban districting from the LUC as well as Industrial Zoning
and Special Management Area permits from Hawaii County.

3.3.1 Requirements for Boundary Amendments

The LUC District Regulations require that the application for a boundary
amendment show that it is “reasonable, not violative of Section 205-2 [HRS] and
consistent with the Interim Statewide Land Use Guidance Policies.” The reasons
for the requested changes in the State Land Use District Boundaries are discussed
in Chapter 2.3 of this report. Section 205-17, HRS sets forth decision-making
criteria for reclassification of district boundaries. The criteria are presented
below (in italics) followed by a brief discussion of each criterion.

(1) “The extent to which the proposed reclassification conforms to the applicable
goals, objectives, and policies of the Hawaii State Plan and relates to the
applicable priority guidelines of the Hawaii State Plan and the adopted
Ffunctional plans;”

Comment. As discussed in Sections 3.1 and 3.2, the proposed resort development

conforms with the goals, objectives and policies of the Hawaii State Plan and the
guidelines of the State Functional Plans.
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(2) "The extent to which the proposed reclassification conforms to the applicable
district standards

Comment. The applicable standards for an Urban and Conservation Districts are
found in in Section 2-2 of the Land Use District Boundary Regulations. These
are reprinted and discussed below.

Standards for the Urban District

(1)  Urban District. In determining the boundaries for the Urban District, the
following standards will be used:

(a)

(b)

(¢

(d)

(e)

()

It shall include lands characterized by a "city-like" concentration of
people, structures, streets, urban level of services and other related
land uses.

It shall take into consideration the following specific factors:

1. Proximity to centers of trading and employment facilities
cxcept where the development would generate new centers of
trading and employment.

2. Substantiation of economic feasibility by the petitioner.

3 Proximity to basic services such as sewers, water, sanitation,
schools, parks, and police and fire protection.

4, Sufficient reserve areas for urban growth in appropriate
locations based on a ten (10) vear projection.

Lands included shall be those with satisfactory topography and
drainage and reasonably free from the danger of floods, tsunami
and unstable soil conditions and other adverse environmental
effects.

In determining urban growth for the next ten years, or in amending
the boundary, lands contiguous with existing urban arcas shall be
given more consideration than non-contigucus lands, and
particularly when indicated for future urban use on State or
County General Plans.”

It shall include lands in appropriate locations for new urban
concentrations and- shall give consideration to areas of urban
growth as shown on the State and County General Plans.”

Lands which do not conform to the above standards may be
included in this Districy:

1. When surrounded or adjacent to existing urban development;
and
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2. Only when such lands represent a minor portion of this
District.”

{g) It shall not include lands, the urbanization of which will contribute
towards  scattered spot  urban  development, necessitating
unreasonable investment in public supportive services.

(h) It may include lands with a general slope of 20 percent or more
which do not provide open space amenities and/or scenic values if
the Commission finds that such lands are desirable and suitable for
urban purposes and that official design and construction controls
are adequate to protect the public health, welfare and safety, and
the public’s interests in the aesthetic guality of the landscape.

Comment. The State of Hawaii has invested substantial resources in developing
the regional infrastructure of the West Hawaii area to improve the area’s
potential for resort development., The Keahole Airport, located approximately
two miles to the north, the Queen Kashumanu Highway running adjacent to the
site, and the Honokcohau Small Boat Harbor, two miles south of the site are
examples of this investment. The site is contiguous to the Kaloko-Honokohau
urban area to the south and shares a common boundary point with the recently
redistricted HOST Park to the north.

The resort will become a major employment center for West Hawaii residents
(Chapter 4.2.3). The projects economic feasibility has been supported by the
detailed market assessment and highest and best use analysis prepared for the
resort development (Appendix A). Basic infrastructure will be provided by the
applicant . Public services such as parks, police and fire protection (Chapter 4.3)
will be financed from significantly increased tax revenues generated by the
resort development.

Standards for the Conservation District

3. Conservation Districts. In determining the boundaries for the Conservation
District, the following standards shall apply:

{a) Lands necessary for protecting the watersheds, water sources and
water supplies shall be included in this District except as otherwise
provided for in other sections of these regulations.

(b} Lands susceptible to floods, and soil erosion, lands undergoing
major erosion damage and requiring corrective attention by the
State or Federal government, and lands necessary for the protection
of the health and welfare of the public by reason of the land’s
susceptibility to inundation by tsunami and flooding , to volcanic
activity and landslides may be included in this District.

(¢) Lands used for national or State parks may be included in this
district.
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(d) Lands necessary for the conservation, preservation and
enhancement of scenic, historic or archaeological sites and sites of
unique physiographic or ecologic significance shall be included in
this District except as otherwise provided [or in other sections of
these regulations,

(e) Lands necessary for providing and preserving parklands, wilderness
and beach reserves, and for conserving natural ecosystems of
endemic plants, fish and wildlife for forestry, and other related
activities to these uses shall be included in this District except as
otherwise provided for in other sections of these regulations.

(f) Lands having an elevation below maximum inland line of the zone
of wave action, and marine waters, fish ponds and tidal pools of
the State shall be included in this district unless otherwise
designated in the district maps. All offshore and outlying islands
of the State of Hawaii are classified as Conservation unless
otherwise indicated.

{g) Lands with topography, soils, climate or other related
environmental factors that may not be normally adaptable or
presently needed for urban, rural or agricultural use, shall be
included in this District, except where such lands constitute areas
not contiguous to the Conservation District.

(h) Lands with a general slope of 20 percent or more which provide for
open space amenities and/or scenic values shall be included in this
District except as otherwise provided for in other sections of these
regulations.

Comment, The subject parcels lie within a dry climatic zone, with no definable
streams/drainage channels identified, and are adjacent to the ocean. Thus, this
land is not located in an area in need of watershed or water supply protection.
The land is gently-sloping, reasonably free from the dangers of flooding,
landslides, tsunamis, unstable soil conditions No forests exist on the site, nor
endangered vegetation, the site is not presently used or planned for national or
state parks, and it has little value for farming, flower gardening, nurseries,
orchards, commercial timber, grazing or hunting. Recreational use is limited to a
narrow beach zone with limited access.

(3} The impact of the proposed reclassification on the following areas of state
concern.
{A) Freservation or maintenance of important natural systems or habitats;
{B) Maintenance of valued cultural, historical, or natural resources;

{C} Maintenance of other natural resources relevant to Hawail’s economy,
including, but not limited to, agricultural resources;
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(D) Commitment of state funds and resources;
(E) Provision for employment opportunities and economic development; and,

(F) Provision for housing opportunities for all income groups, and gap
groups.

Comment. As discussed in the relevant sections of this EIS, the preservation and
maintenance of the anchialine ponds and nearshore resource as well as the
archaeological sites have been primary planning considerations. Studies
conducted for this EIS indicate that with proper mitigative actions, these
resources will be protected. No commitment of State funds or resources are
required. A public economic benefit study (Appendix 1) prepared for the resort,
indicates a significant beneficial fiscal impact accruing to both State and County
generated by resort construction and operation. As discussed Chapter 4.2.4, the
applicant is aware of the need to provide housing opportunities for all income
groups. In addition to providing 150 on-site support housing units for employees
of the resort, the applicant is closely coordinating all development activities with
the Hawaii County Office of Housing and Community Development.

3.3.2 Interim Statewide Land Use Guidance Policy

The interim statewide land use guidance policy was repealed by Act 230 of the
State Legislature in its 1985 session. Since the LUC District Regulations have not
been amended to reflect this, the specific interim policies contained in the
regulations may still need to be addressed. The policies are presented below
followed by a brief discussion on their applicability to the proposed resort
development.

(1) Land use amendments shall be approved only as reasonably necessary to
accommodate growth and development, provided there are no significant
adverse effects upon agriculture, natural, environmental, recreational,
scenic, historic, or other resources of the area.

Comment. As discussed e¢lsewhere in this report, significant growth is projected
for the West Hawaii region. The market assessment prepared for the EIS finds
that the Kohana-iki Resort, as proposed herein, will be in a position to capture a
significant share of the projected visitor industry growth in West Hawaii. This
EIS has disclosed the impacts that might result from development of the proposed
resort and details mitigative actions that will be taken to avoid or minimize any
adverse environmental impacts.

{2} Lands to be reclassified as an Urban District shall have adequate public
services and facilities or as can be provided at reasonable cost by the
petitioner.

{3) Maximum use shall be made of existing services and facilities, and scattered
urban development shall be avoided
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(4) Urban Districts shall be contiguous to an existing urban district or shall
constitute all or part of a self-contained urban center.

Comment. As noted earlier, the Kohana-iki site is contiguous to existing Urban
District lands and does not constitute scattered site development. As an
integrated resort, Kohana-iki has been planned to be a self-contained urban resort
community.

(5) Preference will be given to amendment petitions which will provide
permanent employment, or needed housing accessible to existing or proposed
employment centers, or assist in providing a balanced housing supply for all
economic and social groups.

Comment. The Kohana-iki Resort will provide significant long-term employment
opportunities to West Hawaii residents. The applicant recognizes the need for
employee housing. As discussed in Chapter 4.2.4, on-site employee housing will be
an integral part of the development., In addition, the applicant is coordinating all
development activities with the Hawaiji County Office of Housing and
Community Development.

(6) In establishing the boundaries of the districts in each county, the
Commission shall give consideration to the general plan of each county.

Comment. The relationship of the proposed Kohana-iki Resort and the Hawaii
County General Plan is discussed in the following section {3.4). A General Plan
amendment is currently being considered by the Hawaii County Planning
Department.

{7) Insofar as practicable conservation lands shall not be reclassified as urban
lands.

{8) The Commission is encouraged to reclassify urban lands which are
incompatible with the interim statewide land use guidance policy or are not
developed in a timely manner.

Comment. Based on analyses presented in this report, there are no compelling
reasons for retaining the Kohana-iki site within the Conservation District.

34 HAWAII COUNTY GENERAL PLAN

The Hawaii County General Plan "is the policy document for the long-range
comprehensive development of the island of Hawaii.. {it] provides the direction
for balanced growth of the County” (General Plan 1971, as amended). The plan
contains goals, policies and standards concerning twelve functional areas as well
as a series of land use maps referred to as General Plan Land Use Pattern
Allocation Guide (LUPAG) Maps. The LUPAG maps designate thirteen different
land use categories throughout the County.. (It should be noted that the LUPAG
Map boundaries are not to be interpreted in the same manner as, say, zoning map
boundaries. The LUPAG Map designations are not intended to be specifically
measurable.
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The current LUPAG map designates the project area as "Open” and "Conservation”
(Figure 6). The Open designation is generally reserved for parks and historic
sites, and other areas such as forest and water reserves and natural and scientific
preserves. The Conservation designation is a subcategory of the Open category
generally mapping State Land Use Conservation Districts {Table 3). The Keahole
Airport and NELH facility, north of the subject property, have been designated
*Industrial® save for a narrow strip of Open zoned land along the coastline.

Tabie 3: SELECTED LUPAG MAP DESIGNATIONS

LUPAG Land Use
Designation Description

Open Space: Includes potential natural hazard areas; parks and
historic sites; open space and recreation areas.

Conservation: Forest and water reserves; natural and scientific
preserves.

Major Resort: Hotels and supporting services; Self-contained resort
destination area. Maximum visitor units, 3,000 rooms.
Resort acreage: 90 acres minimum.

Intermediate Resort: Hotels and supporting services; Self-contained resort
destination area. Maximum visitor units, 1,500 rooms.
Resort acreage: 45 acres minimum.

Retreat Resort: Maximum hotel and condominium-hotel units:100
rooms. Resort acreage: 13 acres minimum.

Medium Density Urban: Village and neighborhood commercial and residential
and related functions (3-story commercial; multiple
residential at 35-11.6 units per acre; single-family
residential at 5.8 units per acre).

Low Density Urban: Residential neighborhood commercial and ancillary
community and public uses

Source: Hawaii County General Plan

The General Plan designates several visitor destination resort areas in the North
Kona district; Holualoa Makai (Minor Resort), Kailua (Major Resort), Keahou-
Kahaluu (Major Resort), Kaloko-Honokohau (Intermediate Resort) and Kaupulehu
(Retreat Resort). (Kaupulehu has since been redesignated as Intermediate Resort).
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The Kaloko-Honokohau “Intermediate Resort" area adjoins the subject site
directly to the south. This property has been designated by the U.S. Congress as a
possible acquisition site for the National Park Service because of its historic and
cultural significance as an early Hawaiian settlement. Other LUPAG land uscs
indicated on the site include "Alternate Urban Expansion” and "Open.”

Subsequent to the last revision of the LUPAG maps, several land use changes
have occurred in the vicinity of the subject property.

o The 250-acre Kaloko Light Industrial Subdivision is located approximately
one mile south of the site on the mauka side of the Queen Kaahumanu
Highway on lands currently designated on the LUPAG maps as
"Conservation."

) The 546-acre Hawaii Ocean Science and Technology (HOST) Park (located
just to the north of the property) has recently received a boundary change
(from the State Conservation District to the Urban District) from the State
Land Use Commission, The subsequent Zone Change and Special
Management Permit issued by Hawaii County will result in an industrial
zoning designation adjacent to the northeast corner of the subject property.

0 The owners of the 313-acre O’oma II lands, abutting the northern boundary
of the subject, have filed both a State Land Use Boundary Amendment
petition (seeking reclassification from the Conservation District to the
Urban District) and an application to amend the Hawaii County General
Plan (requesting redesignation from the present "Open" and Conservation”
LUPAG designations to "Intermediate Resort" and related uses).

Requested Amendments. In order to develop the Kohana-iki Resort Community as
proposed herein, the applicant seeks to have portions of the subject property
redesignated from Open and Conservation to Intermediate Resort, Medium
Density Urban, Low Density Urban, and Open (Figure 7). The "Resort”
designation along the coast encompasses the two hotel sites (700 hotel rooms). The
three "Medium Density Urban" zones contain the proposed condominium
developments and the proposed Marina Village. The "Low Density Urban"
designation in the mauka area _of the subject generally contain the proposed
single family fairway homesites. The balance of the site including internal
roadways, open space, and golf course falls within the "Open” designation.

On May 15, 1986, the Planning Department released a draft of the revised plan.
Notably absent from the draft plan are: (1) any LUPAG map amendments; and (2}
any new recommendations regarding designated resort sites. The LUPAG maps
will be revised once the general policy framework of the revised General Plan
has been established. General Plan language relative to the visitor industry,
specifically related to land use designations, will be forthcoming pursuant to
obtaining public input on the proposed General Plan revisions.

H1-24

A,

e ings,

o
19
]
]
H
|4




o oA 3 i HR] g
A 05 W o
Py R0 ) me
bc sy R g N
_ - Zrag’
% : -/rﬂ - gt # iy
A ¥ 8 :
fod : s
Keahole %5 : Senas oS
Airport Seist s e R
N R
\;- I 4 A
¥ ")
I
:

28
o
L
%
o
i

/\ N -
0 4000" .\{
Ho?’okghéu‘ sl
arbor. . .
LEGEND o

KOHANA-IKI

High Density Urban

Medium Density Urban

Low Density Urban -

Industrial

Agriculture
Orchard
Resort

Open

Conservation

Alternate Urban Expansion

Proposed Land Use Pattern Allocation Guide Map

KOHANA-IKI

Figure: 7

HELBER, HASTERT, VAN HORN & KIMURA sunnens

GROSVENGR CENTER + PRI TOWER -« 1313 QISHOP BYREET SUITE 2580
HONOLULLY, HAWAE 98813  TELEPHONE ; (808) 5433034

Kona Beach Development Venture

H-25



38 DRAFT KONA REGIONAL PLAN (KRP)

The draft Kona Regional Plan (Hawaii County, 1982, as amended) adopted by the
Hawaii County Planning Commission in April 1984, is a medium range plan
which implements the longer range General Plan and serves as a more precise
guide in land use regulation. The plan is still in draft form as it has not yet been
adopted as official county policy by the County Council. "The role of the Kona
Regional Plan (KRP) is to serve as an implementing tool for the General Plan of
the County of Hawaii.. the [KRP] is not intended to supersede the General Plan
nor pose additional developmental controls, but rather to guide the
implementation of the General Plan.. It should be clearly noted that the {(KRP]
is..not intended to function in a regulatory manner."

One of the major components of the KRP is the Land Use Concept Map (Figure
8), This map "[Flurther refines the broad LUPAG maps of the General Plan,
after considering more detailed social, environmental and economic data of the
area. It is not intended to be a parcel by parcel delineation of future land use
but more by areas and by land use categories. These maps will be used in making
specific zoning and other planning decisions”. A review of Figure 8 indicates the
current designation of the subject property as "Open". To the south of the subject
lies a large area designated "Resort" encompassing the makai portions of the
Kaloko, Honokohau and Kealakehe ahupua’as. One mile southeast of the subject
property, mauka of the Queen Kaahumanu Highway is the 250-acre Kaloko Light
Industrial Subdivision, designated as "Industrial” on the Land Use Concept Map.

Although the KRP does not specifically address the subject property, reference is
made to the establishment of a municipal sewage treatment plant adjacent to the
Honokohau Small Boat Harbor and the development of new source wells and
transmission capacity for the provision of potable water to areas between Palani
Road and Keahole Airport.

The economic element of the KRP includes a set of scenarios depicting potential
growth trends in the Kona region to the year 2000 (since superseded by the draft
General Plan Projections to the year 2003). Population was expected to increase
from 20,000 residents in 1980 to between 33,200 and 43,300 by the year 2000,
depending on the absorption rates of lands currently designated for urban
development.

3.6 HAWAII COUNTY ZONING

The existing County zoning is presented in Figure 9. The subject property is
currently zoned Open, as are the adjacent parcels and much of the surrounding
areas. The Keahole Airport and the HOST Park/Natural Energy Laboratory,
located to the north of the subject site, have been zoned Industrial. In order to
implement the master development plan, the subject property must first be
redesignated from the Conservation district to the Urban district and inciuded in
the County General Plan. Once the redistricting and the General Plan
amendment have been approved, the applicant would then apply for a Zone
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Change from Hawaii County to provide for a mix of resort, residential and
commercial uses as indicated in the master plan.

3.7 SPECIAL MANAGEMENT AREA RULES AND REGULATIONS

The entire property falls within the "Special Management Area” (SMA) and is
therefore subject to the SMA Rules and Regulations of the County of Hawaii
(Chapter 205-A HRS and Rule No. 9, Hawaii County Planning Commission,
December 1975, as amended). The intent of the SMA regulations is to assure
adequate attention is paid to coastal resources and that development impacts are
mitigated before damage occurs. Special controls on developments within the
shoreline areas are necessary to avoid permanent losses of valuable resources and
the foreclosure of management options, and to ensure that adequate access, by
dedication and other means, to public owned or used beaches, recreation areas,
and natural resources is provided.

Concurrent with the Zone Change application discussed above, the applicant
would apply for a Special Management Area Use permit from the Hawaii County
Planning Commission. Development of the proposed project would first require
the approval of the Hawaii County Planning Commission by way of a SMA
Permit,
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CHAPTER 1V

DESCRIPTION OF THE AFFECTED ENVIRONMENT,
PROBABLE ENVIRONMENTAL CONSEQUENCES, AND
PROPOSED MITIGATING MEASURES

This chapter describes the affected énvironment within which the proposed
Kohana-iki Resort Community is situated; identifies the probable environmental
consequences of developing and operating the resort; and, where appropriate,
presents measures to mitigate the identified environmental impacts.

Much of the substantive findings and conclusions presented in this chapter arc
summarized from technical reports prepared in conjunction with this planning

-effort and appended to this EIS.

4.1 PHYSICAL ENVIRONMENT
4.1.1 The Region

The appropriate planning region for the subject property lies within the North
Kona Judicial District, one of nine judicial districts in Hawaii County. The
North Kona district lies on the western coast of the island of Hawaii within a
larger region known as "West Hawaii" The North Kona district extends from
Anachoomalu Bay to Kealakekua Bay (Figure 10). The inland boundaries are
defined by the land masses of Mauna Loa and Hualalai. The North Kona
Judicial District includes Census Tract 215 (Kailua-Kona) and Census Tract 216
{the remainder).

The primary commercial center of the district (the largest in the West Hawaii
Region) is located at Kailua-Kona, the second largest town on the island of
Hawaii. Secondary urban centers are found in the communities of Holualoa,
Honalo, Kainaliu, Keauhou and Kalaloa.

4.1.2 Climate

The climate of the North Kona area is semi-tropical and considered to be dry
and arid with light rainfall. The average annual temperature is 75F with an
average high of 83F and an average low of 67F. Average annual precipitation
at Kailua-Kona is 25 inches. The geographic distribution of precipitation
closely resembles the topographic contours of the land mass: a high rainfall belt
lies between the 1,200 to 3,000 foot elevations on the leeward slopes of Hualalai
and Mauna Loa, with zones of decreasing annual rainfall at lower clevations
near the coast and at higher elevations, including the summit areas which are
located above the rain-bearing trade wind regime.

The area is sheltered from the predominant trade wind system by the land

masses of Mauna Loa, Mauna Kea and Hualalai. The prevailing pattern is
diurnal with on-shore winds in the morning and early afternoon, often
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collecting in a cloud bank at the higher elevations, before returning to offshore
breezes in the late afterncon and evening. Calms are experienced approximately
30 percent of the time with typical wind velocities ranging between 3-14 knots
(Figure 13). Relative Humidity is also generally stable year-round, the daily
average ranging from 71% to 77% (Wilson Okamoto, 1981; Sato, et al. 1973).

4.1.3 The Site

The project area consists of approximately 470 acres of open land situated on
the west coast of the island of Hawaili, approximately two miles south of the
Keahole Airport. The site is roughly rectangular in shape with the major axis
paralleting the coastline. An additional parcel connects the northeast corner o
Queen Kaahumanu Highway. An acrial photo of the site is presented in Figure
11. The property is lava covered and slopes gently upward from sea level to
approximately 70 feet at the southern mauka corner, three-guarters of a mile
inland. The subject property is described for taxation purposes as being located
in Division 3, Zone 7, Section 3, Plat 09, Parcels 3 and 16.

4.1.4 Surrounding Land Uses and Ownership

The site is surrounded by land on three sides with the fourth side abutting the
Pacific Ocean. Listed below are the surrounding Iand uses starting to the north
and rotating clockwise (Figure 12).

'Q’oma 2 Property (TMK 7-3-09:4). Adjacent to the northern border of the site
lies a 313-acre parcel of land lying within the ahupua’a of ’Q’oma 2, Owned by
Kona Oceanfront Properties, this property shares many similarities to the
subject property. Both consist of open and unimproved lava land lying makai
of the Queen Kaahumanu Highway. For the most part, both share the same
topographical relief. In contrast, the 'Q’oma 2 property is not as popular as
Kohana-iki {or beach recreation, and the anchialine ponds has not been
recorded.

NELH (TMK 7-3-43:3.4 & 35} The Natural Energy Laboratory of Hawail
{NELH) facility sits makai of the Keahole Airport. The 322-acre State of
Hawaii-owned Laboratory is a publicly funded research facility which conducts
research in Ocean Thermal Energy Ceonversion (OTEC) and cold-water
aquaculture, It is currently the “only facility in the world pumping deep, cold,
nutrient-rich, pure seawater ashore for use in OTEC, cold water aquaculture,
and related projects" (DPED Annual Report, 1984). Access to the NELH facility
from the Queen Kaahumanu Highway is via a paved two-lane road running
around the southern perimeter of the airpert runway.

The Keahole Airport (TMK 7-3-43: Por 03) Neighboring the NELH facility,
and approximately two miles from the Kohana-iki site, is the Keahole Airport,
which is State owned and operated. Opened in 1971 to replace the old Kona
Airport {located adjacent to Kailua Town), the airport supports all interisland
air carriers, taxis, and freight operations servicing the West Hawaii region. In
1983, direct mainland flights were introduced. The airport presently consists of
a single 6,500 foot runway with associated terminal and parking facilities. In
1985 the airport experienced 93,879 aircraft operations (State D.O.T., 1986). (Sece
4.3, for a more detailed discussion of the Keahole Airport).
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HOST Park (TMK 7-3-09: Por 05 & 7-3-43: Por 03). Abutting the northeastern
corner of the property is the 547-acre State-owned site of the proposed Hawaii
Ocean Science and Technology Park (HOST Park). Currently scheduled to be
operational by the summer of 1987, the developers of the HOST Park will
provide the land and the cold water infrastructure necessary for high-tech
projects which have successfully completed the research phase at the
neighboring NELH facilities and are ready to begin commercial operations.
According to current plans, the Park would support "..a minimum of 14 sites
ranging up to 40 acres in size which could be absorbed within a five to ten year
period” (Helber, Hastert, Van Horn & Kimura, 1985). Access to the HOST Park
will be via the existing NELH access road.

Kaloko Land Corporation (TMK 7-3-9:18). Abutting the site to the east (between
the Queen Kaahumanu Highway and the Mamalahoa Trail) and to the south is
privately owned land owned by the Kaloko Land Corp., et al (See discussion on
proposed National Park below). This is open and presently unused land. The
remainder of the Kohana-iki Ahupua’a, mauka of Queen Kaahumanu Highway,
1s primarily owned by Takemasa International Inc., and is currently used for
grazing and agriculture.

Kaloko Light Industrial Subdivision (TMK 7-3-9:01). Mauka of the highway,
approximately one-mile south of the subject property is the 250-acre Kaloko
Light Industrial Subdivision. The State Land Use Designation of this property
was changed from Conservation to Urban in 1981. Takemasa International Inc.
(T.LL), applied for and received approval to use this parcel for a light industrial
subdivision which generally supports the commercial, agricultural and resort
activities in North Kona. Presently the first phase of 55 lots has been
developed. Access to the industrial subdivision is from the Queen Kaahumanu
Highway.

Proposed Kaloko-Honokohau National Historical Park (TMK 7-03-9:2. & 7-4-

08:10 & 25). The National Park Service is in the process of negotiating for the
purchase of approximately 615 acres of privately owned lands (Kaloko Land
Corp. and Lanihau Corporation) which is sitwated adjacent to the southern
boundary of the subject property. The proposed park would include the area
makai of the Queen Kaahumanu Highway from the Kaloko Fishpond to the
Honokohau Small Boat Harbor,

4.1.5 Access
4151 xistin ition

Direct access to the site is currently provided via the coastal trail which enters
the property at the northwestern corner of the site. Two accesses are available
to reach the coastal trail: from the paved NELH access road traversing the
HOST Park lands near the airport and the adjacent *O’oma 2 property; and via a
jeep trail running along the northern border of the subject property which
connects directly to the Queen Kaahumanu Highway at the northeastern corner
of the site. These accesses are considered poor and only traversable in four
wheel drive vehicles.
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4,152 Probable Impacts

The major access for the proposed development is planned through the 7.7-acre
parcel (TMK 7-3-09:16) connecting the major parcel (TMK: 7-3-09:3) to the
Queen Kaahumanu Highway. The State of Hawaii Right-of -Way Map (Kailua-
Kawaihae Road, Section II, Sheet No. 3) indicates an approved access from the
7.7-acre parcel to the Queen Kaahumanu Highway. This access, shown on the
Right of Way Map as 80 feet in width, is shared with the adjacent parcel to the
north (TMK: 7-3-09:2) and negotiations are underway to jointly improve the
access point. The State of Hawaii owns the 30-foot wide Mamalahoa Trail
which bisects the 7.7-acre parcel from the major parcel. The applicant is in the
process of applying to the State Board of Land and Natural Resources for both
an easement over the Mamalahoa Trail and a Conservation District Use Permit
for the roadway easement.

Detailed engineering of the internal roadway system (including the main access
roadway) and the Queen Kaahumanu Highway intersection have not been
prepared at this time. It is expected that the Kohana-iki Resort access roadway
and intersection improvements will be similar to those of the Waikoloa and
Mauna Lani Resorts in South Kohala and the proposed HOST Park project one
mile to the north. Typically, these improvements involve full channelization
which includes: 1) acceleration and deceleration lanes to and from the
southbound lanes of the Queen Kaahumanu Highway; 2) separate right turn
lanes from the development (eastbound) to the highway; and, 3) a separate left
turn lane to separate turning traffic from northbound Queen Kaahumanu
Highway traffic.

The detailed engineering plans for the access and all plans for work within the
State highway right-of-way will be submitted to the Highways Division (State
Department of Transportation) for review and approval at the appropriate time.
The applicant acknowledges that all intersection improvement c¢osts will be
borne by the developer.

41,53 Mitigation Measures

As presently planned, the main access roadway will cross the Mamalahoa Trail
at one point. The Mamalahoa Trail is recognized as a major historical feature
which once provided access to the small coastal communities along the Kona
coast. Therefore, physical disturbance of the trail will be kept at a minimum.
The actual point at which the roadway crosses the trail will be evaluated in
terms of minimizing the impact to any unique or significant features of the
trail (such as elevated sections of the trail across small gullies which illustrate
the engineering prowess of mid-nineteenth century trail builders).

It is recognized that there is growing popular support for restoring the around-
the~island trail system; no attempt will be made to impact north-south pedestrian
movements along the trail. The applicant intends to utilize interpretive
treatments at the trail crossing (similar to those used by the Mauna Lani and
Waikoloa Resorts) including interpretive signage and possibly the use of lava
pavers to simulate the actual trail bed.
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4.1.6 Physiography and Soils

4.16.1 Physiography

The subject property is located on the western slope of Hualalai, a dormant
shield-type volcano (elevation ‘8,271 feet) and one of three volcances on the
island which have been volcanically active within historic times. The only
recorded eruptions of Hualalai occurred circa 1800 - 1801, . One of the
eruptions, originating in the northwest volcanic rift zone at about the 1,600 foot
level (in the vicinity of the Puhi o Pele Cinder Cone, just makai of the
Mamalahoa Highway), generated a lava flow which extended to the shoreline
just north of Keahole Point (Draft Kona Regional Plan, 1982).

The Keahole Point area (including the subject property) was formed by
progressive layering of prehistoric lava flows from Hualalai. The lavas are
primarily pahoehoe with thicknesses varying from 6 inches to 100 feet. The
layers are very porous and contain numerous lava tubes, cracks, crevices, and
fissures (R.M. Towill, 1976).

Dimensions,. The Kohana-iki property is comprised of two tax parcels; the
major parcel (TMK 7-3-09:3) is approximately 462.38-acres in size. The smaller
parcel (TMK 7-3-09:16) is approximately 7.75-acres in size for a combined total
acreage of 470.13 acres. The major parcel is roughly rectangular in shape with
its longest side along the coastline (approximately 6,000 feet). Lot depth ranges
from 4,800 feet along the northern boundary to approximately 3,000 feet along
the southern boundary. Dimensions of the smaller parcel are approximately 300
feet by 1,330 feet.

Elevation of the property ranges from sea level at the coastline to approximately
70 feet above mean sea level (AMSL) at the Queen Kaahumanu Highway. The
land slopes gently with slopes ranging on average from 0 to 5 percent.
Localized mounds and depressions, characteristic of lava flows, are present
throughout the site.

Coastal Pools. Numerous coastal pools lie along the coastal arcas of the site.
These ponds, often referred to as anchialine ponds {i.e.,, shoreline pools without
surface connection to the sea, having waters of measurable salinity and
showing tidal rhythms) are "known to occur variously around the world in lavas
and elevated fossil reefs. In the Hawaiian Archipelago, these ponds exist almost
exclusively along the shorelines of Hawaii and southwest Maui Islands"
(Maciolek and Brock, 1974:1). A detailed description of these ponds, together
with a discussion of probable impacts and mitigating measures, is presented in
Appendix H and summarized in Chapter 4.1.14.

4.1.6.2 Soils

The general soil map from the Soil Survey of Hawaii, Soil Conservation Service
(1973) classifies the soil in the project area into three types: Pahoehoe lava, A'a
lava, and the Punaluu extremely rocky peat series (Figure 4, Appendix F). The
predominant soil type covering almost 70 percent of the project site is Pahoechoe
tava. Pahoechoe has a billowy, glassy, and ropy surface that is relatively smooth.
The erodibility factor for this soil type is nil, indicating no soil erosion or
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sedimentation is produced. Pockets of the second type of lava, A’a, are also
scattered throughout the site. This lava has a rough, spiny, or rubble-like
surface. Again, the erodibility factor for this soil type is zero.

The third scil type is the Punaluu extremely rocky peat soil séries. The Punaluu
series is a well drained, thin, organic soil ranging in thickness from 0 to 12
inches. It is underlaid by Pahoehoe lava bedrock. The erodibility factor for
this soil of 0.05 indicates that the erosion hazard is relatively slight. This soil is
found in the southwest section of the project site, covering approximately 10
percent of the project site. Thus, the seil characteristics of the project site
indicate that the southwest section-is the only area where erosion may occur and
the potential hazard from such erosion would be shght (M & E, Pacific,
1986:Appendix F, Page I11-1 to 3).

A fourth fand type, the Beach areas, are located along the coast. These are long,
narrow, sloping areas of sand and gravel varying in color according to the
material from which they were formed. The white sand beaches frontxng the
project area are compnsed of coral and sea shells.

ity,, The -Soil Conservation Service indicates that the
property is net su;ted for agricultural use. The two lava types listed above have
been given a Capability Class Rating of VIIIs defined as soils and landforms
[which] have limitations that preclude their use for commercial plants, the
primary limitation being that the soil is shallow, droughty, or stony. The Beach
areas received a rating of VIHw, indicating unsuitability for agricultaral use
primarily due to the fact that water in or on the soil interferes with plant
growth or cultivation.

The University of Hawaii Land Study Bureau’s Detailed Land Classification--
Island of Hawaii classified the land forms into groupings similar to those
mentioned above, and also indicated that the particular soil types were very
poorly suited for agricultural uses. The subject property is not indicated on the
Agricultural Lands of Importance to the State of Hawaii (ALISH) Maps
prepared by the State Department of Agriculture, reflecting its severely limited
potential for soil-based agricultural crop production.

4.1.7 Drainage

Introduction. An analysis of storm drainage has been prepared for the Kohana-
iki Resort (Chapter II, Appendix F). The following section summarizes
relevant portions of the drainage study.

41.7.1 Existing Conditions

Kohana-iki Watershed, The existing Kohana-iki watershed contains an area of
approximately 3,680 acres and extends from the western slopes of Hualalai
volcano to the coast (Figure 2, Appendix F). Elevations in the triangular-shaped
watershed range from 4,800 feet to mean sea level and ground slope varies from
2 percent in the upper elevations to 1 percent near the coast. Average ground
slope in the watershed is approximately 6 percent.
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There are no perennial streams or well-defined water courses in the watershed
due to a combination of meager rainfall and the lava landscape. Storm water
primarily sheetflows downward from the upper parts of the watershed to Queen
Kaahumanu Highway. Three culverts convey storm runoff across Queen
Kaahumanu Highway into the project site (Figure 2, Appendix F). The design
peak discharges for culverts I, 2, and 3 are 2,200, 680, and 800 cubic feet per
second (CFS).

As noted in Section 4.2.1 above, the project site is located on the semi-arid
leeward side of the island and is sheltered from the rain-producing northeast
tradewinds by Mauna Loa, Mauna Kea and Hualalai. The mean annual rainfall
within the coastal project site is less than 20 inches. The wettest period of the
year extending from May to September receives more than half of the total
annual rainfall.  Surface runoff occurs only under conditions of intense
rainfali--events which occur only rarely.

Existing Qn-site Drainage. The project site was divided into seven drainage

areas, including the drainage area between the Queen Kaahumanu Highway and
the project site. The final discharge point for most of the storm runoff
generated both on-site and above the property is the Kaloko Fishpond located on
the coast near the southwest corner of the project (Figure 2, Appendix F). A
total design peak flow of 2,800 cubic feet per second (CFS8) is predicted to drain
into the. Kaloko Fishpond from a total drainage area of 3,634 acres. The
balance of 617 CFS sheetflows into the coastal ponds and ocean beyond between
Puhili Point and the coastline near the proposed marina site.

41.7.2 Probable Impacts

The change in land use created by the resort development will increase the
amount of rainfall that is converted to surface runoff. The proposed drainage
plan (Figure 3, Appendix F) calls for the majority of the surface flow from
resort development to be directed to ponding areas and dry wells within the golf
course, with excess surface flow being discharged into the proposed marina
basin. The anchialine ponds in the coastal areas will be protected from runoff
by landscaped berms or cut-of f ditches.

4173 Mitigative Measures

Care has been taken in the development of the drainage plan to assure that no
surface runoff from surrounding resort development enters the pond areas.
Runoff into the Kaloko Fishpond area will be reduced {from the current 2,800
CFS to 2,700 CFS) and the runoff into the prime beachfront areas will be
lowered substantially after development.

4.1.8 Afr Quality

4,181 Existing Conditions

The ieeward side of the island of Hawaii has no air monitoring stations. The
State Department of Health has monitoring stations in Hilo, about 60 miles east-
southeast of the site, but the data collected are specific to these localities and
cannot be correlated to the Kohana-iki site. It can be assumed that present air
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quality is good most of the time. Exceptions occur during periods of heavy
volcanic activity. In addition to increasing particulate levels, substantial
increases in ambient concentrations of mercury and sulphur dioxide have been
recorded during eruptions.

4182  Probable Impact

The major long-term impact on existing air quality conditions will be from
vehicular emissions, principally carbon' monoxide (COQ), oxides of nitrogen
(NOx), and photochemical oxidants (Ox). Secondary off-site long-term impacts
will be attributable to increased pollutants generated by electrical power
stations providing power to the proposed resort. The principal sourcé of short-
term impacts will be construction activity stemming from both vehicular
emissions and fugitive particulate emissions from vehicular movement on
unpaved roads.

Long-term impacts An air quality impact analysis recently prepared as part of
an environmental impact statement for another proposed West Hawaii resort
(Belt, Collins & Associates, Kaupulehu Resort, April 1986) reported that
vehicular emissions generated at full build-out (600 to 900 hotel units, 350 to
600 condominium wunits, 2 golf courses) would result in a net increase in
emissions of all three major automobile pollutants. However, this increase
would “still be in compliance with federal and state 1-hour standards.
Compliance with the federal 8-hour standards can also be inferred..” (James W.
Morrow, Air Quality Impact Analysis; Kaupulehu Resort, April 1986:1-7). Given
the fact that the Kohana-iki and the Kaupulehu projects share similar vehicular
traffic characteristics, it can be assumed that they will share similar vehicular
emission impacts,

It should be noted that this assumption (that the Kohana-iki Resort-generated
vehicular emissions will be within federal and state emission guidelines) does
not address the cumulative impacts resulting from the development of the
neighboring HOST Park and "O’oma II Resort.

Short-term impacts. Construction activities such as site preparation, building,
and on-site road construction will generate particulate emissions. Adequate dust
control measures will be utilized (such as twice-daily watering of exposed areas
and early landscaping) to prevent violations of state fugitive dust standards.

4.1.9 Nearshore Marine Environment

A description and impact analysis of the nearshore marine environment was
prepared for this EIS by O.I. Consultants, Inc. and is appended to this report as
Appendix H. References cited are included in Appendix H. A summary of the
substantive findings and conclusions of their report is presented below.

4,181 Existing Conditions

The necarshore waters off the subject property are pristine, with no stream
discharges, industrial wastes, or domestic wastes affecting the area. They are
classified as "AA" waters by the State Department of Health (Title 11, Chapter
54, Water Quality Standards). Near-shore waters are defined as "all coastal
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waters lying within a defined reef area, all waters of & depth of ten fathoms, or
waters up to a distance of 1,000 feet off-shore if there is no defined reef area
and if the depth is greater than ten fathoms."

The nearshore marine environment of f Kohana-iki, while supporting a coral and
fish community which makes it a popular SCUBA diving spot (Hawaii DLNR,
1978), is not significantly different, either in species abundance, or diversity,
from other areas of the western coast of the island of Hawaii. Studies of coral
communities and associated fish populations have been conducted all along the
leeward Hawaii island coast (Dollar, 1975; Kay, et al, 1977; Key, et al, 1971;
Madden, 1980; Hayes, et al,, 1982: Brock and Brock, 1974; Department of Fish
and Game, Hawaii DLNR). While differing in details between various locations,
the patterns of zones of corals and the associated fish species are a relatively
constant feature of the coastline,

Threatened or endangered species. Two species of marine animals which have

been declared threatened or endangered occur off the Kohana-iki coastline: the
threatened green turtle (Chelonia mydasy and the endangered humpback whale
(Megaptera novaeangliae).

4192 Probable Impacts

Marina Construction. As discussed in Chapter 2.6, the construction of the
marina development will require the issuance of a U. S. Army Corps of
Engineers permit and the preparation of a federal supplemental EIS, in addition
to more detailed environmental and engineering studies. (A market study and
preliminary engineering feasibility analysis have been prepared in conjunction
with this EIS and are included ag Appendices G and H, respectively). Marina
design and related environmental impacts and mitigative measures related to the
marina development discussed herein are meant to be of a general nature and
are not intended to substitute for more detailed studies to be prepared in
conjunction with the aforementioned federal supplemental EIS.

A Preliminary oceanographic environment and conceptual engineering
feasibility evaluation for the proposed marina was conducted in June, 1986 by
Edward K. Noda and Associates (Appendix H). This report uvpdated a previous
ocean engineering study prepared by previous owners of the property
(Bretschneider and Gerritsen, Ocean Engineerin nvironment and Hvdrauli
Characteristics of a Proposed Small Craft Harbor for Kohanaiki, Hawaii. 1970).
The Noda study validated the findings of the earlier Bretschneider report and
provided additional information on waves and currents. The principal finding
of the study was "..While detailed ¢engineering studies would be required for
final design and layout of the marina and entrance channel, the present scaled-
down [from the earlier Bretschneider version] marina plan is conceptually
feasible from a technical viewpoint* The study noted that although the
presently proposed marina entrance is at the same location as previously
recommended in the Bretschneider study, it is still directly exposed to southerly
waves. The report suggested three alternative wave attenuation features in the
vicinity of the entrance channel (Figures 12 A-B, Appendix H).

The construction of the marina basin will result in the destruction of a portion
of the nearshore coral community. The entrance channel to the marina will be
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constructed by dredging a portion of the offshore area to a depth required for
the passage of small boats. This dredging activity will remove some portion of
the existing coral community; in addition, some coral mortality may occur as the
result of siltation generated by dredging activity.

Resort Development. Sedimentation potential will increase during the short-
term grading and construction phases of the resort development. Minor changes
in the baseline quality of the nearshore water may occur as a resuit of the
utilization of treated effluent to irrigate the golf course. Increased
opportunities for public access to the beaches and nearshore waters may be
expected to reduce the present populations of certain marine and intertidal
species of high commercial, subsistence or recreational value.

4193 Mitigation Measures

Marina. The impacts of marina construction on the nearshore environment will
be reduced as much as possible by utilizing techniques and methods which
generate the least amount of sediment. Construction of the marina basin will
take place "in the dry" behind a shoreline berm which will not be removed until
construction of the marina has béen completed and sediment within the marina
basin has had the opportunity to settle out of the water. During construction of
the marina entrance channel, water quality conditions up- and down-stream of
the construction activity will be monitored to assure compliance with
construction conditions likely to be imposed by the US. Army Corps of
Engineers in the process of granting a permit for such construction., When
blasting is required, the size of charge, frequency of blasting, and timing will be
established in consultation with representatives from the Corps of Engineers and
the National Marine Fisheries Service, to assure no significant impacts to green
turtles of humpback whales.

Resor nstruction. Shoreline modifications including extensive vegetation
removal, beach alteration, and structural modifications will be minimized.
Adequate measures will be taken to minimize the potential impact of wastewater
percolation and possible migration into coastal waters. (See discussion in
Chapter 4.3.3.3: Wastewater Treatment and Disposal: Mitigative Measures).

4.1.10 Noise

4.1.16.1 Existing Conditions

A number of noise sources are present at the Kohana-iki site including aircraft
noise, coastal "surf” noise and vehicular traffic noise along the Queen
Kaahumanu Highway.

Aircraft Noise.

The primary source of man-made noise originates from air traffic operations at
and near the Keahole Airport, located approximately two miles north of the
subject property. A straight line projection of Runway 17’s centerline Crosses
the northwest corner of the Kohana-iki site at Puhili Point--some 8,200 feet of f
the end of Runway 17. Straight-in approaches from the south to Runway 35
(used only under abnormal weather conditions) and straight-out departures from
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Runway 17 therefore, do not necessitate an overflight of the subject property.
The majority of aircraft utilizing the airport (approx. 80%) land and takeoff on
Runway 17, travelling in a north to south direction. Most of the commercial
and military air traffic leaving Keahole is bound for either Kahului or
Honolulu, necessitating a right turn out to sea shortly after takeoff. (See
Chapter 4.1.2 and Appendix J for general discussion of Keahole Airport,
aircraft mix and flight operations), Other aircraft (such as commercial air tours
and general aviation) may continue in a southerly direction after takeoff,
overflying the subject property and having a greater impact on noise levels.

The Airports Division, State Department of Transportation, is the manager of
the Keahole Airport facility. They have recently let contracts to update the
original 1971 Keahole Airport Master Plan and to prepare detailed noise studies
of existing and projected aircraft operations. These studies are expected to take
approximately one year to complete with completion scheduled for Spring, 1987,
The applicant, as an interested and adjacent landowner, is seeking to be an
active participant in the Airport Master Plan and Noise Study planning process.

Preliminary Aircraft Noise Contour Studv; 1985. In order to assess the present
aircraft noise impacts to the Kohana-iki site, a preliminary mapping of existing
noise contours was prepared by Gordon Bricken & Associates, consulting
acoustical and energy engineers, in conjunction with this EIS (Figures 1 and 2,
Appendix J). It is recognized that this is a preliminary noise study and is not
intended to substitute for the detailed noise studies currently being prepared by
the State DOT. The noise study is intended to indicate the relative magnitude
of aircraft noise impact, however. The contour study used 1985 flight
operations data (Tables 1A, 1B, Appendix J) and developed L4, contours (60,
45, 70 and 75 L4q) for two extreme flight track scenarios: 100 percent straight
in-out flight operations; and 100 percent turning operations.

(Ldn or "yearly day-night average sound level in decibels" is the principal
metric used to measure aircraft noise, more specifically, "..the yearly average of
the A-weighted sound level integrated over a 24-hour period. It also
incorporates a 10 dB step function weighting to aircraft events between 10:00
PM. and 7:00 A.M. to account for increased annoyance to noise during the night
hours" (1. S. Department of Transportation, 1983).

Findings. The 100 percent turning operations contour map (Figure 1, Appendix
J} indicates that the entire project site lies outside the 60 Ly, contour
indicating no impact to proposed resort operations. The 100 percent straight in-
out operations contour map (Figure 2, Appendix J} shows a portion of the
project site in the vicinity of Puhili Point lying within the 60 to 65 L n
contours indicating a potential impact to condominium activities currently
planned for that area. As noted above, the majority of aircraft operations at
the Keahole Airport use Runway 17--landing and taking-off in a southerly
direction. A right turn out to sea shortly after take-off is the preferred route
for almost all commercial air traffic; thus, it is likely that the actual condition
will be much closer to that represented by 100 percent turning operation contour
map.
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Coastal and Vehicular Noise Sources,

A Primary source of noise close to the shoreline is that naturally caused by
wave action crashing against the beaches and lava boulders. A minor source of
noise is produced from vehicular traffic moving along the Queen Kaahumanu
Highway.

411 Probable Impact

Airport Noise

The findings of the preliminary noise study indicate that a portion of the Puhili
Point area may lie within the 60 to 65 Ldn noise contour.

EAA Noise Impact Criteria.  The Federal Aviation Administration has
established guidelines relating to. surrounding land use compatibility with
airport facilities. This information is summarized in tabular form in Table 2A
Appendix J. The FAA guidelines state that "all land wuses are normally
compatible with noise levels less than 635 Ld .  Local needs or values may
dictate further delineation based on local requirements or determinations” (U.S.
Department of Transportation, 1981). The FAA guidelines classify areas within
the 65 to 70 L4, contours as being incompatible with residential activities
except”.. where the community determines that residential uses must be
allowed.." In these areas, the FAA guidelines suggest measures to achieve
outdoor to indoor ncise level reduction of at least 25 to 30 dB be incorporated
into building codes and be considered in individual approvals. Thus, under the
federal guidelines, there would. not appear to be any noise impact to the
Kohana-iki site even under the most extreme noise conditions.

State DOT Noise Impact Criterig. The State Department of Transportation
maintains that the FAA guidelines are too permissive relative to acceptable land
uses within the 60 to 65 L, contour. This policy was initially set during the
preparation of aircraft noise studies for the 1981 Honolulu International Airport
Master Plan update.  "Although the FAA guidelines do not recommend that
special measures be taken or studies be performed in areas exposed to noise of
less than 65 Ld , the Ld noise exposure range of 60 to 65 has nevertheless been
considered in t%e HonQPuiu analysis. It is generally accepted that residential
development without special acoustical insulation is compatible with aircraft
noise leveis of 65 Ldn or lower, but this may not be true in Honolulu,

"Because of the open living environment in Honolulu and because no residential
building insulation is needed for heating purposes, the level of aircraft noise
may have to be lower than elsewhere before land use compatibility can be
ensured” (Peat, Marwick, Mitchell & Co., Honoluly International Airport and
Environs Master Plan, June 1981:E-15). The State position relative to compatible
land uses is summarized in tabular form in Table 2B, Appendix J. All land uses
below the 60 L4, contour arc compatible. Between the 60 to 65 L4, contour,
residential land uses, mobile homes, transient lodgings, and public facilities such
as schools, hospitals and nursing homes are compatible only when "additional
noise level reduction incorporated into the design and construction..(ibid. Table
2B, footnote A). Thus, under the State DOT guidelines, and using the most
extreme noise condition (straight in-out operations), mitigative sound
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attenuation features would have to be incorporated in building design for
structures placed in the Puhili Point area (lying within the 60 L4p contour),

Short-Term Construction Noise

Audible construction noises may be unavoidable during the project construction
period. Depending on the type of construction activity, distances at which
outdoor construction activities would be audible range from 500 to 2,000 feet.
It should be noted that the nearest residences or noise sensitive public facilities
are located several miles away from the project site.

Long-Term Vehicular Traffic Noise

At full build-out, internal traffic noise could become a source of noise within
the resort. Accepted measures to reduce the impact of vehicular noise include
the development of wide landscaped buffer zones (including the placement of
golf course fairways, earthen berms, and architectural screening), ample setbacks
and low vehicular speed limits,

4.1.10.3 Mitipative Measures

Short-Term Construction Noise. As stated above, no noise sensitive land uses are
located nearby. Nevertheless, every effort will be made to mitigate construction
noise impacts. A number of options exist to reduce or mitigate construction
noise. Such measures include the use of muffled construction equipment and
the early phasing of landscaped buffers/berms construction.

Aircraft Noise. The preliminary noise contour study cited above indicates a
possible noise impact {(between 60 - 65 L H) to a portion of the Kohana-iki
Resort under extreme straight in-out Plzght operations, using the more
conservative State DOT noise compatibility guidelines. The applicant intends to
work closely with the State DOT in the design and construction of the
structures located in areas exposed to greater than 60 L4p--should the pending
and more detailed noise studies identify such areas on the site. These
procedures can most appropriately be addressed at the Zoning and Special
Management Area permit approval stages of the development process.

4,1.11 Natural Hazards

4,1.11.1 Existing Condifions

Yolcanic Activity, A report prepared for the U.S. Geological Survey has
identified "zones of overall relative risk” associated with volcanic activity on
the island of Hawaii. These zones take into account both direct elements of
volcanic activity (such as lava flow inundation, rock fragments, and gases) and
indirect hazards (such as subsidence, surface rupture, earthquake shaking and
tsunamis). The classification system includes six zones, "A" through "F", with
risk increasing from "A" to "F". The subject property is located in the "DE" zone
indicating a relative degree of risk from volcanic action between D and E
(Mullineaux & Peterson, 1974).
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Seismicity. The entire Island of Hawaii is susceptible to earthquakes originating
in fault zones under and adjacent to it. Two fault zones have been identified
within the Kona region: the Kealakekua and the Kaholo faults, both located in
South Kona and well away from the subject property. The island of Hawaii is
classified as a Zone 3 area for the purpose of structural design. This
classification system is based on a scale of 0 to 4, with 4 being the zone of
highest seismic occurrence and danger. The Hawaii County Building Code
requires that all new structures be designed to resist forces that might be
expected in Zone 3 areas.

Lava Flow Inundation. The project area is susceptible to potential lava flow
from Hualalai, one of the five volcances comprising the Island of Hawaii and
one of the three which has been active in historic times. The last active period
of eruption occurred circa 1800 when lavas produced from the northwest
volcanic rift zone of Hualalai at about the 1,600 foot elevation {makai of the
existing Mamalahoa Highway) reached the coastline at Keahole Point,
approximately two miles north of the project area,

Flood Hazard, The Hawaiian Islands have been subjected to at least 50 possible
tsunami occurrences within historic times. The greatest tsunami wave run-up
heights ever recorded in the Kona region resulted from the Japanese tsunami of
1896 which caused extensive damage throughout the Hawaiian Islands. The
Flood Insurance Rate Maps prepared by the Federal Emergency Management
Agency (May 3, 1982) have identified coastal high hazard areas in terms of
areas susceptible to flooding from tsunami and high wave run-up. As shown in
Figure 13, the coastal high hazard area (Zone V-15) generally follows the
coastline. The 100-year flood zone boundary (Zone A-4) lies inland of the V-15
zone and varies between 200 to 1,000 feet inland of the shoreline. By far the
majority of the site lies within the "C Zone", or areas of minimal flooding. Base
flood elevations range from 7 to 9 feet above mean sea level. The property has
not been designated as potentially susceptible to flood hazard other than by
tsunami inundation as discussed above.

41.11.2 Probable Impacts

Structures at the Kohana-iki Resort will be built in accordance with all
governmental standards to be resistant to flooding and seismic shock., All
habitable floors within the 100-year {loodplain will be elevated to or above the
base flood elevation and no fill will be placed in the coastal high hazard area
for structural support.

4.1.12 Aesthetics

41.12.1 Existing Conditions

Much of the project area is visible by motorists on the Queen Kaahumanu
Highway, except directly above the property; this is because the roadway is

" slightly depressed directly mauka of the property and because of the sloping

nature of the terrain. The Keahole Airport and the NELH facility at Keahole
Point are evident to the north of the property, imparting an urban tone to the
natural lava landscape. Extensive views of the property are evident from the
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coastal jeep trail. Current vistas looking mauka are of pahoehoe lava lightly
colored by patches of fountain grass with dark mounds of a'a lava distributed
randomly,

L.ocated approximately midway between the northern and southern borders of
the site {(and visible from almost anywhere on the site), is a relatively large
clump of mangrove trees. The anchialine ponds found scattered about the site
are not easily visible from the ground because they are situated in depressions
within the lava., The views along the coast are of the emerald blue off-lying
waters with black fingers of lava anchoring stretches of white coral and sand
beaches. The morning glory, naupaka and beach heliotrope provide a green beit
and transition: zone between the coastal and mauka environments.

41,122 Probable Impacts

The present landscape of the property will be irretrievably altered from its
present natural condition to one of an urban state characterized by low-lying
buildings, landscaped open space, internal roadways, marina harbor and related
facilities, and an 18-hole golf course. Major buildings will be designed to
minimize impacts to existing mauka-makai view corridors.

4.1.13 Flora

A botanical survey of the Kohana-iki site was conducted in May 1986 by Char
& Associates, botanical and environmental consultants (Appendix C). Major
objectives of the survey were to: inventory existing flora, describe major
vegetation types, search for rare, threatened or endangered plant species, and
identify areas of potential environmental problems or concerns.

4.1.13.1 Existing Conditions

A total of 73 vascular plant species were identified on the Kochana-iki site, 42
(57.5%) are introduced or exotic species, 27 (37%) are native, and 4 (5.5%) are of
Polynesian origin. Among the native species, 18 are indigenous and 9 are
endemic (restricted to the Hawaiian Islands). One small plant, about a foot tall,
tentatively identified as Reynoldsia species, was found growing within the walls
of a stone structure located under the kiawe thicket. Reynoldsia sandwicensis or
‘ohe (the Kona species formerly Reynoldsia huehuensisy is a candidate endangered
or threatened species (U. §. Fish and Wildlife Service 1980).

The study recognized four vegetation types: Strand, Pond, Kiawe Thicket and
Scrub vegetation. These types are briefly described betow,

1. Strand Vegetation.

Along the coastal portion of the project area is a well-developed strand
vegetation. The vegetation occurs on sandy to coral rubble substrates.
These sandy/coral beach areas form a narrow to wide belt along the coast.
The project site is characterized by its desert-like appearance with sparse,
dry grasses and herbs providing the only color to the dark lava landscape.
The more common species present within this zone include beach morning
glory (Ipomoea brasiliensis), naupaka-kahakai (Scaevola taccada), hinahina

IvV-19



(Heliotropium anomalum var. argenteum), Bermuda grass (Cynodon dactylon),
alena (Boerhavia diffusa), pa’u-o-Hi‘iaka (Jacquemontia Sandwicensis)
Christmas  berry  (Schinus terebinthifolius), and tree  heliotrope
(Messerschmidia argentea). The strand vegetation supports a number of
native species. Some, such as the pohuehue and naupaka-kahakai, are used
in landscaping.

Pond Vegetation
A number of anchialine ponds are found along the coastal portion of the

project area (see Chapter 4.1.14 for discussion of ponds). The ponds are in
various stages of aging. The younger ponds are largely lava pools with
some vegetation around the edges, usually "aki‘aki (Sperobolus virginicus)
and *akulikuli (Sesuvium portulacastrum). The older or shallower ponds are
filled with organic material from leaves and other plant parts. These more
or less filled ponds support a dense growth of pickleweed (Batis maritima)
and makai sedge (Scirpus paludosus).

A large forest of mangrove (Rhizophora mangle) occupies one of the ponds.
This plant is considered a pest by the State Department of Agriculture
(1981), as it blocks coastal and harbor waterways and fiils fishponds.

Kiawe Thicket
Kiawe (Prosopis pallida) trees, 15 to +25 feet tall, form a closed to semi-

open canopy on the pahoehoe lava immediately behind the sandy beach
area in the southern area of the project site, Located between the beach
strand and the inland scrub vegetation types, the kiawe forest shares
species from both these vegetation types. Small shrubs of ‘ilima (Sida
fallax) and hairy abutilon (Abutilon grandifolium} are common. The
Reynoldsia species discussed above was tentatively identified within this
vegetation type.

Scrub vegetation

The scrub vegetation covers roughly 80 to 85 percent of the project area.
It is comprised of a mixture of grasses and shrub species with scattered
trees of kiawe. Ground cover varies from 40 to 60 percent on pahoehoe
flows, and only 5 to 10 percent on the a’a flows.

Fountain grass (Pennisetum setaceum) is the most abundant species in this
vegetation type. Other common grasses are pili grass (Heteropogon
contortus) and Natal redtop (Rhynchelytrum repens). ’Ilima and ’uhaloa
(Waltheria indica var. americana) are the most commonly encountered
shrubs. Ferns and a few annual species may be found in the cracks and
crevices of the pahoechoe lava where it is damper and shadier. The mauka
areas consist of Pahoehoe lava with several pockets of A’a lava jutting
through. This lava-covered area is sparsely vegetated with vigorous and
invasive introduced species such as fountain grass {Acacia Farnesiana), klu
and kiawe, and native plants such as sword fern (Nephrolepis muitifiora),
luhaloa and caper or pua-pilo (Capparis Sandwichiana var. Zoharyi).
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41.13.2 __ Probable Impact

The Kohana-iki resort development will require site grading and grubbing, and
construction of various improvements such as roadways, buildings, and a golf
course. These activities will cause major changes to the vegetation types which
presently exist at the project site. Vegetation cover and density will increase
and changes in species composition will be introduced through landscaping and
natural processes.

4.1.133 Mitigative Measures

The proposed resort development will result in the loss of a number of native
plants. However, these plants are found in similar habitats throughout the West
Hawali region, thus, the probable impact on island-wide populations will not be
significant.

The botanical survey conducted for this EIS tentatively identified one small
plant, Revnoldsia (a candidate endangered or threatened species) in an area near
the coast. This area is not planned for development and, should the existence of
the plant be verified, appropriate action will be taken to insure its continued
survival.

The vegetation surrounding the anchialine pools will be maintained, and, where
appropriate, enhanced in accordance with the Pond Management Plan (Chapter
4.1.14). Wherever possible, the development will incorporate as much of the
existing vegetation into its landscape design as possible. Native plants with
ornamental potential on the project area will be propagated and used in
landscaping.

4.1.14 Terrestrial Fauna

A terrestrial faunal survey of the Kohana-iki site was conducted in May 1986
by Char & Associates, botanical and environmental consultants (Appendix D).
Major objectives of the survey were to: describe vertebrate communities present
in the study area, identify sighting locations that are listed under the
Endangered Species Act, and to identify and discuss areas of poteniial
environmental problems or concerns.

4.1.14.1 Existing Conditions

Birds, The Kohana-iki site is approximately 2.5 kilometers north of the
"Aimakapa Pond. Information on birdlife at the *Aimakapa Pond is extensive
and includes waterbird censuses which have been conducted annually since the
1950’s, and twice a year since 1968. Thus, it can be assumed that much of the
birdlife identified at the 'Aimakapa Pond area is also present, at least on
occasion, at the Kohana-iki site.

Thirteen bird species were identified during the bird survey of the site. The
most common species present were the House Finch (Carpodacus mexicanus)
which were found in the mangrove, kiawe thicket and strand habitats. The
second most prevalent species was the Japanese White-eye (Zosterops japonicus),
most common in the kiawe scrub or in the strand vegetation. A single Great
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Frigatebird, "Iwa (Fregata minor palmerstoni) was seen flying along the coastline
near Puhili Point. An immature Black-crowned Night Heron, ’Auku’u
(Nyctiocorax nycticorax hoactli) was seen in the large pond about one-half
kilometer up the coast from the mangrove trees. Two Pacific Golden-plover
Kolea (Pluvialis fulva) were found along the shoreline. During the winter
months, plover are probably much commoner. Other species identified included:
The Grey Francolin, (Francolinus pondicerianus); Rock Dove, (Columba livia);
Zebra Dove (Geopelia siriata); Common Barn-owl (Tyto alba), Melodious
Laughing-thrush (Garrulax canorus); Nutmeg Mannikin (Lonchura punctulata);
Yellow-billed Cardinal (Paroaria capitata), and the Northern Cardinal (Cardinalis
cardinalis), :

Mammals. The mongoose (Herpestes auropunctatus) was the only mammal seen
during the survey. Mammalian skeletal remains were abundant in the study
area. The majority of the bones were not recent. Three species were represented:
Feral Pig (Sus scrofa); Feral Goat {Capra hircus); and, Donkey (Egquus asinus),
The three species are probably no longer found in the area. There was no sign
of the endangered Hawaiian Hoary Bat (Lasiurus cinereus semotus),

41,142 Probable Impacts

The proposed resort development will alter the existing faunal habitats. The
landscaping of large areas presently consisting of pahoehoe lava will increase
and diversify existing habitats. The greatest potential impact to avifaunal
habitats could be that associated with coastal development adjacent to the
anchialine ponds, suspected as providing a feeding habitat for both native
wetland  bird species and migratory shorebirds and wildfowl. A related
potential impact could be felt by the nearby Kaloko and 'Aimakapa Fishponds.

4.1.143 Mitigating Measures

The applicant is aware of the importance of the anchialine pond resource, both
to the marine and avifaunal ecosytems. Preliminary pond "Buffer Zones" have
been established around each of the major pond groupings (see discussion in
Chapter 4.2.15) which will prohibit development near the ponds and will prevent
undue disturbances by casual passers-by.  Related potential impacts to the
neighboring Kaloko and ’Aimakapa Fishponds will be mitigated in a similar
fashion by reducing casual access to the adjacent parcels by the use of
landscaped screening and, where appropriate, fences.

4,1.15 Anchialine Ponds

The coastline at Kohana-iki contains a series of anchialine ponds which
constitutes one of the larger concentrations of relatively undisturbed ponds on
the island of Hawaii. Thus, an integral part of the planning process for the
proposed Kohana-iki Resort development is the avoidance or mitigation of any
- adverse impacts to these poads.

These ponds (i.c., shoreline pools without surface connection to the sea, having
waters of measurable salinity and showing tidal rhythms) are commonly located
in recent lava flows which have depressions deep enough to reach the water
table and are made up of brackish water. The faunal community is crustacean-

iv-22

g
I
F
£
o



P

L

b

e

mollusk dominated and several species of shrimp (known only to Hawaiian
anchialine ponds have been discovered. Aquatic vegetation is primarily made
up of benthic algae. Aquatic vascular plants are also in existence, such as
Ruppia maritima which requires bottom sediments in which to root. Salinities in
these ponds range from 9-13 ppt. Bottom types vary from rock to sediment
covered, and surrounding vegetation includes trees, grasses and vines (Maciolek

“and Brock, 1974; Traverse Group, Inc., 1985).

An impact analysis of the proposed Kohana-iki Resort on the anchialine pond

resource was conducted between April and June, 1986 by O. L Consultants, Inc.
(Appendix - E).  Substantive findings and conclusions of this report are
summarized below.

4.1.15.1 Existing Conditions

A survey conducted by Maciolek and Brock between 1972 and 1973 (Maciolek
and Brock (1974)) identified 29 ponds in three different sub-areas at Kohana-iki
(North, Middle and South); twe additional ponds were found just to the south.
A more recent survey (O.L Consultants, Inc. 1985) of the Kona coast ponds
located 43 ponds in the Kohana-iki area covered in the 1972 survey: an
additional 13 ponds were found in the area to the south not examined in 1972
(Far South) (Figure 14). Ponds indicated by solid line have been surveyed while
those outlined by dotted lines have not. A recent (May, 1986) brief examination
of the Kohana-iki site on the ground and by helicopter noted the presence of
scattered depressions, mostly to the south of the mangrove thicket, which
contain water only at extremely high tides. Two large ponds located at the
southern edge of the site, heavily overgrown by terrestrial vegetation on their
borders, were noted from the air; one pond was briefly examined from the
ground.

The size, depth, surface area, water temperature and salinity of the ponds
examined in 1985 are presented in Table 1, Appendix E: the occurrence and
relative abundance of terrestrial vegetation surrounding each pond are presented
in Table 2, Appendix E; the occurrence and refative abundance of aquatic flora
and fauna in each pond are presented in Table 3, Appendix E. Figure 1,
Appendix E is keyed to the numerical pond identification system used in the
foregoing tables. As stated above, ponds outlined in a solid line have been
surveyed while those indicated by dotted line have not. From a hydrographic
standpoint, the ponds in the four main areas are similar, although small
differences in salinity and temperature were noted. Mean salinities increased
from 12.7 ppt. in the north ponds to 13.7 ppt. in the middle ponds and 15.1 ppt.
in the south ponds; salinity in the far south ponds decreases to 11.9 ppt. The
patterns of salinity reflect both short-term variability due to tidal phase, and
large-scale sub-surface processes of groundwater-seawater interactions.

41,152 Probable Impacts

The only direct impacts due to construction will be associated with the proposed
marina. The marina is presently planned to be located in an area where two
large, senescent anchialine ponds have recently been discovered. Preliminary
marina design plans show these ponds to be located within the marina proper,
thus construction of the marina would result in the destruction of these two
ponds. Some flexibility in marina design may result in one of these ponds being
included in a shoreline buffer zone.
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Other potential impacts to the pond resource include the potential for
development related surface runoff to inundate the pond areas, the effect of
increased dissolved nutrient levels in the groundwater (resulting from the use of
treated effluent to irrigate golf course fairways and the application of
fertilizers and herbicides to landscaped areas), and the impact of direct physical
intrusion into the pond areas.

41153 Mitigating Measures

Preliminary site plans for the Kohana-iki Resort have been prepared (Figure 3)
with the goal of minimizing impacts to the anchialine pond resource. Except
for the construction of the marina (the impacts of which will be fully discussed
in a subsequent federal supplemental EIS prepared pursuant to a U. 5. Army
Corps of Engineers Permit), no structures or construction activities are planned
which would result in the filling or grading of any of the ponds in the area.
Buffer zones will be established around each of the major pond areas to insure
no grading or construction activities in adjacent areas will result in material
eéntering the ponds. Landscaping of the pond areas will be minimized to retain

" the natural setting of the ponds as much as possible; any landscaping done

adjacent to the ponds will utilize indigenous plants which will not impact the
pond environment,

A Management Plan for the anchialine ponds will be developed in consultation
with the Army Corps of Engineers and the Fish and Wildlife Service. Such a
plan has been approved for ponds at Waikoloa, and proposed for ponds at
Kaupulehu and Kukio. The objectives of such a plan are to:

1) Maintain the environmental integrity of the existing ponds;

2) Protect and manage this resource to provide educational and interpretive
opportunities to the public; '

3) Control and monitor construction activities so that secondary impacts may
be identified and mitigated to avoid any detrimental impacts to the ponds;
and,

4) Provide for a pond manager to implement the management plan and
conduct scientific monitoring programs.

The management plan will detail the areas of ponds to be preserved, the
dimensions of buffer zones surrounding the pond areas, allowable activities
within the pond areas, if any, and establish a pond management program.

4.1.16 Historic and Archaeologic Resources

4,1.16.1 xistin ndition

There have been several archaeological investigations of the Kohana-iki site.
The carliest recorded field work was conducted in 1930 be John E. Reinecke,
who located coastal sites of the West Hawaii region for the B. P. Bishop Museum

(BPBM). The most intensive archacological work conducted to date within the
project area was done in late 1975 by Ross H. Cordy during coastal survey and
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testing conducted as part of his dissertation research. The most recent prior
archaeological investigations at Kohana-iki was a preliminary field inspection
conducted by Paul H. Rosendahl, Inc. (PHRI) in September 1985.

A full archaeological reconnaissance survey of the Kohana-iki property was
subsequently completed in conjunction with this EIS by Paul H. Rosendahl,
Ph.D., Inc. Consulting Archaeologist in May 1986. This report is summarized
below and is appended in its entirety to this report as Appendix B,

A total of 105 archaeological sites have now been identified within the Kohana-
iki development arca (Figure 15). Enough information has been gathered to
assume that these 105 sites represent all the sites on the property. Six of these
sites were recorded in 1971 and submitted for placement on the Hawaii Register
of Historic Places (HRHP) in 1972, Four of the HRHP sites and an additional
seven sites were recorded at the BHPM by Ross H. Cordy (1975). One site was
recorded during the preliminary reconnaissance survey conducted in 1985 and
91 sites were located during the full-scale reconnaissance. Nearly half (49.5%)
of all sites recorded are complexes which contain two to 14 associated features.
Five of these complexes include more than 10 features and the majority (77%)
are comprised of less than five features.

Nineteen formal types were identified among the 262 features located within
the project area (Table 2, Appendix B). Thirty-eight features representing six
formal types were previously recorded. The remaining 224 features were
recorded during full-scale reconnaissance, including 29 new features located at
previously recorded sites.

Tentative functional interpretations are suggested at this time for 76 of the 105
recorded sites. Habitation sites represent over half of the identified sites (48),
and include 17 habitation complexes, 13 habitation/ceremonial and/or burial
complexes, and 18 temporary habitation sites. Other functional types include
two road/trail sites, 16 boundary markers (same boundary), and two animal
pens, three recreation sites (petroglyph and pools), two shrines, and three
aquaculture sites,

Newly identified and previously identified sites are described individually and
in numerical order starting on Page 16 of Appendix B. A numerically keyed
map is included as Figure 5, Appendix B. Information included in each
description includes the overall site size, dimensions of features, general
environmental zone and eclevation of the site, distance to adjacent site(s),
portable remains observed, and tentative functional category, if determinable.
Tables 2 and 3, Appendix B, summarize the identified sites and their component
features in terms of formal type, tentative functional interpretation,
preliminary evaluation of significance, and recommended further action. Table
3, Appendix B lists newly identified sites, while Table 4, Appendix B lists
previously identified sites.

The significance of archaeological remains can be defined in terms of potential
scientific research, interpretive, and/or cultural values. Research value refers
to the potential of archaeological resources for producing information useful in
the understanding of cultural history, past lifestyles, and cultural processes at
the local, regional, and interregional levels of organization. [nterpretive value
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refers to the potential of archaeological resources for public education and
recreation. Cultural value, within the framework of significance evaluation
used here, refers to the potential of archaeological resources for preservation
and promotion of cultural and ethnic identity and values.

The findings, evaluations, and recommendations of the archaeological
reconnaissance have been reviewed with Ms. Virginia Goldstein--staff planner
and historic sites specialist in the Hawaii County Planning Department. Ms.
Goldstein has concurred with the conclusions and recommendations of the
archaeological reconnaissance. Dr. Ross H. Cordy, staff archaeologist with the
Historic Sites Office, State Department of Land and Natural Resources has been
consulted throughout the preparation of the archacological reconnaissance and
has unofficially praised the archaeological consultant for producing a “"high
quality report.”

At the present time six sites have been recommended for preservation. No
further work is recommended at this time for another 51 sites. This number is
inflated by the 25 small and relatively insignificant cairns that were located
during the survey. Further intensive survey work, including: detailed recording;
recording with surface collection; and, recording with surface collection and/or
test excavation, must be conducted before complete site specific
recommendations regarding significance can be evaluated.

41.16.2 Probable Impacts

Most of the sites identified in the archacological reconnaissance survey are
located in the coastal areas of the site, within [,200 to 1,500 feet of the
coastline. Since development will be concentrated in portions of this area, many
of the sites could be impacted. As discussed above, only preliminary
significance evaluations have been made at this stage in the planning process.
More detailed field work is necessary to determine the disposition of individual
sites.  The applicant intends to follow through with the archaeological
consultant’s recommendations concerning future field work and will continue to
coordinate all archaeological work closely with both the Hawaii County
Planning Department and the Historic Sites Office, DLNR,

41.16.3 Mitigation Measures

All sites recommended for preservation will be preserved in accordance with the
archaeological consultant’s recommendations. Sites with significant interpretive
and cultural value will be incorporated into an archaeological resources
management plan which will be formulated with the assistance of the State
Historic Sites Office and the Hawaii County Planning Department.

4.1.17 Recreational Amenities

4.1.17.1 Existing Conditions

Currently there are only three significant beaches in the Keahole Point to
Keauhou Resort urbanized corridor: Kahaluu Beach Park, Disappearing Sands
Beach Park and the beach fronting the Honokohau Fishpond. The first two are
heavily used. The beach at Honokohau is difficult to access, requiring a
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lengthy walk from the Honokohau Small Boat Harbor. The recreational
amenities presently afforded by the subject property are limited to the coastal
areas. These arecas of the property are frequented by local fishermen and
beachcombérs and persons transiting the area (via the unimproved coastal trail)
to access the popular bathing and surfing area known as Pine Trees Beach,
located close to the center of the subject property (Figure 13).

4.1.17.2 Probable Impacts

Development of the proposed resort will have a significant impact on the
recreational resources of the North Kona region. As noted above, the Kona
community has limited access to local beaches. The public access currently
planned for the Kohana-iki Resort will provide the greater Kona community
with a fourth recreational beach. Increased public access to the shoreline will
inevitably impact the coastal and nearshore marine environments,
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4.2 SOCIO-ECONOMIC ENVIRONMENT

History, The Kona District of the Big Island has played a significant role in
the history of the Hawaiian Islands. The Island is believed to have been the
first landfall of the Polynesian explorers - almost [,000 years ago. The Kona
region was probably the most populated area on the island of Hawaii at the time
Captain Cook, the English explorer, was slain on the shores of Kealakekua Bay
in 1779, near what is now the town of Captain Cook. The town of Kailua-Kona
was made the capital of King Kamehameha the Great'’s newly consolidated
kingdom in 1812, He died there in 1819. In the same year, Liholiho,
Kamehameha’s heir, abolished the traditional "kapu" system from his throne in
Kailua,

The following year, 1820, the first missionaries arrived, an event which
hastened the transformation of the native social and ¢conomic structure from a
subsistence-based and highly stratified society to a market-based “"westernized”
society. Western concepts of land ownership were introduced, alienating the
native population from their traditional relationship with the land. Imported
crops such as oranges, grapes and coffee were established. Horses and cattle
were imported and the first large scale ranching operations were begun.

In addition to the land-based industries of diversified agriculture and ranching,
the waters lying off the Kona Coast have long provided both food and
livelihood for Kona residents. Safe harbors available in numerous coastal coves
provided shelter from the predominant trade winds and resulted in a large
whaling trade during the early decades of the 19th century.

The historic economic base of the region has been ranching, fishing and
diversified agriculture. The past decade has seen a transition in the socio-
economic character of the region from an agrarian lifestyle to a resort and
residentially-oriented community,

4.2.1 Population

The 1980 Census reported a resident population of 13,748 persons in the North
Kona District, of which almost half (44%) resided in the town of Kailua-Kona.,
Resident population in the North Kona area almost tripled (285%) between 1970
and 1980, increasing at an 11% annual compound rate. These annual rates of
growth become significant when compared with the population growth of the
county as a whole (3.7%) and the entire State (2.3%) during the same period. It
was estimated that the population of the North Kona District was 16,266 as of
January, 1983 (DPED 1984). Population projections prepared for the market
study indicate a 1990 resident population of 25,000 persons, increasing to 32,500
in 1995 (Table 4 below).
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Table 4: POPULATION GROWTH: North Kona

1970 1975 1980 1983 199¢ 2000
Resident
Population 4,832 3,440 13,748 18,000 25,000 32,500
Average
Annual 0.86 14.93 12,58 6.19 7.78 6.0
Change (%)

Source: Hallstrom Appraisal Group, Inc. 1985

The near tripling of the North Kona population between 1970 and 1980 was
accompanied by ethnic shifts within the major population groups. Both North
and South Kona witnessed a decline in the proportion of orientals and a rise in
the proportion of caucasians (the major ethnic group). Increased transiency and
mobility is also noted. While more than half the population of the rest of the
island had lived in the same house five years earlier, the figure for North Kona
wis less than 40 percent,

4.2.2 Economy

As previously noted, agriculture, specifically diversified agriculture, has
provided the historical economic base of the region. The importance of
diversified agriculture to the district is, however, being rapidly surpassed by the
growth of the visitor industry and associated service-related jobs. "In 1950, §2
percent of the employed persons in Kona listed farm laborer, farm manager, or
farmer as their occupation.. By 1980, only 8.2 percent of the labor force held
agriculturally-related jobs" (Draft Kona Regional Plan, 1983). Today tourism is
the primary economic activity of the North Kona district,  supplanting
agriculture as the number one revenue-generating activity. In 1970 there were
approximately 1,752 wvisitor accommodation units in the West Hawaii region
representing 50 percent of total Big Island visitor units. By 1985 West Hawaii
supported a total of 6,123 visitor units representing 83 percent of Big Island
vigitor units. The majority of these units are hotel rooms (3,999 rooms). Just
over 98 percent {2,124 units) of all the Big Island’s condominium inventory is
located within the West Hawaii area, principally in and around the town of
Kailua-Kona (2,046 units) (Hawail Visitors Bureau, 1986).

QOther service industries such as retailing, real estate, and financial services have
benefited from the increased income introduced into the local economy by the
expanding visitor industry. Property wvalues in general have increased
significantly over the past decade, a result of the increased demands of visitor,
resident and retiree capital. This sharp rise in land prices has ¢reated concern
in the agricultural community; however, the increased market size and
additional public services have off-set some of these difficulties.

4.2.3 Employment

In 1980, Census records indicated that there were 10,1135 persons 16 years of age
and over residing in the North Kona district (Table 5). Of these, 7,292 (72%)
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were in the civilian labor force, approximately 379 (about 5.2%) were
unemployed. This compares with an unemployment rate of almost 7% for the
County as a whole during the same period. The Kona labor force is
characterized by its high component of service employment and low levels of
- manufacturing jobs, as compared with the county as a whole.

Table 5: SELECTED LABOR FORCE CHARACTERISTICS:
North Kona (1980%)

Labor North Kona Hawaii County
Force Status (Persons) {Persons)
16 years and over 10,115 67,205
Civilian labor force 7,292 41,006
Unemployed 379 2,856
Total employed 6,913 38,150

cupation (%} (%)
Managerial and

Professional 1,462 21% 7,648 20%
Technical, sales

and administrative 1,984 28% 9,956 26%
Service occupations 1,486 21% 6,283 16%
Farming, forestry

and fisheries 491 7% 3,927 10%
Precision, production,

craft and repair 839 12% 4,848 13%
Operators, fabricators

and laborers 687 10% 5,488 14%

Source: 1980 Census

4.2.4 Housing

Housing in the Kona area has undergone a dramatic growth cycle following the
expansion of the tourist industry (Table 6). The stock of year-round housing
units nearly tripled between 1970 and 1980 (249%). The major growth was in
owner-occupied housing (297%) with a smaller increase in renter-occupied
housing (161%) (1980 Census).
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Table 6: SELECTED HOUSING CHARACTERISTICS:
Neorth Kona (1980)

1980
Characteristic Units % 1970-80 Change

- Year round . '

. housing units 6,894 ‘ 249%
Owner-occupied _ 2,536 37.8% 297%
Renter-occupied 2,066 30.0% 161%

Vacant 2,292 33.2% 321%

_ Source: 1980 Census

The 1980 Census reported a 33% wvacancy rate for North Kona.,  After
subtracting an estimated 2,000 resort condominiums from the stock of
residential housing, however, a vacancy rate of approximately 9% is obtained
"which is in keeping with the residential vacancy rate of the County as a whole"
{Draft Kona Regional Plan, 1983).

In 1980, approximately 39% of the households in Kona were renting their homes.
This compares to 39% County-wide and 52% Statewide during the same period.

4.2.5 Probable Impacts
Employvment

The proposed Kohana-iki Resort development will create a significant amount
of short- and long-term, employment growth in the Kona region. Employment
growth can be estimated by determining the number of direct jobs created by
the proposed development and adding to this the number of indirect and
induced jobs created as a result of this growth.

Direct construction employment, Direct construction employment is that which
would be supported directly by the construction of the various facilities. This
would include those physically involved in actual construction activities as well
as the professional, managerial, and related support jobs that may not occur at
the site.

Direct demand for construction employees is estimated based on similar
experiences at comparable resort developments elsewhere in the state. Assuming
full-time equivalent (FTE) person-vears per constructed unit to be as follows:
Hotel construction, 1.00; Condominium/apartment construction, 1.05; single
family homes, 2.00, direct construction employment may be estimated at
approximately 2,000 FTE person-vears for total project build-out

Indirect and induced construction emplovment. Direct employment of

construction period workers will stimulate additional purchases of goods and
services on the island and elsewhere in the State, resuiting in indirect and
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induced employment. The State Department of Planning and Economic
Development estimates that 1.4 additional FTE jobs are created for every FTE
position in the construction industry. Using the base employment of 2,000 FTE
person-years, this would amount to an additional indirect/induced effect of
2,800 additional FTE person vears for a total direct, indirect and induced
contribution of 4,800 FTE person-years.

Direct operational employment, Direct long-term operational employment can

be estimated by applying employment multipliers against the appropriate unit
counts of the various employment generating land uses. Each of the
employment-generating land uses is first identified {Table 7). Employment
multipliers are then applied to each of the land uses to arrive at the total
number of direct, FTE jobs which will be created. Multipliers of 1.2 and 0.2
FTE positions per hotel and resort condominium unit, respectively were applied
to the number of units to arrive at an estimate of direct employment
attributable to these land uses. An employment multiplier of 0.2 was assigned to
each of the permanent residential and support housing units provided in the
development. These multipliers have been derived by others from empirical
market research and are used here only to estimate the relative magnitude of
employment impacts (Peat Marwick, 1985; Anderson, et al,, 1975).

The 18-hole golf course and clubhouse is expected to provide a total of 55 FTE
positions. Of this, 15 FTE positions are expected to be provided by the
commercial activities located at the clubhouse. Other commercial activities
located at the resort commercial area between the two hotels and in the marina
area are expected to generate an additional 400 direct FTE positions, A total of
1,525 direct FTE positions will be created by the development, of this, 55% are
involved in hotel operations, 26% in commerciai activities, 10% in resort
condominium operations, 5% in bermanent and support housing maintenance,
and the remaining 4% in operating the golf course/club house

Table 7: OPERATIONAL EMPLOYMENT

Indirect/
Land Direct Induced
Use Unit Multiplier Emp, Emp, Total
Hotei 700 rooms 1.2/room 840 168 1,008
Resort Cond. 800 units 0.2/unit 160 32 192
Homesites 200 dwgs 0.2/unit 40 8 48
Supt. Hsg. 150 units 0.2/unit 30 6 36
Resort Com’l, 100K s.f, E/500 s.f, 400 30 480
Golf Course 18-holes N.A. 40 8 48
Clubhouse 15 3 18
TOTAL 1,525 3105 1,830
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Indirect and induced components of operational employment, Tn order to

capture the indirect and induced components of regional employment growth, a
regional multiplier of 0.2 was applied to the number of direct jobs (Peat
Marwick, 1985; Anderson, etal, 1975). The resultant value is then added to the
direct job totals to arrive at overall employment growth. A total of 305
indirect/induced jobs are estimated. Total employment growth is estimated at
approximately 1,830 FTE positions at full project build-out.

Population,

As with the employment growth discussed above, significant increases in local
resident population are likely to occur as a result of developing the proposed
project. Total increase in resident population can be estimated by applying the
average labor force participation rate for the Kona area (53%) to the total
number of operational jobs estimated above {1,830). A total regional resident
population growth of 3,452 persons is estimated to occur as a result of project
development.

In addition to increases to resident population, the development can be expected
to increase de facto population levels. Assuming an average of 1.9 persons per
unit. for the hotel, 2.7 persons per unit for the visitor-occupied resort
condominiums, 2.6 persons for the multi-family support housing, and 2.6 persons
per permanent single family dwelling (Peat Marwick, 1985), and also assuming
an average occupancy rate of 75% for the resort hotel, 50% for the resort
condominiums, and 95% for the permanent and support housing, approximately
2,941 visitors and permanent residents (997 visitors in the Hotel, 1,080 visitors in
the resort condominium units, 370 residents in support housing, 495 residents in
permanent single family housing) would be accommodated by the project on the
average day. Adding to this a portion of the 1,525 direct jobs estimated
previously (say 50 percent of the resort work force present on-site on the
average day), the average daily cénsus of the praject site would be
approximately 3,703 persons. Note that there may be some double counting with
respect to support housing and employees: no assumptions were made as to what
proportion of the support housing would be utilized by the employees.
Furthermore, this figure is an average daily census and does not reflect the
seasonal variation which inevitable occurs in the Hawaii visitor industry.

Economyv,

A public economic benefit analysis was prepared for the Kohana-iki Resort in
June 1986 by The Hallstrom Appraisal Group, Inc. and is included in this report
as Appendix I. Substantive findings and conclusions are discussed below.

The economic benefit study analyzed the fiscal impact of the proposed Kohana-
iki Resort on integral public services such as fire and police protection, water
service, access and other minor concerns (see discussion of of impacts to these
public services in relevant sections of this report). The study then estimated the
increased direct tax payments to the County and State arising from the subject
development in the form of Real Property Tax roll increases and additional
excise tax revenues. Indirect economic benefits, including enhanced regional
employment opportunities, subsequent income and other tax revenue increases,
and other community bencfits are also addressed. A I5-year cash flow model
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was developed to depict the levels of public tax income generated by real
property taxes, excise taxes, and State income taxes.

Only two areas of significant public expenditures were found to be associated
with the proposed resort development: expenditures related to police and fire
protection. Costs for municipal police protection were estimated at $52,000 per
year during the first phase of development, increasing to a stabilized level of
$105,000 annually upon the completion of the secand phase of development
(after the second hotel is open for occupancy). No appreciable public
expenditures for fire protection services were forecasted during the first phase
of development. However, prior to the completion of the second phase, the
County would incur start-up costs at that time of approximately $210,000 which
would be ascribed to the resort, and a proportion subject share of $2352.000 in
annual operating expenses.

After consideration of the above expenses, the proposed Kohana-iki Resort
(stabilized basis), will contribute some $10,818,415 per vear into State and
County coffers in direct net tax benefits upon project completion. This amount
can be divided between $5,719,425 to the County of Hawaii and $5,098,990 to
the State of Hawaii. This does not include the over $4 million annually in other
tax revenues generated through economic multipliers in the community, or other
island-wide economic benefits resulting from increased employment levels.

Housing,

The proposed development will have a significant impact on the demand for
housing in the Kona area. A number of methodologies exist to predict the
extent of employment-induced housing impacts. Essentially, all methodologies
attempt to identify both those employees drawn from off-island locations and
those employees drawn from on-island locations which form new households in
response to their new cmployment. Fach of these methodologies utilizes
different assumptions concerning two basic components of housing demand: 1)
the make-up of the pertinent labor force potentially seeking housing (ie., %
available labor, % currently housed in the area, % turnover from within/without
the region, and % off-island in-migrants); and, 2) projections of household size
by job classification.

For purposes of more informed decision making, a preliminary housing impact
analysis has been prepared utilizing some of the more commonly used
assumptions on labor force composition and household size. This is not to be
construed as a definitive statement on employment-induced housing demand, for
this can only be determined much later in the development process and then
only in conjunction with input from the County.

Direct employment-induced housing demand is estimated by dividing the total
number of FTE positions derived above (1,525) by an average household size of
1.45 persons per househoid (managerial employees projected at 1.0
employees/household, other employees projected at 1.5 employees/household: 10%
managerial jobs, 90% other). This figure {1,052) is then adjusted to reflect that
segment of the labor force which will require additional housing, here estimated
at 25% based on studies of other resort developments in the West Hawaii area
(Peat Marwick, 1984, 1985). Demand for approximately 263 additional housing
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units will be created. It should be noted that this estimate does not aceount for

the short term housing demand impacts generated by the construction crews
building the project.

This figure should be contrasted with the proviso in the General Plan regarding
the Intermediate Resort Designation: "Employee housing shall be provided at a
maximum ratio of one employee unit to every two hotel units built. The
required ratio shall be determined by an analysis of housing needs of each
district or relative area” {(General Plan, 1971 as amended) Using the General
Plan guideline, a2 maximum of 350 "employee units" would need to be provided.
As previously stated, close cooperation between the developer and the County
will be maintained to insure that the employee housing needs are met. As stated

in the Master Plan section, a total of 150 dwelling units will be provided for
employee housiz_lg' on the site near the marina development,
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4.3 PUBLIC FACILITIES, INFRASTRUCTURE AND SERVICES

4.3.1 Transportation Facilities
4311 Existin ndition

Roadwavs. Two major roadways service the North Kona area: the Queen
Kaahumanu Highway and the Mamalahoa Highway (also referred to as the
Hawaii Belt Road). The Queen Kaahumanu Highway is a two-lane, class I State
Highway, designed for a 70-mile per hour vehicle speed. It is a limited access
highway within a 300-foot right-of-way. Dedicated in 1975, the highway
extends 38 miles to connect the towns of Kawaihae and Kailua-Kona and
provides a vital transportation link between the growing coastal resort areas of
South Kohala, the Keahole Airport and Kailua-Kona (Figure 10).

Mamalahoa Highway, formerly the main road between Kailua-Kona and
Kamuela (prior to the development of the Queen Kaahumanu Highway) still
provides a major transportation link between Hilo and Xailua-Kona {via
Kamuela when used in conjunction with the Saddle Road). The highway
extends around most of the Big Island.

Keahole Ajirport. Located approximately two miles north of the property, the
Keahole Airport facility consists of a modern terminal complex and a single
runway 150 feet wide and 6,500 feet long. Planes generally approach and
depart the runway in a southerly direction. The Airport experienced 93,879
aircraft operations in 1985, up approximately 11 percent from the previous year,
The major users of the facility are Air Taxis (35%) followed by General
Aviation (23%), Military (21%) and Air Carriers (20%) {Hawaii State
Department of Transportation, 1986).

In 1984, the airport handled over 1.42 million passengers, a 16% increase over
the previous year. There are presently three daily flights to California provided
in stretch DC-8 jet aircraft. In addition to the scheduled mainland flights,
numerous interisland flights are provided on a daily basis (Table IB.
Appendix I).

Honokohau Small Boat Harbor. The Hohokohau Small Boat Harbor is the major

pleasure-craft and commercial and charter fishing anchorage in West Hawaii,
The harbor is located approximately one mile south of the property. Currently
the man-made harbor can accommodate a total of 165 boats. All available slips
are filled with a waiting list of “over 60 seriously interested" parties. The long-
range master plan for the facility calls for a total of 455 slips to be developed
on the 65.5 acre harbor site (25.1 acres of water area and 40.4 acres of land
area). Short-term improvement plans for the harbor will be ancillary
commercial and light industrial development (Hallstrom Appraisal Group, 1985).

Kawaihae Deepwater Port  Located approximately 27 miles north of the
property is the Kawaihae Decpwater Port, one of two deepwater ports servicing

the island. Developed in 1959, the harbor has a 40-Toot deep entrance channel
and a 35-foot-deep harbor basin with an area of 53.8 acres. The harbor provides
the only port facilities for deep draft vessels on the west side of the Island.
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Primary cargo handled includes building materials, consumer goods, large
equipment, and machinery, as well as the provisions and supplies needed to
operate the resort facilities in South Kohala and Kona.

4312 r le Im -ac_:t.
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Trip. G g—nerg tion. The proposed development will g-encrétc vehicular traffic both
internally and onto the adjacent Queen Kaahumanu Highway.  An estimate of

the 'magnitude of trips generated by the proposed. development was made to

determine the potential impact on the adjacent highway. Traffic generation
figures derived below represent traffic being generated from a fully-developed
project, as proposed herein, For the purposes of this section, a "trip" is defined
as a "one-way journey that proceeds from an origin to a destination by a single
type of vehicular transportation.”

Each land use activity within the development has  its own, unique trip
generation characteristics (Table 8). Utilizing trip generation indices developed
in recent traffic analyses of similar developments in the region (Belt, Collins &
Associates, 1985; Traverse Group, Inc., 1985), and those found in national
aggregate studies (Institute of Transportation. Engineers, Traffic Generation,
1983.), the project can be expected to generate a total of 8,640 external vehicle
trips per day with the hotel facilities responsible for approximately 31% of the
volume. Visitors staying in the resort condominiums are sxpected to account for
approximately 28% of overall external vehicular trips. Permanent residents of
the project, including those living in the single- and multi-family residential
areas account for another 30% of the total. Patrons of the commercial areas are
expected to be another major component of overall traffic generation,
amounting to approximately 6% of the total volume.

Off-site patrons of the golf course and clubhouse commercial areas (restaurant,
coffee and pro shops) are estimated to generate a total of 180 trips per day - 2%
of the total. This level of trip generation is based on an annual daily average,
and does not reflect seasonal variations in traffic generation. In addition, this
figure does not include internal trips such as hotel guests driving from the hotel
to the golf clubhouse.

Table 8: TRAFFIC GENERATION

Land Trips/ Total
Use _ Units Day Occupancy Trips
Hotel 700 rooms 5.5/room T70% 2,695
Resort Cond. 8G0 units 6.0/unit 50% 2,400
Homesites 200 dwgs. 6.0/dwg. 95% 1,140
Support Hsg. 150 units 10.0/unit 95% 1,425
Resort Com’l. 100 K s.f. 5.0/K s.f, 100% 500
Clubhouse 180
Other recreational 200
TOTAL 8,640
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Peak Hour Traffic. Estimates of peak-hour traffic and directionality have been
made using information provided by traffic analyses cited previously. For the
purposes of this study, it is assumed that the morning peak-hour will represent
approximately 7.5% of total daily trips. Evening peak hour represents
approximately 10.5% of the total daily trips. Directionality is estimated at 45%
in and 55% out of the project during the evening peak hour. Based on a total
daily traffic generation figure of 8,640 vehicle-trips, peak flows into the resort
are estimated at 408 vehicles per hour with peak flows out of the resort
estimated at 498 vehicles per hour. Studies preparéd for the NELH/HOST Park
projects estimate that 11% of its traffic will be distributed north of the project
with the balance distributed south towards Kailua-Kona (Traverse Group, 1985).

Currently the Queen Kaahumanu Highway is operating well under capacity,
estimated at 1,800 to 2,500 vehicles per hour per lane. Historic and existing
highway traffic volumes along the Queen Kaahumanu Highway fronting the
Kohana-iki site are presented in Table 9 below.

Table 9: HIGHWAY TRAFFIC COUNTS
Queen Kaahumanu Highway
{1976-1984)

Southbound Northbound Total
24 hour 1976 1594 1581 3175
1978 2304 2233 4537
1980 2107 2113 4220
1982 2707 2549 5256
1984 3484 3607 7091
1984 Peak hours
6:15 AM - 7:15 PM 146 337 483
10:00 AM - 11:00 AM 225 332 557
3:30 AM - 4:30 PM 365 229 594

Source: State of Hawaii, Department of Transportation, Highways
Division. Count Station 8-P (A&B, South of Keahole Airport Road)

Current traffic volumes on the highway close to the subject property indicate
peak flows of 594 VPH during the afterncon peak hour. Traffic volumes in the
-Keahole area are expected to increase considerably during the coming vears.
Proposed projects in the area, including the adjacent 'O'oma II Resort and the
HOST Park will generate significant increases in traffic volumes, The Kohana-
iki resort is estimated to generate approximately 500 VPH onto the highway
during the evening peak hour at full project build-out. Given adequate
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intersection improvements (Chapter 4.1.5) this volume of traffic should not
appreciably impact the current level of service now experienced by motorists
moving along the Queen Kaahumanu Highway in the vicinity of the project site.
However, the applicant is cognizant of the proposed increases in traffic
generation from surrounding developments, and will work with adjacent
tandowners and the State Highways Division to manage the roadway in the most
responsible manner..

4.3.2 Water Supply

43.2.1 Existing Conditions

The island of Hawaii has an orographic rainfall pattern typical of the larger
isiands in the Hawaiian chain. Moisture-ladén trade winds ar¢ cooled as they
rise up the mountain slopes, losing part of their moisture as rain. The
prevalence of trade winds throughout much of the year accounts for the high
annual rainfall of 75 to over 300 inches on the windward or northeast side of
the island. It is estimated that of the 14,100 mgd of rainfall istand-wide, 44
percent is lost to evapotranspiration and 35 percent to runoff. The remaining
3t percent (4,300 megd) finds its way into the underiying basal lens as
groundwater recharge. '

The Kona area receives minimal trade wind rainfall due to the sheltering effect
from the land masses of Mauna Loa, Mauna Kea and Hualalai. Convective-type
showers, forming as a result of the différence between land and sea
temperatures, occur along the western slopes of Mauna Loa and Hualalai and
provide the area with considerable rainfall. Total annual rainfall estimated for
the Kona hydrographic area is 1,160 mgd. Of this total, 71 percent is lost vig
evapotranspiration, 10 percent via runoff and the remaining 19 percent (345
mgd) becomes groundwater recharge (R. M. Towill, December 1980). Most of the
rainfall occurs between the 1,200 to 3,500 foot elevations of Hualalai and
Mauna Loa with zones of decreasing annual rainfall at lower elevations near the
coast and at the higher elevations located above the rain-bearing tradewind
regime,

Water resources in the Kona area are essentially limited to groundwater.
Although dike-impounded groundwater is theorized to exist deep within the
voleanic rift zones of Hualalai and Mauna Loa. The salinity of the
groundwater, or the degree of seawater intrusion, varies with the distance to the
coast and the basal water recharge capacity of the local rainfall. "The observed
distribution range of seawater intrusion and mixing as indicated by the hrackish
qualities of several wells in the Kona region, is .75 and 3.4 miles inland.
However, this range cannot be considered absolute in that the locations of
existing wells along the coast is sporadic, and the chiloride content of such well-
waters is highly variable. The degree of salt water intrusion is greatest along
the southwest flank of Hualalai near Kailua Village and least along the
southwest slopes of Hualalai and Mauna Loa just makai of the high rainfall belt
between Kahatuu and Keei" (Draft Kona Regional Plan,1982).

The Hawaii County Department of Water Supply maintains the North Kona

Water System, servicing the area between Keahole Airport to the porth and
Kealakekua to the south. The system is supplied by four wells and a shaft
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located at Kahaluu, situated between Kailua and Keauhou Bay at the 600-foot
level, one to one and one-half miles inland from the coast (Figure 16). The
Keahole Airport area js fed from the Kahaluy reservoirs through 8-, 12 and
16-inch gravity maing running along the Kuakini and Queen Kaahumanu
Highways. A 16 inch main terminates at the Honokohau Small Boat Harbor

The groundwater resources in the Kona area have been estimated to total 100
mgd by the Hawaii Water Resources Plan. The existing Kahaluvu System
capacity is estimated at 8.4 mgd (cumulative safe capacity based on the
breakdown of one pump}). Maximum daily consumption in 1980 was estimated
at 4.7 mgd. "Recent bumpage trends indicate that the maximum safe capacity of
{8.4 mgd] may be reached as early as 1985" (Draft Kona Regional Plan, 1982),
Thus, the major water problem confronting Kona appears to be one of source
development and transmission, rather than one of source availability.

In 1981, because of limits to existing supply sources in the North Kona area, the
DWS imposed a moratorium which limited ali existing Tax Map parcels to a
single one-and-five-eighths-inch metered line, regardless of parcel size. This
moratorium is still in effect,

4322 Probable Impacts

probable impacts has been conducted by M & E Pacific, Inc. and is inctuded in
Chapter IV, Appendix F). Substantive findings and conclusions are presented
below.
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Proiccted water demand. Based on accepted per capita water usage factors,
projected water demand for the Kohana-iki Resort is as follows {Table 10}

Table 10: PROJECTED WATER DEMAND

Subtotal
Units_Gal/Dav/Unit {gpd)
Initial Development Phase
400-Room Hotel 400 rooms  600/room 240,000 |
Clubhouse 4 acres 3000 12,000 ’
Staff 645 persons 13 gped 8,385
Irrigation 112 acres 4,000 gpad 448,000
708,383
= 0.7 MGD i
Ultimate Development Phase %
Hotels, Resort
Units, Support
Housing 1,850 units 600/ unit 1,110,000
Clubhouse, Commercial 10 acres 3000 30,000
Staff 1829 persons 13 23,7717
irrigation 189 acres 4,000 gpad 756,000 i
1,919,777
= 2 MGD §

Based on: irrigation of 30% of developed areas
irrigation of 60% of solf course
Source: M & E Pacific, Inc, 1986

Reclamation of treated sewage ¢ffluent could provide an estimated 0.255 MGD
subsequent to the initial phase and 0.46 MGD at the ultimate phase of :
development. Water system infrastructure, however, should be designed to meet
water needs exclusive of sewage reclamation to insure water needs can always
be met.

i mn

Water Development Alternatives. Four potential water development alternatives
have been examined, including:

Unilateral municipal expansion;

Buy into existing water agreement;

Develop a new water agreement; or

Develop and maintain a new private water source.

B -

Unilateral municipal source development is unlikely and cannot be presumed for
the projected development. Buying into an existing water agreement could be
advantageous because of the lack of uncertainties regarding cost. Development
of a new water agreement is the most probable alternative for the proposed
development. The County would be responsible for easement acquisition as well
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as well design and development; funding would be provided by developers.
Joint funding by developers with adjacent properties would be advantageous. A
privately developed water system (Alternative No. 4) would be liable for all
operation and maintenance expenses and would also lack the County’s right of
eminent domain, thus easement acquisitions could prove more difficult,

Since water limitations in the region arc a problem of development and
transmission rather than source availability, negative impacts on the physical
environment from a properly designed and operated water system should be
negligible.

Development of a new water source and distribution system will be subject to
all applicable terms and conditions of the state’s drinking water regulation,
Chapter 20, Title 11, Administrative Rules.

4.3.3 Wastewater Treatment and Disposal

4331 Existing Conditions

Two methods of liquid waste disposal are utilized in the Kona area: private
cesspool and municipal and private treatment plants, The primary method of
domestic sewage treatment and disposal continues to involve the use of private
cesspools. This disposal method is becoming increasingly problematic due to the
permeability of the underlying lava substrate and the propensity of the wastes
to seep rapidly through the strata causing contamination of the underlying
groundwater. In addition to private cesspools, two sewage treatment systems arc
currently operated in the Kona area: the Keauhou Resort system and the
Kailua-Kona municipal system. The Kamehameha Investment Company
constructed the Keauhou Sewerage System in the early 1970’s in conjunction
with the resort developments at the Keahou Bay area. The collection system
consists of 17,700-feet of sewer lines and three sewage pump stations. Sewage
flows from the resort related developments are channeled to the Heeia STP
facility for treatment and subsequent use as irrigation water for the resort golf
course. The collection system is maintained by the resort developers while the

Heeia STP is operated by the County.

The Kailua Municipal Sewerage System is one of five municipal sewage systems
operated by the County of Hawaii. Built in the mid 1960’s, the collection
system involves 14,000 feet of sewer lines, six sewage pump stations and one
treatment plant located in the Kailua Village Industrial Area. The system i
presently operating near capacity {50 to .65 mgd). The STP utilizes a "Rapid
Bloc” treatment process which produces both secondary treated effluent for
irrigation use at a nearby County park, and dried sewage sludge used by focal
farmers for fertilizer (Draft Kona Regional Plan, 1982),

Plans are currently underway to construct 2a second, much larger sewage
treatment plant on State-owned land adjacent to the southern boundary of the
Honokohau $mall Boat Harbor. The facility, estimated to cost $26 million, may
include an ocean outfall as the primary method of waste disposal. The new
gystem will incorporate the existing collection system of the Kailua-Kona
Sewerage System and would expand service to areas between Kailpa town and
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the Keahole Airport (ibid.). (The existing Keahole Airport system consists of an
extended aeration, prefabricated treatment plant {Traverse Group, Inc., 1985])

4332 Probable Impacts

An evaluation of collection, treatment, and disposal of wastewater generated
within the Kohana-iki Resort, and probable impacts and mitigating measures
was conducted by M & E Pacific, Inc. and is included in Chapter V, Appendix
F. Substantive findings and conclusions are presented below.

Table 11 summarized the estimated wastewater flows expected to be generated
by each of the major resort activity centers.

Table 11: ESTIMATED WASTEWATER FLOWS

Wastewater

Land Use Acreage Elow (gpd)
300-Room Resort Hotel 25 55,040
400-Room Luxury Hotel 30 74,636

Resort Condominium:

Site P 23 57,548

Site GC 23 53,635
Marina Village:

Resort Condo. Site M 24 75,968

Commercial 1 9,753
Resort Commercial Village 9 16,315
Clubhouse/Recreation Center 8 25,600
Support Housing 10 43,075
Resort Residences:

Site I 40 24,960

Site I1 18 11,232

Site III 13 5.408
Total 224 453,570

Source; M & E Pacific, Inc., 1986

The engineering study examined five alternative treatment systems for the
proposed resort development. The alternatives included:

I. Onsite Treatment Facilities. Individual self-contained activated sludge
units with aerobic digestion ranging in capacity from 17,000 to 86,000 gpd
would be installed at each of the development parcels.

2. Two Treatment Facilities. Wastewater would be collected at two separate
facilities located at opposite ends of the resort,

3. Single Centralized Treatment Facility. A centralized treatment facility
with a capacity of 0.46 MGD to treat the entire development would be
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feasible if funds were available and the entire planned resort development
were scheduled for construction at one time.

4, Interim/Ultimate Treatment Phasing.  Ancther alternative action for
wastewater management is a two phase scheme. Initially, the onsite
treatment option or multiple facility option would be employed., Upon
completion of the entire development, wastewater would be rerouted to a
single 0.46 MGD treatment facility and the interim units would be
abandoned.

5 Connect to proposed Honokohau Wastewater Treatment Facility,
Connection to the proposed facility would require construction of an
onsite pump station, and sewer force main along Queen Kaahumanu Hwy.
to transport the wastewater. Implementation of this alternative would be
dependent upon actual development of the proposed treatment facility and
the proposed Kohana-iki development. Construction of the treatment
facility prior to or concurrently with development of Kohana-iki would be
necessary for implementation of this alternative,

The study examined three alternatives for effluent disposal.

I Golf Course Pond Storage and Irrigation. Due to the close proximity of
golf course fairways to all resort areas, use of golf course ponds for
effluent storage would be convenient. Ponds would provide additional
treatment due to disinfection by ultraviolet radiation from the sun.
Expected nitrogen removal by bermuda grass would be 40 pounds per acre
per month.

2 Subsurface Injection/Groundwater Recharge. This alternative involves the
subsurface disposal of effluent by septic tank, leaching fields and/or
injection wells. The cost of installing a leaching field system would be
expensive due to the excavation of the lava rock.

3. Ocean Qutfall. Ocean outfalls are an effective but expensive effluent
disposal method. The long, deep outfall that would most assuredly be
required would be prohibitively expensive and could affect the cold water
intakes of the NELH and HOST Park facilitjes.

Regardless of the treatment system and disposal alternative selected, it is
imperative that effluent entering the ground water have acceptable nutrient
levels to avoid upset of the anchialine pond ecosystem and the nearshore marine
environment.

All wastewater pumping stations and treatment facilities would be located as far
from the anchialine ponds as practical. Pumping and treatment facilities would
also be located above the 15 foot elevation to reduce the potential for
groundwater contact.
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4333 Mitigative Measures

Nutrient concentrations would be decreased below secondary standards with the
addition of water hyacinths or other wetland plants to the effluent holding
ponds. The principal nitrogen removal mechanism is bacterial nitrification/
denitrification rather than plant uptake. Harvesting of the hyacinths is
recommended every five weeks since the removed nutrients are converted to
cellular mass in the form of hyacinth growth.

Maintenance of aerobic conditions within the storage ponds would be an
effective odor control measure. Aerobic conditions would be achieved by
minimizing the pond depth and biochemical oxygen demand loading,

Human contact with aerosols from effluent irrigation would be minimized by
buffer zones or planting trees and shrubs around the irrigated areas; use of low
trajectory sprinklers or downward spray nozzles; and avoiding irrigation during
windy periods. Irrigation of golf course fairways at night would reduce the
chance of human contact by aerosols--a concern expressed by the State
Department of Health. Night irrigation would also aid infiltration of effluent
into the ground, preventing accumulation of salts on grass blades due to rapid
evaporation during daylight conditions.

4.3.4 Solid Waste Disposal

4,3.4.1 Existing Conditions

Municipal solid waste generated on the island is generally disposed of at one of
several sanitary landfills located throughout the County. There is no residential
municipal pick-up service. The County operates 25 solid waste transfer stations
at 20 different locations around the Island. Refuse collected at these stations is
transferred to one of two active Iandfiil sites; Hilo or Kailua-Kona (Kealakehe)
(See Figure 6, Appendix F: "Solid Waste Facilities"). Refuse collected by private
contractors cannot be deposited at the refuse transfer stations; instead it must be
trucked to one of the two public landfills. Hazardous wastes and sludge are not
handled at any of the County’s landfills.

The Kailua-Kona landfill at Kealakehe is scheduled to be closed in the near
future in conjunction with the development of a new 300-acre public sanitary
landfill at Puuanahulu. The new facility will service both Kailua-Kona and
Waimea and will be located between the two towns on the Mamalahoa Highway.
The Kailua landfill would be converted to a transfer station after closure,

4342 Probable Impacts

Solid waste generation quantities for the proposed resort were projected by M &
. E Pacific, Inc. and are included as Chapter VII, Appendix F. Applying the solid
waste generation rates for the North and South Kona Solid Waste District in the
county management plan of 7.41 pounds per capita per day (Ibs/cd) for 1990 and
9.96 lbs/cd for 2000 would result in 5.19 tons/day (t/d) and 13.03 t/d of solid
waste projected for the initial and ultimate phases of development respectively.
Projected solid waste generation for the entire district are 726 tons/week {t/wk)
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in 1990 and 1,282 t/wk in the year 2000. The projected rates of solid waste
generated by the project would equal approximately 5 percent and 16.9 percent
of projected quantities for the entire solid waste district.

The projected solid wastes to be generated by the proposed project make up a
very small fraction of the total projected solid waste quantities. The proposed
project should not require the construction of a new landfill or significantly
shorten landfill life.

4.3.5 Police Protection

43.51  Existing Conditions

Police protection for the region is provided by the Hawaii County Police
Department operating from its regional headquarters in Captain Cook. The area
served by the Captain Cook station extends from the Manuka State Park in
South Kona to Anachoomalu Bay in North Kona. Presently a small sub-station
is maintained in Kailua-Kona. Planning is underway to move the Captain Cook
headquarters to a new !0-acre facility at Kealakehe, North Kona, located
approximately mid-way between the project site and Kailua-Kona., As of July
1, 1986, the Kona District Police force will consist of 81 personnel including 71
officers and 10 administrative and clerical positions (Personal Communication,
Captain Henry Silva, June 1986).

4352 Probable Impacts

A Public Economic Benefit Study prepared for this repoert by the Hallstrom
Appraisal Group, Inc. (Appendix 1), analyzed the impact of the resort
development on certain State and County-provided services such as police
protection. The report concludes that one full-time patrolman position
(consisting of five individual patrolmen working in three daily shifts
throughout the week) would be more than sufficient to meet the initial stage of
development and that an additional one half position will be required upon the
completion of the second hotel facility. This would equate to $52,500 annually,
increasing to a stabilized level of $105,000 per year expenditures by the County
for Police protection for the subject. This is an insignificant amount when
compared to the potential public financial benefit which the project will
provide in the way of increased property tax base, and excise and income taxes,
See Chapter 4.2.2 for a full discussion of the Public Economic Benefit Study.

4.3.6 Fire Protection

4.36.1 Existing Conditions

The Hawaii County Fire Department provides fire protection services to Big
Island residents. Fire stations are located in the Kona area at Captain Cook,
Kailua-Kona and Kawaihae. The Kailua-Kona Station is located on Palani
Road above the Queen Kazhumanu intersection approximately 7 miles away
from the Kohana-iki site (maximum 8 minute response time) and is presently
staffed by 16 fire fighters, Equipment includes five vehicles operated by three
shifts of ten men each (Traverse Group, Inc., 1985). A State Airports Division
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emergency fire squad is located at the Keahole Airport, but equipment and
personnel are restricted to airport emergencies:

4362 Probable Impacts

The public benefit cost study referred to above also analyzed the fiscal impacts
of publicly provided fire protection services. As with police services, the fire
protection facilities in the North Kona region are already taxed to the limit
according to Deputy Fire Chief Don Coloma. The existing Kailua station is
insufficient to meet the projected demand resulting from increased development
throughout the region encompassing the subject property. Because of the
existing need for service enhancement (some of the residential subdivisions in
the neighborhood of the Kohana-iki mauka of Queen Kazhumanu Highway
have difficulty being accessed by a fully loaded tanker truck due to steep
grades in the area), a new station house will inevitably need to be constructed to
meet the needs of the developing areas north of Kealakehe, including the
subject property. Also, as stressed by the deputy chief, fire insurance premiums
for improvements increase dramatically the further the structure is away from a
fire station, especially if outside a five mile radius. The economic impact study
suggests one alternative means of funding the construction of a new station,
similar to the cooperative agreement recently worked out between the County
and a cooperative of South Kohala resort developers where a fire station was
privately funded and constructed on donated land and equipped and operated
with County funds.

4.3.7 Health Care

43.7.1 Existing Conditions

The State Department of Health administers the Kona Hospital located in
Kealakekua. Built in 1975, the 83-bed skilled nursing facility provides both
acute and intermediate care to Kona residents. The Hospital is reaching
capacity and it is expected that funding requests will be forthcoming to expand
the number of available beds. A new $40 million hospital was opened in Hilo in
1685,

Emergency Ambulance. Emergency Ambulance Service is provided by the State
Department of Health. Advanced life support ambulance units are located at
the Lucy-Henriques Medical Center in Waimea (2 holding beds, X-ray), the
Kailua-Kona Fire Station and at the Captain Cook Fire Station. The Kona
Hospital houses a basic life support ambulance unit,

43.7.2 Probable Impacts

The increase in de facto population attributable to the development of the
proposed resort and associated activities will impact the existing level of health
care experienced by Kona residents. Using a standard of 4 hospital beds per
1,000 residents, the project would necessitate the provision of approximately 17
additional hospital beds when the project is fully completed and operational.
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4.3.8 Power and Communications

4381 Existing Conditions

Power.

Electrical Power. In 1982, the island of Hawaii consumed 618 million KWh of
electricity., Only fifty-five percent of this energy was produced by petroleum-
fired generators operated by the Hawaii Electric Light Company (HELCO), a
subsidiary of Hawaiian Electric Company and the only franchised public utility.
Thirty-cight percent of the island’s total electrical consumption was generated
by the sugar companies through the burning of bagasse. Four percent of the
total energy demand was produced by hydroelectric power plants and three
percént was produced by a geothermal well located in Puna. At the end of 1983,
HELCO had an installed capacity of 116,500 KW and had sold 466 million KWh.
Average monthly residential use in 1983 amounted to 480 KWh with an average
monthly bill of $59.68 - the lowest rate of the four counties. (DPED,1984). The
electric utility operates six electrical generating stations; four located in the
Hilo area, one at Waimea and one near the subject property at Keahole. The
island’s transmission system consists of 69 KV and 34.5 KV lines. A 69 KV
overhead transmission line runs along the Queen Kaahumanu Highway between
Waimea and Kailua-Kona (mauka of the subject property) and connects to the
major generating facilities in Hilo. Present electrical generation capacity is 123
mw, with 100 mw peak demand. In the Kona area, substations are located near
the Keahole Airport, at Kealakehe and at the Kona Industrial Park (Wilson
Okamoto & Associates, 1981).

Recent technological advancements have increased the viability of harnessing
wind energy. A series of wind-energy generators currently under construction
in North Kohala are expected to produce 3.3 MW of intermittent electricity
(Phillips, Brandt, Reddick & Associates, 1984).

Solar. This Keahole Point area has one of the highest year-round solar radiation
levels in the U8, with cloud free days occurring approximately 95% of the year
(Traverse Group, Inc., 1985). Average daily radiation on a horizontal surface is
2,019 BTU per square foot (ibid.).

Liguefied Synthetic Gas. Limited LSG service is provided by the Gas Company
(GASCQ), a subsidiary of Pacific Resources, Inc. Although Hawaii County is
the State’s second largest consumer of LNG, it consumes only six percent of
total State consumption. Average monthly residential use in 1983 was 18.4
therms with an average monthly bill of $29.43 (DPED, 1984).

Communications

Telephone. Local telephone service is provided by the Hawaiian Telephone
Company, a subsidiary of General Telephone & Electronics. The closest existing
facilities are located approximately 100 feet upland of the Queen Kaahumanu
Highway. Available telephone trunk capacity out of Kailua-Kona would be
sufficient for the needs of the Kohana-iki Resort
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Postal Service. A total of 33 Post Offices and Stations are located around the
Island. The nearest Federal Post Office to the project area is located in Kailua-
Kona.

Cable Television. The island is serviced by three Cable TV companies. Sun
Cablevision is licensed to provide cable television service in the Kona-Kohala
region. There are presently no cable lines immediate to the project area. The
closest cabled areas are Kailua-Kona to the south and the Pacific Palisades
subdivision five miles to the north.

Commercial Television and Radio. As of June 30, 1984, residents of the Big
Island were served by 4 AM and 3 FM commercial radio stations and a total of
4 commercial TV stations.

Newspapers. Big Island residents receive the two Honolulu daily newspapers in
addition to the daily Hawaii Tribune Herald and West Hawaii Today.

4382 Probable Impacts

An assessment of both power and telecommunications demands for the Kohana-
iki Resort was prepared by M & E Pacific, Inc. and is included as Chapter VI,
Appendix F. The initial electrical requirement for the resort would be 7.5 mva
for the 400-unit hotel development. An estimated requirement of 35 mva would
be expected for ultimate development totaling 1,850 units. A substation
consisting of transformer and switching gear would be required to handle the
ultimate demand, plans of which would be developed by HELCO. The
substation would be located mauka of Queen Kaahumanu Highway and two
12.47 Kv distribution lines would run under the highway to the site.

A substation would also be required for telephoné service for the ultimate
development. An underground cable under the Queen Kaahumanu Highway
would carry the system to an onsite substation,.

The projected onsite population of the initial development phase would be
insufficient to require expansion of cable television service to the Kohana-iki
site. Should cable television service be desired, the developer would be required
to fund any initial capital costs.

There should be little direct impact to existing utility customers in the area
since electrical and telephone capacity is available.

4,3.9 Schools and Libraries
4381 Existing Conditions
Schools

The North Kona District is serviced by three public schools and two private
schools. The major public high school for the region, Konawaena High, is
located in Captain Cook, south of Kailua-Kona (1986 projected enrollment: 1,467
students). The project is also located within the attendance areas of Kealakehe
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Elementary and Intermediate school. The most recent addition to the public
school system was the construction of Kahakai Elementary School in 1982 (1986
projected enrollment: 514 students). Kealakehe Elementary, Kgalakehe
Intermediate, and Konawaena High Schools are at capacity. The budgeting of
additional classrooms will be required to accommodate growth at the subject
schools.

Libraries. The North Kona region is currently served by three public libraries.
Plans are currently underway to build a permanent Kailua-Kona Library once a
site has been located.

4,3.8.2 Probable Impact

The State Department of Education has prepared the following student
enroliment projections for the Kohana-iki Resort (Table 12):

Table 12: STUDENT ENROLLMENT PROJECTIONS

APPROXIMATE
INCREASE IN
SCHQOL GRADES ENROLLMENT
Kealakehe Elementary K-5 25-45
Kealakehe Intermediate 6-8 10-20
Konawaena High 9-12 10-20
Source: State Department of Educ 986
A total of between 45 and 85 chi ay require public school educations at
full project build-out. These figu .y still be overstated as most families
residing on the Resort (with the ;ion of the employee/support housing

geared to the young singles or two-0erson households) will be able to afford the
choice of sending their children t- ~civate schools.
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CHAPTER V
ALTERNATIVES TO THE PROPOSED ACTION

5.1 INTRODUCTION

Chapter 200 of Title 1}, Environmental Impact Statement Rules, requires a
discussion of "any known alternatives..which could feasibly attain the objectives
of the action.® The rules further specify that the alternatives be explotred and
evaluated in light of enhancement to environmental quality or the avoidance or
reduction of adverse environmental effects.

Three alternative actions that could reduce or eliminate environmental risks or
costs were considered: (1) "no action" (no amendment to the existing land use
classifications at either the State or County level); (2) "major resort”
development; and (3) "retreat resort” development.

5.2 NO ACTION ALTERNATIVE

The no action alternative would preserve the existing situation at Kohana-iki.
The undeveloped coastal property, now characterized by a relatively barren
landscape, would remain largely underutilized, except by recreationists,

Advantages: No further expenditure of resources by the developer or any public
agency would be required. Areas that are considered environmentally sensitive,
such as the anchialine ponds and archacologic sites would remain undisturbed
since environmental impacts of the type discussed in Chapter [V would not
materialize. However, changes in the environment still could occur from other
causes, such as natural cyeles, indirect impacts from land uses on surrounding
parcels, and the existing low-intensity use of the land.

Disadvantages: The absence of land development would also preclude economic
benefits that might accrue from the project, such as additional employment,
increased tax revenues, and increased economic activity in the region overall
Cpportunities to implement State and County economic objectives and policies
would be lost. Similarly, privately funded environmental programs designed to
take positive actions toward resource management for public benefit and
enjoyment would not be available.

5.3 MAJOR RESORT

The Hawaii County General Plan has defined and established standards for
specific types of resort developments, A "major resort" area is described as "a
seif-contained resort destination area which provides basic and support facilities
for the needs of the entire development. Such facilities shall include sewer,
water, roads, emplovee housing and recreational facilities, etc.* A general
breakdown of land uses is provided as follows:

Maximum hotel and condominium-hotel units: 3,000 rooms



Resort acreage: 90 acres minimum
Active/passive recreation areas: 50 acres minimum

Accessory use within hotel or resort zoned area shall be
based on 50 square feet of floor area per hotel room,

A maximum of 640 acres for residential use when other zoned
lands are not available in close proximity for support use.

Advantages: Strictly in terms of land-use intensity, this alternative represents
the highest use of the property. If this level of development is warranted by
market demand, it could contribute significantly to the economic vitality of the
region. Through economies of scale, fiscal revenues are expected to rise faster
than outlays to fund public services and utilities.

Disadvantages: With a total of 470.13 acres, Kohana-iki does not contain
sufficient land area to develop a high-quality resort area at the major-resort
scale. While a room count exceeding the 1,500 rooms allowed by the
intermediate resort category can be accommodated physically on the site, the
development would be congested and contrary to the unrestricted, open feeling
that is characteristic of the Kona Coast. A major resort development would aiso
put Kohana-iki in a less competitive position compared to existing major resort
areas that incorporate larger acreages.

5.3 RETREAT RESORT AREA

The Hawaii County General Plan characterizes retreat resort as "generally an
area which provides the user with rest, quiet, and isolation for an environmental
¢xperience, It shall have sewer, water, roads, employee housing, and
recreational facilities, etc." Standards for land use include:

Maximum hotel and condominium-hotel units: 100 rooms
Resort acreage: 15 acres minimum

Provide active and passive recreation area commensurate
with the scale of development

Accessory uses within hotel or resort zoned area shall be
based on 50 square feet of floor per hotel room.

The Kona Coast has an example of a premier retreat resort in the form of the
Kona Village, whose secluded site is set well back of the main highway. The
individual thatched-roof bungalows are clustered in a village setting. Contrary
to expectations of a luxury resort, man-made amenities are few, thus reinforcing
the sense of isolation.

If a retreat resort is developed at Kohana-iki, similar guest accommodations
would have to be provided together with a substantial amount of recreational
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facilities. A commercial center, such as the one currently proposed, would not
be compatible with a retreat resort,

Advantages:  Because of its extremely low density, this alternative would
provide greater flexibility to minimize adverse impacts on existing
archacological and environmental features,

Disadvantages: The high capital cost of developing infrastructure to serve the
development, combined with a low projected rate of return would call into
question the economic feasibility of this alternative action.

5.6 ANALYSIS AND CONCLUSION

The EIS rules concerning "rigorous exploration and objective evaluation" of
feasible alternatives apply both to public and private actions. However,
feasiblity is evaluated differently in the two cases. The benefits of public
actions are measured by their contribution to the public goed, which is
determined through an inherently political process, On the other hand, the
feasibility of a private action, is ultimately determined by expected future
returns, including a return on investment, compensation for risk, and a margin
of profit. The importance of a development project’s economic feasibility,
measured in these market terms, is underscored by the weight this factor is
given in certain public decisions, such as those made by the State Land Use
Commission, which requires data regarding the petitioner’s financial condition.
Therefore, although the EIS rules state that alternatives be evaluated, "even
though more costly", the consequences on a private action’s bottom line set a
minimum standard for establishing the feasibility of the alternative.

The "no action" alternative would not materially degrade the environment
beyond that which would otherwise occur in the absence of the project.
However, this alternative has an opportunity cost since economic benefits, as
well as any positive resource management programs that might be established in
conjunction with the resort, are not realizeed.

While the "major resort" alternative would seek to provide benefits that are not
available in the "no action” alternative, it is uncertain whether this type of
resort would meet the development objective of providing a high-quality resort
environment. Without the qualitative merits of 2 superior resort development,
the economic feasibility aspect would be diminished.

In many respects, the “"retreat resort" alternative combines the benefits of the
two previous alternatives: minimal environmental disruption supplemented by
resource management programs (that would be integrated with the resort’s
offerings of guest amenities), and an infusion of capital into the regional
economy. However, the cost-revenue balance of this type of resort development
would not meet the feasibility requirement of the development program.

None of the three alternatives considered compares more favorably than the
proposed action in establishing an economically feasible resort that meets the
developer’s standards of quality and also fulfilis public policies and objectives,
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CHAPTER VI

IRREVERSIBLE AND IRRETRIEVABLE COMMITMENTS OF RESQURCES

Construction and operation of the Kohana-iki resort community will involve the
irretrievable loss of certain environmental and fiscal resources. The cost of
using these resources, however, should be evaluated in light of recurring
benefits to the residents of the region and the County, and the alternative of
taking no action.

The proposed resort development will urbanize approximately 470 acres at
Kohana-iki.  Construction of buildings and other man-made amenities will
furthér narrow the range of future uses for this site, although not significantly.
The site is undeveloped; however, lack of on-site productive resources limit its
appropriateness for certain uses, such as agricuiture.

Resort hotels and condominiums, residences, the cammercial area, and the golf
course will remove most of the existing vegetation. Although the ground level
environment will be altered, the visual "resource” attached to the site, namely its
coastal and open space vistas, will be preserved to the extent possible by the
golf course and other undeveloped areas, which amount to approximately 261
acres or slightly less than half of the parcel.

"No build” areas have been designated around the anchialine ponds and historic
sites that are deemed to possess significant cultural value. Some historic sites
may be destroyed by construction; however, prior to such action, pertinent
information will be extracted or other work performed in accordance with the
recommendations of the historic preservation assessment which is being
coordinated with the State Historic Preservation Office.

Construction and operation of the resort community will require the expenditure
of labor, materials, and energy, most of which are non-renewable - and
irretrievable. Water for domestic use will require the commitment of a resource
that is not readily accessible at present; water for irrigation use will be obtained
from recycled and treated wastewater.

The proposed action will not require 2 substantial new commitment of publicly
supported services and facilities.
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CHAPTER VII

RELATIONSHIP BETWEEN LOCAL SHORT-TERM USES
QF THE ENVIRONMENT AND MAINTENANCE AND ENHANCEMENT
OF LONG-TERM PRODUCTIVITY

Analyses of various on-site environmental features have found the Kohana-iki
property to be well endowed with physical attributes that are desirable both as
amenities in a resort community and for their own sake. These include pristine
near-shore waters, the anchialine pond ecosystem, and sites of cultural
significance. The studies have also indicated that the proposed development is
compatible with the existing natural environment, Specific recommendations to
mitigate adverse impacts are being implemented in the planning phase and
would be followed through in the design, construction, and operations phases of
the project.

Improved public access to the shoreline, open space corridors, and archaeological
and ecological preserves that seek to enhance ‘public education and enjoyment
are contained in the project’s conceptual plan. These proposals represent long-
term community gains. And, as evidenced by the findings of this report, the
proposed action is not anticipated to pose a significant risk to the health and
safety of residents or visitors of the development or vicinity.

As the property develops, its productivity in terms of generating property tax
revenues will increase. Employment opportunities generated on the site will
have benefits that ripple through the regional economy. Income from property,
personal, and excise taxes are expected to more than offset expenses associated
with expanded public services to meet the requirements of the resort and
indirect population growth. Chapter V previously has noted that the property is
unsuitable for certain alternative land uses in which productivity is measured
by the value of its cultivated or extracted products,
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CHAPTER VIII

OFFSETTING CONSIDERATIONS OF GOVERNMENTAL POLICIES

Chapter III contains a detailed discussion of the relationship between
government plans and policies and the proposed action. The conceptual
development plan for the Kohana-iki resort community is consistent with all
relevant public objectives, except for portions of the Hawaii County General
Plan and State Land Use District boundary that are the subject of amendment
petitions pending before the Hawaii County Planning Department and the State
Land Use Commission, respectively. Land use intensities and unit counts fall
within the allowable limits of the approvals being sought, ie., within the
"intermediate resort” range.

West Hawaii, particularly the North Kona-South Kohala arca, has been the focus
of efforts to expand the Big Island visitor industry, The Kohana-iki
development represents an opportunity to promote economic growth by
establishing a viable, high-quality destination resort area.

The site is appropriately located between the Keahole Airport, the main
entry/exit port, and Kailua-Kona, the regional urban center. The site is not
serviced directly by public utilities; however, major distribution lines are
accessible from the property, with the developer providing for connections
and/or infrastructure expansion to increase capacity. Discussions have been
initiated with the agencies responsible for various utilities and services to
determine project requirements and mutually acceptable arrangements for their
provision,.

Analysis of projected direct, indirect, and induced public revenues compared
with anticipated public expenses indicate a favorable benefit-cost ratio. State
and County revenues are expected to reach $10.8 (stabilized, 1986 dollars) at
project completion.

Environmental benefits and costs have not been guantified, However,
anticipated adverse environmental impacts related to the project are not
significant and measures to mitigate the undesirable consequences  of
development have been proposed: anchialine pond management plan, historic
preservation program (data recovery, salvaging, and preservation), marine
baseline assessment for future monitoring efforts, and improved shoreline access
and public parking.

VIII-1



Bint R

R

St

a5 e e f,.f

7 g%@&&w} %ﬁ%f?«? v

.{v X
e fmr e
B %ﬂ%w Sy i;ﬁ.

i % 2 i
S -
S : ?@ﬁ 5

s ,a,mﬂ.;w,? SRR ,,‘,55% ﬁ,ﬂ,,,,ﬁ,?; ?,,‘;A:f%? SR R « G
R ke S e e L e z,,a.\.,s“a%

a R o



[
2
¥
&
5.

4
:
i
s

]

9.1

The Environmental Impact Statement 'Prcpafation Notice (EISPN) for the

CHAPTER IX

CONSULTED PARTIES AND

PARTICIPANTS IN THE DEIS PREPARATION PROCESS

CONSULTED PARTIES

proposed Kohana-iki Resort project was published in the OE Bulletin

March 8, 1986. The thirty-day review period, announced in the OEQC Bullctin,
ended on April 7, 1986, In addition, a more detailed EISPN, including maps of
the project, was mailed directly to the agencies, organizations, and individuals
listed below. The }ist contains parties believed to have an interest in the project

or who requested consulted party status.

W ok w

indicates agencies or individuals who sent a written response

to the EISPN. _
"# " indicates agencies or individuals who did not respond in writing, but
whose comments were solicited by telephone or in personai interviews.

"+ " indicates agencies or individuals who telephoned to express an interest
in reviewing the DEIS.

Federal Agengics

*
*
*

Department of Agriculture, Soil Conservation Service
Department of the Army, Engineering Division
Department of Housing and Urban Development
Department of Interior

# Fish and Wildlife Service
+ National Parks Service
* Department of Transportation, Federal Aviation Administration
Environmental Protection Agency, Region IX-San Francisco
State Agencies
* Department of Agriculture
* Department of Education
Department of Health
Department of Land and Natural Resources
# Division of State Parks and Historic Sites
* Department of Planning and Economic Development
+ High Technology Development Corporation
* Department of Transportation
Hawaii County
Office of the Mayor
+ Mr. Russell 8. Kokubun, County Council
* Department of Parks and Recreation
# Department of Public Works
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County Agencies {continued)

Department of Research and Development

* Department of Water Supply

* Fire Department

# Office of Housing and Community Development
Planning Department

* Police Department

Public Utilities

* Hawaii Electric Light Caompany, Inc.
# Hawaiian Telephone Company

Community Orzanizations and Other Groups/Individuals

* Mr. Bill Graham
+ West Hawaii Today, Mr. Reed Flickenger
+ Wilsor Okamoto & Associates, Mr. Gary Okamoto
9.2 PARTICIPANTS IN THE DEIS PREPARATION PROCESS

The DEIS was prepared for Kona Beach Development Venture by Helber,
Hastert, Van Horn & Kimura, Planners. The following list identifies
individuals and orgaaizations who were involved in the preparation of the DEIS
and their respective contributions.

Helber, Hastert, Van Horn & Kimura. Planners

Mark H. Hastert, AICP Principal-in-charge and Project Manager
Thomas A. Fee, AICP Project Planner and Principal Author
Toshiko Matsushita Graphic Artist

Subconsultants

The Hallstrom Appraisal Group, Inc. Market Study
Highest and Best Use Analysis
Fiscal Impact Analysis

Paul H. Rosendahl, Ph,D, Inc. Archaeoclogical Reconnaissance Survey
Char and Associates Botanical Survey
Terrestrial Faunal Survey
Ol Consultants Near-shore Marine Environment and
Anchialine Pond Impact Analysis
M & E Pacific, Inc. Preliminary Civil Engineering
Edward K. Noda & Associates Oceanographic Environment and

Conceptual Feasibility for
Kohana-iki Marina
Gordon Bricken and Associates Aircraft Noise Exposure Analysis
Steven Dollar Marine Assessment
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Fifteen letters were received. in response to the Environmental Impact Statement
Preparation Notice (EISPN); the individuals and agencies are listed below.

The following pages contain a copy of the EISPN and the cover letter requesting
review of the proposed development with respect to issues that should be
addressed in the DEIS. Those comments received and our follow-up responses
are also reproduced.

Federal Agencies

Department of Agriculture, Soil Conservation Service
Department of the Army, Engineering Division

Department of Housing and Urban Development

Department of Transportation, Federal Aviation Administration

5 :

Department of Agriculture

h Department of Education

Department of Planning and Economic Development
Department of Transportation

County Agencies
Department of Parks and Recreation
Department of Water Supply

Fire Department
Police Department
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Hawaii Electric Light Company, Inc.
Individuals
Mr. Bill Graham
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Environmental bmpact Statement Preparation Notice:
Kohanalki Resort Comumunity, North Kona, Hawaif
TMK. 7-3-09:03 & 16

Dear egreetingms:

The official preparation notice {EISPN) for the Kohanaiki Resort was
published in the OEQC Bulletin dated March 8, 1986 {copy enclosed), No
comments were received from your agency during the 30-day official review
period mandated by Chapter 343, Hawaii Revised Statutes.

Because your agency has boen identified as one which may be interested in
participating in the preparation of the EIS as a consulted party, we have
als0 enclosed 8 copy of the complete EISPN to assist you in evaluating
potential project-related impagts,

We would greatly appreciate your mssistance in this process by cither
fesponding with written comments fo the enclosed EISPN or by identifying

an individual within your organization whom we may contact to discuss the
project in greater detail Thank you for your cooperation.

Sinceredy,

Thomas A. Fee
Project Planner

Encl.

P,

ENVIRONMENTAL IMPACT STATEMENT
NOTICE OF PREPARATION

KOHANAIKI RESORT COMMUNITY
NORTH KONA, HAWAIL

L IDENTIFICATION OF APPLICANT

A, Applicant }
Konaz Beach Davelopment Venture
562 California Avenue
Wahiawa, HI 96736

B. Consultsnt for EIS
Helber, Hastert, Yen Hora & Kimura, Pianners
Grosvenor Center, PRI Tower
733 Bishop Street, Suite 2590
Honoluiu, HI 96813

IL IDENTIFICATION OF APPROVING AGENCY (ACCEPTING AUTHORITY)

Planning Department
County of Hawaii

25 Aupuni Street
Hilo, HI 9672¢

Bl AGENCIES CONSULTED IN PREPARING ASSESSMENT
A. County Agencies
1. Hawaii County Planning Department
2. Hawaii County Office of Housing and Community Development
V. PROJECT DESCRIPTION
A. Location and Ownership
The project site, comprising 470 acres, it located on the west coast of
the island of Hawahl, in the district of North Kona, ahupua*a of
Kohanaiki, TMK: 7-3-09:03 and 16, The entire ares is being reguesied

for & General Plan Amendment, from Conservation and Open land use to
Open, Intermediate Resort, Medium Density Urban and Low Density Urban,

—— ey
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ElS PRER NOQTICE

The project site is lueated sdjagent to s parcel of open, unimproved
fand 1o the north (which is sdjacent to the proposed HOST Park), the
historic Mamalahoa Trail to the cast, #ad the proposed Kaloko-Honokehau
Mationa! Historical Park to the south, The site is approximately 2
miles south of the Keshole Afrport and 5 miles north of the ceater of
Kaiua-Kona. : :

The site is owned uy' Kona Beach Development Yenture,
B. Conceptual Plan
L Land Use

‘fhe master plan for the entisc project site consists of the following
fand uses:

a) Resort Hotel {62 acres}--Two hotel sites located ‘several hundred
fees infand from the shoreline. Total of approximately 700 units.

b) Resort Condominiums {30 acres)-Approximately 500 usits in two
groupings at approximately G units/acre,

¢} Commercial {3 scres)-A 3-aere Resort Commercial Village located
between the two hotel sites.

d4) Maring Village (33 acres)--Includes & man-made, 10:acre,
150-skip marina baxin aad 23 scres of mixed-use {3 scres commercial and
20 scxes resort condominium - contwmining agproximasely 300 units) located
at the southern ¢dge of the property. : )

e} Recreation (178 wcres)-A  170-mcre, 18-hole golf course sad
8-acre Clubhouse Reccreation Center, located inifand from the beach,
providing -for indoor activities with spas, weight rooms and racket
courts, and outdoor activities with fennis courts and swimming pool. A
goif pro shop is included,

f). Residential {73 acres)--Approximately 200 single-Tamily house
iots, intcgrated within the golf course, with ‘an average density of 3
lotsfacre. S

'3 Suppou‘ Housing {18 scres}--Approximately 150 units of on-site
resort stalf housing, adjacent to the Marinn Village.

h) Other (6} acres}-The balance of the project area will be used
for roads, parking, 8 sewage treatment plant and utility casements.

.2-

EiS EREP. NOTICE

2. Public Facilitiss
#) Water--It is estimated ihat the Fully-developed Pro}cc? will
require approximately 0515 MGD eof potable water, supptied via the
municipal system.

b} Wastewnlcr—-All wastewater will be trested and disposed of
on-site vikx & privats STP, the effluent from which will be used to
irrigate the golf course and other landscaped arcas.

¢y Electrical--Power i3 to be acqguired from HELCO via the
isiand-wide power grid.

4) Deainage--A drainsge system will be designed and coastructed in

accordance with County standards. . .

¢} Transportation and Public Access--Actgess fo the proposed
development will ‘be viz & road cobstructed within & parrow parcel ay

the' horthern, mavka corner of the property, which connecis with Queen.

Kaakumane Highway, Al interior rosdways will he built to County
standards,

C. Phasing

Project  development will be phased from the. northera end of the

propesty to the southern énd, alopg .with infrastrycture improvements,

jnctuding site " sccess and instaifation of ‘watersewsr and clectrical
systems.

V. DESCRIPTION OF AFFECTED ENVIRONMENT
A. Topography

The project site consists primarily of . lava formations g_entiy sioping
feom - the shorcline ‘to sn elevation of about 70ft. at the northern-mavka
boundary, with no sircams or drainage chanacis identified.

B, Flora/Fauna

The site is charscterized by desert-like, sparse, dry grasses and
herbs, with somewhat more diverse vegetation found along the shoreling,
where some kiawe trees and 8 targe mangrove cluster occur. Two . species

of endemic birds are knows 0 exist in' the Kona regidn the éndangered |
Hawaiian Stilt “aed  the Hawaidign Owl Other commen indigenous aird
introduced ‘birds have been observed there ss well Introduced mammals

(mongoose, miouse; rat, fersl’ Cats und goais) are believed 1o inhabit
the site and the eéndangered Hawadian “heary bat may féed nlong thec shore
ares.

3
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ELS EREP. NOTICE

C. Anchialine Ponds

A npumber of anchinline poands cxist within
site. About twoethirds of ell the ponds are
size and several are agver H00sq. meters and are focated in the southern
pottion of the site. Several sarly-1970's  surveys categorized & number
aof the southern ponrds as having high natural valye. The ponds cosntain
crustaceans/mollusks, several rare species of shrimp snd saquatic
vegeiation,

the coastal fringe of the
fess than 10sq. meters in

D. His!oric/Archaeological Resources

A recent prefiminary srehaeological Feconneissance survey
number of previousty-identified preshistoric/historic  sites as
enc newly-identified site. Most oecur in  the shoreline sarea and
sauthern portion of the project arca. The sites were  evaluated an
varying from low to high significance from the standpoint of research,
interpretive and cultural  value, with » possible  heiau and/or shrine
{not positively identified) located fust south of Wawshiwaa Point.

focated =
well  as

E. Marine Environment

The ncarshore waters off the subject Property sre in 8 pristine
condition, with no stream discharges, industrial or domestic waste
entering {and such discharges are probibited by the State Dept, of
Heaith), A 1968 study of besches tlong part of the coast of North Kona
ideatified the beach at Wawahiwaa Pt as the best beach and swimming
arca within  the area surveyed, offering porential for resort
tecreationat development with minor improvements,

VI. SUMMARY OF MAJOR IMPACTS AND MITIGATION MEASURES

A. Constal Resources

. of permanent structures will be in
conformance with the State/County shoreline sethack regulations, which
avoid possible tsunami inundavion aad provide unobstructed
along-shore vistas and nceess.

2. Weter Quality~--To minimize
drainage will be coliected on-site and sllowed to percolate slowly
the water table. Freated wastewster effluent wili be used for
irrigation, No nutrient enrichment or bacterial contamination of the
tonsial waters should occur From subsurface seepage of the effinent due
te auirient uptake by plants snpd the distance inland at which
irrigation would occur. The postible effects of increased runoff and/or

sediment, pesticides, ete, will require  further study, as part of the
EIS,

siltation of coastal waters, wite

into
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3. Public Access--Tho currently restricted sceess (o bemches &t the
sitc will be enhanced with the development of the proposed  project,
with & new road yickding access from Queen Kashumaay Hwy., public
parking and beach nccesy rights-of-way being provided,

B. Anchialine. Ponds--The fiora snd fauna of the ponds will
inevitably experience some disturbance due 1o increased kuman activity
in the xres. Drainage of foreign substances inte the ponds may affect
the endemic - shrimp negatively, However, it has also been aoted that
many such ponds have | ’ ] ' (such =ms
introduction of fisk species which prey on the ponds’ endemic life, and
rabbish-dumping inte them) despite the - fack of developmeni imm:dia:tcly
around them. It i feft that the ponds can be incorporated into [3:1:]
managed along with the proposed development in an #itempt to preserve
their unique gqualitics. The ponds will be further surveyed and studied
within the context of the EIS,

C. Flora/Fauna--To date, no endangered flora or fauna have been
found to inhabit the site Although the endangered Hawaitan Stift and
Owl may feed in the area, they are not thought to nest on the site,
Terrestrial flora/Tauns characteristics on  the site will change
significantlty due to landscaping and irrigation, but both aative and
introduced species will continue to exivt on the site, Disturbance of
beach-grea vegetation will be minimized and water areas associated with
the goif course may add additiongl habitat areas.

D, Archacological
planned as part of the
will - B¢ incorporated
otherwise preserved,

Sites--Additionai archacological surveys gre
EIS to be prepared, Sites deemed  significant
into the project design  where possible, ar

E. Population and Employment-—ﬁmvioymcn: opportunities will result
from the construction activities, hotel scrvices, vacation rentals and
retail  facilities operations. The proposed $uppott housing wonld
provide for employecs and an  estimated 200 single-family residential
units are planaed. Directly wad indirectly, the proposced development s
estimated to féad to an overal] growth in regional employment of up 10
some 1800 positions. Tatal segional resident population growth af
approximately 145 persons i estimated az a result of project
development, The proposted development wiil alse yield incrcases in
State and Couanty tax revenues vig income snd property taxes,

-5.
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EIS ERER NOTICE

VIL DETERMINATION OF SIGNIFICANCE

The praposed profect has the potentinl to cause significant
impacts. Therefore, sn Enviroomentaf fmpact Statement will be required.
The reasens supporting this determination, which are based on the
significance criteria in Section 1:31 of the Environmental Quality
Commission EIS Regulations, are az {oliows:

i. The preposcd sction may involve an irrevocable commitment of
. resourges;

2. The proposed action may involve substantial sccondary  impacts
such as populstion changes or ¢ffects on public facitities;

3. The propossd mction is individuaily Jimited but cumulatively may
have effect upon the cnvironmeént or involve a commitment lor
farger actions;

4. The proposed action may affect a rare, threatencd or
endangered species of animal or plant or habitat;

5. The proposed action may sffeot constal water guafity,

ViIL. AGENCIES TO BE CONSULTED IN THE PREPARATION OF THE ELS

A, Federal Agencies

L US. Department of Agricultare,
Soil Conservation Service
1, US. Bepartment of Interior,
. Fish & Wildiife Service
3. US. Army Corps of Engineera

B. State Agencies

i. Department of Planning & Economic Development
2. Department of Health

3. Department of Transportation

4. Department of Education

3. Department of Land & MNatural Resources

<. County Agencies

i. Mayor's Office

2. Department of Planning

3. Department of Public Works

4. Department of Water Supply

5. Department of Parks & Recreation

6. Office of Housing & Community Development

6=
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D. Public Utilities

1. Hawaii Electric Light Company
1. Hawaiian Telephone Company

E. Community Qrganizations

TX. DESCRIPTION OF THE ASSESSMENT PROCESS

The proposed project i3 subject to the EIS requirements, pursuant to
Chapter 343, Hawnii Revised Statutes, becauss a County - General Plan
Amendment i3 -being requested by & private applicant fsec. 34350 )(61,
HRS). The applicant has submitted en environmenta! sssessment to enzble
the County to detsrmine the significance of the proposed  action, Fhis
eavir tal t d t, entitied Kohanaiki Resort HH A

cial Planning Eavirommentat Considerati {Helbed, Hastert, Van
Horn & Kimurs, Pianners, January 1986), should be consulted for more
detailed information on the project and associated impacts.

Since the County has determined that the pmpescd'action has potential

significant lmpacts, this notice to prepare an environmental impact

stetement is being filed with the Office of Envicroamental CQuality
Control {OEQC) The OEQC then publishes this FIS Preparation Motice in
the QEQC Bulletin, . '

The public has 30 days to respond to the notice. The response should
indicate the types of issucs that the EIS should address and whethier
onc withes 1o be notified when the Draft EIS is available. The respense
should be sent to the EIS consultant with a copy to the County agency.
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UNTTED STATES SOIL P. 0. BOX 50004
DEPARTMENT OF CONSERVATION HONOLULU, HAWAII
AGRICULTURE SERVICE 96850

April 36, 1986

Mr. Thomas A. Fee, Project Planner
HHVHEK Planners

733 sishop Street, Sulte 2590
Honelulu, HI 94813

Dear Mr. Fee:
Subject: Kohanaiki Resort Community, North Kona, Hawaiti

We reviewed the subject environmentel impact statement preparation notice and
have no compents to make.

To discuss the project, you may contact our district conservatlonist Mr. cary
Kam, by telephone: {808} 322-2484, or at the Following address:

Kealakekua Fleld office
P.0. Box 636
Kealakskua, HI 96750
Thank you for the opportunity to review the document .

Sincerely,

égé;ERT . LY?ORéit
Acting State Conservationist

. [ e, ey

e

14 May 1986

Mr. Herbert ). Lyford

Acting State Conservitionist
Soil Conservation Service

US. Department of Agriculivre
P.0O. Box 50004

Honolulu, Hawati 96850

Draft Environmental Impact Statement:
Kohansiki Resort Community, Norith Kona, Hawail
TMK 7-3-09:03 & 16

Dear Mr. Lyford:

Thank you for your letter of 30 April 1986 in which you note that your
agency has no comments to make on the EISPN prepared for the proposed
Kohanaiki Resort,

I spoke with Mr. Gary Kam of your Kealakekua Field Office today and will

continue to keep him informed of the project throughout the EIS
preparation process,

Project Planner

g o [ER R S
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DEPARTMENT OF TIHE ARMY

U 5 ABMY ENGINEER DISTRICT, HONMOLUL L
T SHAFYER, HAWAIL NB5E. 5440

REPLY Y03

ATYENTION OF April 18, 1986
E€Eivs;
ﬂ 1L
£PR 24 1386
LR, Ity vy supy
Mr. Thomas Fee
Helber, Hastert, Van Horn ‘m

and Kimura
Grosvenor Center, PRI ‘Power
733 Bishop Street, Suite 2590
Bonoluly, Hawaii 96813

Dear Mr. Fee:

Thank you for the opportunity to review and comment
on the EIS Preparation Notice for Kohanaiki Resort

Community, North Kona, Hawaii. The following comments
are offered:

a. A Department of the Army permit is required to
construct the marina and for any £ill in anchialine
ponds.

b. Parcel described as TMK 7-83-0%9:3 is affected
by tsunami inundation along the shoreline, and naY
require certain building restrictions. Svggest close
coordination with County of Hawaii. Enclosure 1
indicates the tsunami information by the Federal
Insurance Agency FIRM map.

Sincerely,

K{suk Cheung’,
Chief, Engin€ering Division

Enclosure
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25 April 1986

Mr. Kisuk Cheung, Chief

Engincering Division

Department of the Army

US, Army Engineer District, Honoluiu
Ft. Shafter, Hawaii 96858-5440

Draft Envivonmental Impact Statement:
Kohaanikl Resort Community,
North Kons, Hawail
TMK 7-3-0%: 1 & 16

Dezar Mr. Cheung:

Thank you for your letter of 18 Aprit 1986 providing comments on the
EISPN for the Kohsnaiki Resort.

Esrtier this week we met with Mike Lee of your office and bricied him on
the status of the Kohanaiki projet. He informed us of the Corps’ concerns
which are reflected in your comments. We will continue to kecp him
informed throughout the EIS preparation process,

Sincerely,

« HASTERT, VAN HORN & KIMURA, PLANNERS

THomas A. Fee
Project Planner
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April 22, 1986
Mr, Thomas A, Fee g -
Helber, Hastert, Van Horn ] : ’
and Kimura Planners H @EQVELQ

Grosvenor Center, PRI Tower 5

733 Bishop Streel, Suite 2590 - "PR2. 138

Honoluly, HI 96813 FELEE, hasioey, yaw oy
el

Dear Mr, Fee: ¢

SUBJECT: Enviraonmental Impact Statement Preparation Notice
Kohanaiki Resort Community, Horth Kona, Hawati

This responds to your request for HUD comments on the subject prajeci: that
is oriented to the housing, commercia) and recreational needs of a resort com-
munity on 470 acres along the Kona coast.

We are pleased to note that provisions were made for some support housing
for 150 units to accommodate emp loyees servicing the development . However
it was noted that the project may generate approximately 1,800 jobs upon
completion of the project. it may be helpful to discuss the total housing
needs of the 1,800 positions that will be created. The discussion could
address the location and cost of the housing units in velation io the current
housing market for the area.

If HUD assistance is proposed, you may contact Erank Johnsan at 546-5570.
Sincerely,

. " .
P TRV N AP S N,

“Tie Calvin Lew

Birector

Community Planning and
bBevelopment Division, 9,20

ce:
Hawaii County Planning Dept.

.
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23 April 1986

Mr, Calvin Lew, Director

Community Planning and Development Division, 9.2C
US. Departmens of Housing and tirban Development
Honotulu Area Office, Region IX

300 Aia Moana Boulevard, Room 3318

Honolule, Hewaii 96850

Draflt Environmenta! Impact Statement;
Kohanaiki Resort Commanity,
North Koaa, Bawaii
TMK 7-3-09: 3 & 16

Dear Mr. Lew:
Fhank you for your letter of 22 April 1986 providing comments on the

EISPN for the Kohanaiki Resort, The DEIS will address the total housing
impact of the proposed resort Hy.

We recognize the difficulty of forecasting howsing impacts gencrated by
resart development-due in farge part to the relatively longer time periods in
which these projects are built, In any event, we will continue to coordinare
our plabning offorts with the Hawaii County Department of Housing and
Community Development to assure that thejr concerns are represented in the
DEIS,

Sineerely,
HE STTASTERT, VAN HORN & KiIMURA, PLANNERS

Thomas A, Fee
Project Planner
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t3 May 986

Mr. Gary Barbano
Recreation Planner
hntionnd Park Service
Box 5016%

300 Ala Moana Boulevard
Honolulu, Hawaii 96850

Environmental Impact Statement
Preparation Motice {EISPN):
Kolmnalkl Resort Commanity,
MNorth Kons, Hawail
TMK 7-3-09.03 & 16

Dear Mr. Barbano:

As discusaed thix morning, | am forwarding a copy of the EISPN prepared
for the proposed Kohanaiki Resort for your review and comment, The
of ficiad preparation notice was published in the OEQC Bulictin dated March
B, 1986 (copy cnclosed). Mo comments were received from your agency
during the 30-day official review period mandated by Chapier 343, Hawaii
Revised Statutes. '

Please don’t hesitate to call me if we can pfovide additional information.
Your prompt attention to this review will be nppreciated.

homas A. Fde
Project Planncr

by,

Encl,
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LS Depariment ATRPGRTS DISTRICT OFFICE
of Tronsportoton BOX S0244

Faclerat Aviation HONOLUALG, HE  96850-D001
Administration Telephone: {BOB} 546-7129

karch 18, 1986

Helber, Hastert, Yan Horn

and Kimura

Grosvenor Center, PRI Tower

733 Bishop Street, Sulte 259¢

Honolulu, Hawati G613

Gentlemen :

This is in regard to the proposed EIS for the Hohanaiki Resort
Community, North Konaz, Hawaii. We are concerned with the deveFopment
of residential areas bemeath or near atrcraft apgroach and departure
patterns; therefore, we would suggest the EIS be coordinated with the
upcoming Airport Master Plan and Hoise Compatibility Studies,

Sincerely,

David J.Vﬂe1house
Flaaning Engineer

Henry A. Sumida
Airports District Qffice Manager

HELaER, hasiy
& iy o

uv.—,uatrunuwtm
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4 April 1986

Bavid }. Welhouse, Planning Engincer
Airports District Office

Federal Avistion Administration

U. 8. Dept. of Transpostation

Box 50244

Honoluln, Hawaii 96850-7129

Kohasaikf Resort Commusnity, North Kons, Hawsli
TMK 7-3-09:03 & 16

Dear Mr. Wethouse;

Thank you for your fetter of 18 March 1986 and for spending the time with
me on the phone this sfternoon. We do appregiate your concern sbout
urban encroachment on the Keahole Airport Facility. Regrottably, we will
have to proceed with the EIS preparation without the benelit of the resubey
from the Airport Master Plan and Nojse Comgpatibility Stedies (referred to
in your letter of 18 March 1936) as the contracts for these studies are
tentatively scheduled to be awarded later this monih and will take
approximatety one year to compleie.

Be assured that we will use the best avaitable information on flight tracks,
noise contours and sircralt type and will incorporate noise mitigation
features In all sppropriate sreas should they be deemed necessaty.  We
would weltome any comments or suggestions you may have regarding the
project, inciuding the names of persons you feel we should contacy We
would siso sppreciate any prefiminary information you receive from the
Master Plan and Noise Compatibility Studies.

Enclosed piease find the complete EISPN for the Kohansiki Resort project,
TFhe second to last page of the repart contains thy preliminary land use plan
I refesred 10 on the phone.. We will be 1ending you a copy of the Draf EIS
when it is finalized--probably in late May. Thank you for your interest in
this project. Please let us know if we can be of further assistance.
Sincerely,

STERT, VAN HORN & KIMURA, PLANNERS

e

fer Mr. Henry A, Sumida, Manager, Airports District Office

HELBE;
o

Thomas A. Fee
Project Flanner

Encl.
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GEDRGE R. ARSYOSH2

JACK K. SUWA
GOVERNOR CHAIRFERSON, SOARD OF AGRICULTURE
SUZANNE 0. PETERSON
BEPUTY TO THE CHAIRPENSON

State of Hawaii
DEPARTMENT OF AGRICULTURE
1428 So. King Street
Honotuly, Hawail 368148-25]172

April 17, 198¢

Malling Address:
P. 0. Bax 22159
Honotulu, Hawaii 968220159

RE@EWE@

Mr. Thomas A. Fee, Proiect Planner FPR 221986
Helber, Hastert, Van Horh & Kimura

Groave;mr Center, PRI Tower m:',‘mﬂ an A0Re
733 Bishop Street, Suite 2590 E18 LIl l )

Honelulu, Hawaii 96813
Dear Mr. Fee:

Subject: Environmental Impact Statement Preparation
Notice (EISPN) for Kohanaikil Resort
Compunity, North Kona, Hawaii
TMK: 7~3~09: 03 & 16

This is in response to your letter of April 8, 1986,
reguesting our comments on the subject BISPN.

According to the EISPN, the applicant seeks to construct an
integrated resort with residential housing.

The proposed project is the subject of a State land use
district boundary amendment petition (State Land Use Commission
Docket No. AB6~599; see attached comments of April 3, 1986).

Our analysis of the information provided in the EISPN
indicates no direct adverse impacts upon the agricultural
resources of the area should the proposed project be developed.
The proposed project will require .923 million gallonz per day
(MGD) of potable water to be supplied via the municipal system
{(EISPN, page 3}. An on-site private sewage treatment plant
(STP) will provide treated wastewater for irrigation of the golf
course and other landscaped areas. The EIS should include the
expected irrigation water requirements. If the irrigation
requirements are greater than the wastewater supplied by the
STP, then the source(s) to meet the remaining water needs must
ba identified.

I . o
; : T SRR

HMr. Thomas A. Fea
April 17, 1986
Page 2=

The EIS should describe the soils found on the project
area. This description consists of the Soil Conservation
Service Soil Survey, Land Study Bureau overall productivity
ratings and the Agricultural Lanrds of Importance te the State of
Hawail (ALISH] system.

Thank you for the opportunity to comment.

Bincerely,

ACK K. 5UWA
Chairman, Board of Agriculture

Attachment

o OEQC
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April 3, 198s

MEMORANDUM

To: Mr. Kent M. Keith, Director
Department of Planning and Fconomic Development

Subject: Petition for an Amendment to the Stata Land
Use District Boundaries
ABGE-599 (Kona Beach Development Venture)
Resort Community
Canservation to Urban
THE: 7-3-09: 3, 16
Kehanaiki, North Kona, Hawaii
Acres: 470.13

The Department of Agriculture hag reviewed the subiect
application and offers the following comments.

According to the Petition, the applicant sesks to construct
arintegrated resort with approximately 1,850 transient and
permanent housing units.

Cur analysis of the information provided in the Petition
irdicates no direct adverse impacts upon the agricultural
rescurces of the area should the proposed project be developed.
However, the Petition states that the proposed project will
require .925 million gallons per day {MGD) of potablé water
(Petition, page 41). fThis figure appears to exciude frrigation
water. Tha Petition Indicates that Hawaii County‘s North Kona
System may be at its source and transmission capacity (8.4 MGD)
{Petition, page 16). If this is the case, then alternative
sources and/or transmission facilities to meet the projects
needs should be fdentified.

The references to the Soil Conservation Service Soil Survey
for the island of Hawali are correct but incompleta. The
southeast corner of the subject property is composed of Punaluu
extremely rocky peat (rPYD) with 6 to 20 percent slopes which is
used for pasture. The crop capability rating for rPYD soil is

rre——

Mr. Kent M, Keith
April 3, 1986
Pags -2~

VIIsz which indicates severe limitations due to stoniness. Other
refarences to the Land Study Bureau's Detailed Land
Classificatien for the island of Hawaii and the Agricultural
Lands of Importance to the State of Hawaii {ALISH) system are
corract.

Thank you for the opportunity to comment.

df@ﬂ.ﬁ:{_’g{@a)

JACK K. SUWA
Chairman, Board of Agriculture

ec: Hawail County Planning Department
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23 April 1986 2 Soils.

Your comments concoening the mced to present a lull desceription of the soil

Mr. Jack K. Sawa s conditions within the project are noted and will be incorporaied into the DEIS.
Chairman, Board of Agriculture

Department of Agricuiture
P. O, Box 22159
Honolulw, Hawaii 96822-0159

Sincerety,

RT, VAN HORN & KIMURA, PLANNERS

Deaft Eavironmestsl Impact Statement:
Kohanaikl Resort Community
North Konn, Hawail

homas A. Fee
TMK 7-3-09.03 & 16 Project Planner

bear M, Sawa: Encl.
Thank you Foc your letter of 17 April 1986 providing comments oa the

EISPN for the Kohsnosiki Resort.  Our commenis to your letier are as

Tollows:

1. Water requirements,

OQur estimate of the potsbic water requirement for the ully developed pro-
ject, 0.925 MGD, was bascd upon & plansing stindard of 300 gallons per day
per housing unit (1,850 vnits x 300 GD). Engincering studies now underway
wifl refine this estimate as well as determine the waste water and irrigation
water requirements for the entire sesort. The results of these studies will be
presented in-the DEIS and shostd provide more detsiled information on:
1) the sources of, sed overai! demand for, potable and irrigation water;
and, 2} the type of waste water treatment 1ystem to be utilized and associ-
ated voiumes of wastc water to be disposed of,

As a point of clarification, at this time no potable water commitments have
been secured from the Hawaii County Board of Water Supply. As noted in
the Environmeatal Assessment prepared for the Kobanaiki Resort {Helber,
Haster Yan Horn & Kimura, Planaers, i i N
i i 4 iki. ianvary 1986), the Kona
arck it graced with vast groundwater resonrces. The primary water problem
facing the Kona commuonity today is related not to water scarcity but rather
1o sonrce development and the distribution of the groundwaier ressurce,
Our engineering consuitants are now in the process of assessing the water
situation and will be mecting with County officizls to discuss mutuaily
benelicial means for the provision of potable water to the site. The results
of their investigation wifl be presented in the DEIS.

Pre—— e, ey sy gy
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14 May 1986
Mr. Francis M. Hatanaka
Superintendent
STATE QF HAWAH State Department of Education
DEPARTMENT OF EDUCATION P£.0. Box 2360

*. 0. BO% Mo
HOWOLIAG, HAWAN s

Honobulu, HI 96304

OFFICE OF THE SUPERINTERDENT April 24, 1985 Draft Bavi tal Impact Stat -
La! LT} F .
. Kohanaiki Resort Community, North Xons, Hawali
RE@MVE@) TMK 7-3.09:03 & 16

Mr. Thomas A, Fee MAY 11386 .

Project Plannmer ) BDear Mr. Hatanaka:

HVHEK WELRER, HASTERT, VAX sORM

gro?ienor Center, PRI Tower lm&ﬁﬁ Thank you for your letter of 24 April 1986 providing comments on the

EISPN for the Kobanaiki Resort. Your fetter provided projection: of the
approximate public school enroliment generated by the proposed resort
development.

733 Bishop Street, Suite 2590
Honoltulu, Hawaii 96813

Dear Mr. Fee: After  discussing your comments with Mr. Ed Matsushige of  your

Department, [ would iike to provide some additional clarification on the
types of housing to be provided at the Kohanaiki preject as they relate to
the potential demand for public school services.

SUBJECT: Environmental impact Statement Preparation Notice: Kohanaiki
Resort Community, North ¥ona, Hawaii, TMK: 7-3-09:03 & 16

The proposed Kohanatki Resert Community in North Kona, Hawaii, is

expected to generate the following student enroliment: Using the per unit muitiplicrs obtained from M. Mastushige over the phone

this morning, the following table can be generated using the projected unit

APPROXIMATE counts provided in the EISPM:
SCHOOL GRADE ENROLLMENT
Pt >4 Bkl AT Approx. Enroliment
Kealakehe Elem,/Int. K-8 50 - 80 . ) Per Unit Tatal
Konawaena High $-12 15 - 35 Housing Tyge Vnits K-8 %12 KB 942 Touwl
The projections are based upon the proposed 1150 single family and f{:‘;g“’éztg‘;“’ins ;,33 g-fs g';s gg :g ;‘é
condominium untts. Resort Condominium 800 .03 0.01 24 3 32
Both Kealakehe and Konawaena schools are overcrowded and may require
additional portables for the short term. On the Jonger range, we may need e £ 2 s

to budget Tor classroom buildings on both campuses.

The estimated total of 115 new student enroliments corresponds to the high

Should you have any questions, please contact Mr. Richard Inouye at range indicated in your letter,

737-4743.
We would like to point out that using Mr. Matsushige’s methodology, the
Sincerely, majority of students are projected 10 be generated by the 150 support
i . & housing units. ‘Thete wnits are planned 1o sccomodale young and, for the
y ){,t; most part, single emplovecs of the resort. The vnits will consist principally
of studio and one-bedroom, possibly rental apartments, Since thiy on-sitg
Francis M, Hatanaka support housing is npt designed to provide family housing, the potential
Superintendent student caroliment projected for this housing type (68 students) s

. overstated.
FMH: i1

cc V. Honda, OBS
K. Mizuba, Hawaii Pist,

AN AFFIRMATIVE ACTION AND EQUAL OPPORTUNITY EMPLOYER
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Mr. Francis M. Hatanaka
Page 2

We rcalize of course that this level of detailed information was not provided in
the EISPN and hence not avaitable for your analysis. Please be assured that we
will incorporate your concerns into the Draft EIS and will provide a fufl
discussion of potential project-related impacis to the public schools serving the
praject arcs,

Sincersly,

Project Planner

T




R ARy Sy, by,

GEORGE R AR YOS
G R

PRANCIS M, HATANA
TP IO Y

Mr. Thomas A, fee -2~ May 28, 198§

Kealakehe Elementary, Kealakehe Intermediate, and Xonawaena High Schools

STATE OF HAWAH are at capacity. The budgeting of zdditional classrooms will be required to

DEPARTMENY OF EDUCATION accommodate growth at the subject schosls.
£ 0. wox 7m0 : ) ’
PONGLULLL HAWAS paaed We would appreciate your keeping us updated on your development schedule.
OFFIGE BF TR Subthitengeny Hay 28, 1986 Should you. have any questions, please contact Mr. Richard Inouye at
737-4743.
Sincerely,
) n. - A
Mr. Thomas A, Fee, Project Planner RE@EBVEE} M"‘""’éf )
Grosvenor Center, PRI Tower ) nak,
733 Bishop Streel, Suite 2590 JUN - 3 1386 i . fatanaka
Honolulu, Hawaii 96813 uperH
LI, RASTLN, YAN RORN
Dear Mr, Fee: ) 5ﬂmm
SUBJECT: Kohanaikf Resort Community
North Kona, Hawait
™MK: 7-3-09: g3 & 16
0% FMH: Y
i This memo is in response to your letter of May 14, 1986, which
“{k necessitated changes to our student enrollment projections of April 24, 1686. cc 088
o Our revised projections are as follows: K. Hizuba, Hawaii Dist.
APPROXIMATE
SCHOOL GRABES ENROLLMENT
Kealakehe £lementary K-5 25 - 49
Kealakehe Intermediate 6-8 10 -~ 20
Konawaena High §-12 10 -.2¢

The projections shown abave reflect the following changes:

I. Student generation factors for the 150 support housing units were
adjusted downward to studio and one-bedroom Tevel.

2. The projections reflect the opening of 3 separate intermediate school
at Keatakehe this fall in accordance with Hawaif District plans.

AN AFFIAMATIVE ACTION AND EQUAL OPPORTUNITY EMPLOYER
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Helber, Hastert, Van Horn and Kimura, Plapners

Grosvenor Center, MI Towers RE@E&VE@

73% Bishop Street, Suite 23590

Homolulu, Hawaii 96813 PR T 1986
Dear Sir: m'mm,'“ m
Subject: EIS Preparation Notice, Xohenaiki Ummuw, North
Kona, Hawaii

We have reviewed the subject preparation notice and offer the
following comments for your comsideration and action.

1) The Genera} Flamning and Bovirommental Considerations dociment
for the Kohanaiki Resort Commnity states that the quatity of
the off-lying waters will not be greatly affected by the
development of the proposed project. The draft EIS sheuld
address possible methods to be used in developing the 150 boat
marina as well as impacts on the surrounding Class AA waters.
The draft EIS should also discuss the need for boating
facilities in the region and the mumber of slips in the proposed
maring which aay be available for public use.

1} The proposed developwent site contains a mumber of anchialine
pords which could be “significantly altered by the changes in
the quality and quantity of water which permeates the site
unless care is taken to isolate the ponds From the effects of
siltation and rumoff." The draft EIS should thoroughly discuss
the impacts and mitigative measures to preserve these anchialine
ponds.

3) The Draft Kona Regional Plan states that the Xona Water system
is overcommitted and that given the cost of developing new water
sources and integrating them with the water distribution systee,
it appears that the availability of additional water commitments
will be limited for the foreseeable future. The draft EIS
should discuss the availability of water for the propesed
development as well as the impacts on water commitments for the
"significant increase in resident population” and the
"significant demand for housing in Kona" likely to occur as a
result of developing the propesed project.

Y THE

Helber, Hastert, Van Horn and Kimurs, Planners
Page 2
Aprit 3, 1986

4) The Hawaii Ocean Science amd Technology Park (HOST Park) and the
Keahole Adrport are in close proximity to the proposed
development. The draft EIS should discuss the impacts of a
resort development in clese relationship to industrial uses and
alrport facilities.

5} The draft EIS should include a discussion of the need for the
proposed development relative to future tourism growth, need for
hotel/resort condominium units in relation to the existing and
proposed supply of units in the Konz regien, snd the segment of
the market that the proposed development will serve.

6) There is a cursory discussion on the relationship of the
proposed project to the Hawaii State Plan and Functional Plans,
This discussion should be expanded in the EIS to address how the
proposed development will meet the appropriate cbjectives,
policies and priority guidelines of the Hawaii State Plan, and
the policies and implementing actions of the applicable
Functional Plans.

7} In addition, the draft EIS should list the permits required for
the proposed development and a timeframe for development.

With regard to Hawaii's Coastal Zone Management Program, we have the
following comments to offer.

Recreational Resources

In comparing the site map entitled "Constraints”™ with the
"Preliminary Land Use Flan" map, the proposed marina appears in the
vicinity of an existing beach, The impact of the marimg development
upon this beach should be discussed further. The project also
proposes the development of many ocean uses including boating,
waterskiing, windsurfing, and snorkeling. Existing water uses
include fishing, surfing and diving. The potentisl for user
conflicts and possible mitigation measures should be discussed. The
impact of the project on the State park system should also be
discussed,

Historic Resources

The area is rich in historic resources including heiaus, fishponds,
ard a large collection of settlement remains. The draft EIS should
describe thuse which will be preserved and the provision of public
access to these as may be appropriate. The historic Kaleko Fishpond
is located on the adjacent property. Possible fapacts upon the
fishpord should be described, including those impacts whick might
accrue from the adjacent marina and boating activity and off-site
seepage of irrigation water.

R, e o Ly, T e,
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14 April 1986

Coastal Ecosystems

The short-term and long-term effects of the proposed marina should
be discussed with 2 description of potential impacts upon endangered
marine species such as the humpback whales and sea turtles. The
description of impacts upon coastal water quality should include a
discussion of runoff and seepage of irrigatian water, and possible
sedimentation effects due to imported soil cover used for 1andscaped
areas. In view of the muwber and significance of anchialine ponds
in the project ares, the effects of development and mitigative
measures to avoid, minimize disruption, and protect these ponds
should be fully described.

Coastal Hazards

The draft EIS should discuss the effects the marina development may
have in increasing the inland extent of the coastal high hazard
area, and describe additional mitigative weasures as nzy be
necessary.

Thank you for the opportunity to offer comments.,
Very truly yours,

v

Kent M, Keith

Office of Fnvironmental Quality Control
Kona Beach Development Venture

Mr. Kent M. Kelth, Director

Department of Planning and Economic Develapment
250 South King Street

Honolulu, Hawaii 96804

Dralt Environmental Impact Statement for the
Proposed Kohanalkl Resort Community
North Kona, Hawall
TMK 7-3-00:03 & 15

Dear Mr, Keith:

Thank you for your letter of 3 April 1986 regarding the Environmental
{mpact Statemént Preparation Notice (EiSPN} for the subjeer
development. We appreciate your ifi-depth review of the EISPN and the
comments and information you Ravé provided. Our commenis to your
general concérns are as foltows:

1. HARBOR RELATED BMPACTS

It is the intent of the applicant, Kons Beach Development Venture, to
develop the Kohanaiki Resort in several phases. The first phase wil
entail the construction of the golf course, hotels, commercial arca, and
support housing--as indicated in the EISPN. Construction of resort
condominiums and singfe family dwellings wilt be initiated during this
phase and developed to meet market demands. The propesed uses snd
probable environmentsl impacts of these developments will be analyzed
in the aubject drafy EIS.

Due to the probable impacts on the shoreline and sureounding sreas, the
censtruction. of the harbor/marina {and the residential/retail activities
sssociated with it) will require much more detailed studics and 5 Federal
EISAULS. Army Corps of Enginesrs Permit Ptanning for the
harbor/marina is stilf at a very conceptual level with preliminary stndies
now being conducted to determine market and engineering feasibility.
The findings of these preliminary. investigations will be reporied in the
subject draft EiS. However, dewifed envifonmental impact anaiyses of
the proposed hatbor development, such as many of those -identified in
your fetier, will be reperted in s subsequent supplemental EIS filed in
conjunction with the Corps-of Engincers-Permit mentioned above. {See
attached letier from the Direstor, Hawaii County Planning Department
to the Chairmas, Environmental Quality Commission regarding the
Planning Department's position relative to ‘the filing of a subsequent
supplemental EIS for the harbor development)
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Mr, Kent Keith
14 April 986
Page 2

2. ENYIRONMENTAL/SOCIOECONOMIC CONSIDERATIONS

As ‘discussed asbove, detailed studies sr¢ now wader way o s3sess  the
cnv;mnmcr‘ual and sociocconomic impacts of the praposed Kohanaiki Resort
Thcs;: stucties cover the arcas of concern identified in your letier, such as water
quality '[ncarshorc and anchialine ponds), historic sites, relationships to
surrounding fand usey, and lmpacts on recreational fesources, coastal coosystems,
coastal hazards, and regionnl pobiic infrastructural systems and services. Findings
{rem_ahcsc stadies will be incorporated into the draft EIS and wilf be used to
sdcmsf‘y_ the sppropriate mitigative strategies needed to assure the protection of
the environmentally sensitive elements while providing the type of guality resort
the applicant desires to achieve.

3. CONFORMANCE WITH PUBLIC PLANS AND POLICIES

The dralt E'!S witl contain a thorough discussion on the relationship of the
proposed project to the Hawaii State Pian and Functional Plans,

We appreciate your interest in the proposed Kohanaiki Resort development and
fook forward 10 your comments on the deaft EIS.

Sincerely,

I
e g// L/ 7
Thomas A. Fet
Projoct Planner

Encl.

PLANNING DEPARTMENT

35 AUPLNE STREET # HILO, HAWAL S8TI0 DANTE K. CARFENTER

8081 G0 1 B3B8 ayoe

COUNTY OF ALBERT LOND LY MAN
[

HAWAIL
HLAMA A, PIIANALA

DEGEIVER -

NAR 26 1906
BT, Yan March 24, 1986
Py L
Mr. James Morrow, Chairman
Environmental Council
465 South King Street

Kekuanaoa Building, Room 115
Honolulu, RI 96813

Dear Mr. Morrow:

Supplemental EIS

With the advise of the staff of the Office of Environmental
Quality Control {OBQC), we would like to confirm our understanding
of utilizing the Supplemental EIS process.

Specifically, we recentiy filad a notice of preparation of an
EIS which was triggered by the submittal of a General Plan Amendment
patition (Kona Beach Development Venture). Tne applicant proposes
the development of a resort/residential community in North Kona. At
this first step in the planning process, the plans are still in tne
conceptual stage. Among other components of the resort, the
applicant proposes the construction of a marina.

While it is possible to acknowledge that there will be impacts
to the environment, the detailed plans have yet to be prepared,
including the specific location of the marina, has not yet been
determined. HMoreover, these plans will not be prepared until tne
proposal has reached later stages of the permit process. Taus, the
applicant will not be able to describe the potential impacts to the
environnent in adeguate detail in this EIS.

We raised the concerns witn staff at OFEQC and were alvised tnat
when the applicant has prepared more detailed plans for the marina
and has filed for the appropriate permit, tnat a Supplemental EIS
may be submitted for the marina.

o sy e,

[T S J—.
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Should this pot be the case, please so advise ug as s00n as
possible, as the applicant is now preparing a draft EIS.

VKG/ALL: lv

xz: QEQC
Mark Hastert™

£e-X

Sincerely,

O e G

ALBERT LONO LYMAN
Planning Director

AT s,

e
S

osmn

3 Apri! 1986

Mz Kay Yamada

High Technology Development Corporntion
220 So. King Street, Suite 252

Honolule, Hawaii 96813

Kohazaiki Resort Commuaity, North Kooa, Hawasil
TME 7-3-09:03 & 16

Desr Ms. Yamada:

This letter acknowledges your teicphone request to beceme a consubted party
in the preparation of the Kohanaiki Resort EIS.

Pursuant 1o your request, we are transmitting & copy of the complete EIS
Prep Notice prepared for the Kohaneiki project. You will also receive o

copy of the Draft EIS when it becomes available, In the meantime, we
welcome yout comments on the proposed development,

Thank you for your interest in this project. Please let us know if we can be
of Further assistance,

Sincerely,
5 STERT, VAN HORN & KIMIJRA, PLANNERS

i)

homas A, Fee
Project Planner

Encl.
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GEDRGE B ARYOSHE
GOVERNOR
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STATE OF HAWAI

CEPARTMENT OF TRANSPORTATION
R PUSCHROWE, TREE Y
HONOLLLLL HAWAN J0K12

May 6, 1986

N REPLY REFER TOr

STP 8.1320

REGEIVE[
Mr. Thomas A. Fee, Project Planner

Helber, Hastert, van Horn and Kimura Ay 143985

Grosvenor Centey HELRER, HASTERT, VAN HORN
" 8

PRI Tower
733 Bishop Street, Suite 2590 & Kayna PLAERS

Hopolulu, Hawaii 96813
Dear Mr. Fee:

ETS Praparation Hotice
Kohaniki Resort Community
North Kona, Hawaii TMK: 7-3-09: 03 and 16

We have reviewed the subject EIS Preparation Notice and offer
the following comments.

A traffic impact analysis report should be prepared to
determine the development's {mpact on Queen kaahumanu Highway and
possible mitigation measures that may be reguired. Also, please
verify that the proposed access to the highway i3 at an
authorized location. The access along with intersection details
and all plans for work within the State highway right-of-way must
be submitted to the Highways Division for review and approval.
Further, we have determined that full channelization for turning
moevements at the intersection will be reguired.

it should be acknowledged that all intersection improvement
costs will be borne by the developer.

Under Section VI, we noted that there was no discussion on
aircraft noise exposure and impacts at the project site. Due to
its close proximity to the Keahole Airport, a detaiied noise
analysis and assessment should be done,

Mr. Thomas Fee
Page 2

STP 8.1320

Our contact person is Mr. Dan Tanaka {Phohe: 548~6526) should
you wish to discuss this matter in greater detail. Thank vou for
this opportunity to provide comments.

Very truly yours,
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Sincerely,

N J— s
T g ™ & i

4 June 1986

Mr. Dan Tanaka

State Department of Transportation
469 Punchbowl Street

Honolulu, Hawaii 963813

Drafil Environmental Impact Statement:
Kohanaiki Resort Community,
MNorth Koas, Hawali
TMK: 7-3-0%; 3 & 16

Dear Mr. Tanaka:

Thank you for your letter of 6 May 1986 providing comments on the EISPN
for the Kohanaiki Resort, Our comments are as foflows:

Vehlcular Trafflc

A traffic impact analysis will be prepared {or the proposed project to
derermine the development's probable impact on the Queen Kashumanu
Highway,

The State of Hawaii Right of Way Map {Kailua-Kawaihae Road, Section
1L, Sheet No. 3) indicates an spproved access Ironting the proposed resort
development, ’

Your comments concerning the channelization for turning movements st
the main interscction of ihe resort and the Queen Kaahumanu Highway
are noted. The applicant istends to wotk closcly with DOT Highways

Division in the design and construction of the these improvements,

Detailed plans will be submitted to -the Highways Division for review
and approval at a later date,

Alrport

Your concerns about the potential sircraftl noise exposure and related
impacts are poted. An aircraflt noise analysis and assessment wift be
included in the DEIS. We have contacted Mr. Herb Kide {Aidrporis
Division) and will Xeep him informed of our progress,

Thank you for your comments ahd please do not hesitate to contact us
should you have any additional concerns.

HEI;EER, H ERT, YAN HORN & KIMURA, PLANNERS

Thomas A. Fee
+ Project Planner
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April 2, 1984

Heloer, Hastert, van Horn and Kimura
Grosvenor Center, PRI Tower

733 Bishop Street, Suite 2590
Honolulu, HI 96813

The Environmental Impact statement preparation notlce for the
Kohanalki Resort Community, North Kona, Hawaiji, was recently
published in the Office of Environmental Quality Control
Bulletin., I would like to request that I be included as a
consulted party in the preparation of this §I5.

Thank you,

o

(
\\//j;;3L44* WAk Jt /fi:./é;{‘ A

Russell S, Kokubun
Councliman

CRB:se

4 April 1986

Mr. Russet §. Kokubun
Councilman

City Council, County of Hawaii
Hawaii County Building

25 Aupuni Street

Hito, Hawaii 96720

Kobanatki Resort Communtty, North Konx, Hawall
TMK 7-3-09:03 & 15

Dear Councitman Kokubun:

We received your 2 April 1984 letter requesting to be a consulted party in
the preparation of the Kohanaiki Resort EIS.

For your information, we are forwarding a copy of the complete EIS Prep
Notice prepared for the resort project. You will also receive a copy of the
Draft EIS when it becomes svailabie In the meantime, we welcome YOUur
comments and concerns on the proposed development.

Thank you for your interest in this project. Please let us know if we can be
of further assistance.

Sincerely,

HE{.E,ER ASTERT, VAN HORN & KiMURA, PLANNERS
Thomas A. Ece
Project Planner

Eact.




le-X

e P [E—— [Pp— R — [ERTN PP ——— i
AT e s - ) 8 i o o] o = B g B 'V .

Blanie ¥ Carpenie Patricia G Engolnasd .
REay iy % 0 Erreetion

Eugene N Frwanah
Managing Dwector

Ronald Gkamura
Raputy Dwectar X
21 April 1986

DEPARTMENT OF PARKS & AECREATION

COUNTY CF HAWAL

Ms. Patricis G. Engelhard

Director

Department of Parks and Recreation
County of Hawaii

15 Aupuni Strect

RE@E&VE@

April | 1 Hilo, Hawaii 96720

PriT 16, 138 £PR18 1986

Mr. Thomas A. Fee, Project Planner HELBER, HASIERT, VAN HORX Eavironmental Impaet Statement Preparation Notice:
Helker, Hastert, Van Horn & Kimura wMums Kohanatkl Resort Community, North Koas, Hawali

Grosvenor {enter T™MK 7-3-09: 3 & 16
733 Bishop Street, Suite 2590
Honolule, W1 9681

‘ ’ Dear Ms. Engelhard:
B Mr. Fee: L. .
e o Thank you for your letter of 16 Aprif 1986 reviewing the Environmental
Thark you for your letter asking for our comments on the £15 Empact Statement Preparation Metice for the Kohanaiki Resort project.
Preparation Notice for Kohanalki Resort. We do aGt receive

the O5GC bulletin and were not, therefore, aware of the need to
respand.

We will be contacting you shortly to discust your concerns about public
recreational facilities and shorefing access in the Morth Xona arca.

We note with approval that self-contained resort/residential
developments have, as a general rule, provided adequate recrea-
tional facilitles fortheir permanent residents and visitors.

Qur concern, of course, |s that our present recreational facliities
in North Kosta are ipadequate, Although we have plans for improving
them, those plans would probabiy take eight to ten years for

deve lopment ,

Sincercly,
HE . STERT, VAN HORN & KIMURA, PLAMNNERS

/2

Thomas A, Fee

Shoveline access is a problem which {s foremost in our minds for Preject Pianner

all new developments. We need to insure that island residents are
able to have rights-of-way to beach areas,

Anchialine ponds, archasological sites, and public access should
be further explored and expanded upon in the E15 report.

Thank you For the opportunity to review your document.

Sincerely,

Patricia fngelhard
Directer

PE:ai
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2% AULPLMNI STREET - MILG HAWA 86720

April 16, 1986

M, Thomas A. Fee

Project Planner

Helber, Hastert, Van Hora & Kimura
2222 Xalakava Avenue, Suite 1507
Honolylu, HI 96815

KONA BEACH DEVELOPMENT VENTURE, L.P.

STATE LAND USE BOUNDARY AMENDMENT {AB6-599)
CONSERVATION TO URBAN

TAX MAP KEY 7-3-09:3 AND 16

Based on the prevailing water situation in the area, water is not available
for the proposed development. Additional source and transmissfon facilities
are required to be comstructed,

H, William Sewake
Manager

QA

EGEIVE
R.".PR 21586 @

e

. ?{/ahﬂr /w{ng_i prrogress. ..

DEPARTMENT OF WATER SUPPLY e COUNTY OF HAWAI

21 April 1986

Mr. H. William Sewake
Manager

Department of Water Supply
County of Hawaii

25 Aupuni Strect

Hilo, Hawaii 95720

Environmental Impact Statement:
Kohanaikl Resori Community, North Kons, Hawail
TMK 7-309: 3 & 16

Diear Mr. Sewoke:

Thank you for your letter of 16 April 1986 in reference to the State Land
Use Boundary Amendment Petition for the proposed Kohanaiki Resort
Community,

A3 you may be aware, we have initiated an application to amend the
Hawaii Couaty. Genera! Plan.  As part of the application process, it is
necessary for us to prepare an EIS for the project. The Accepting Agency
for this EIS is the Hawzii County Planning Department. When formally
accepted by the Planning Department, the EIS is also intended 1o satisly the
requirements of the State Land UJse Commission in subsequent State Land
Use Boundary Amendment procedings. Therelore, your concerns regarding
fack of potable water in the aren will be addressed as part of the EIS
TEVIiEW process.

We and/or our ¢ngineering consultants will be contacting your agency
shortly 1o gain more information on the prevailing water situation in the
North Kona area and to dizcuss alternative means for the provision of
potable water to the proposed devefopment. This information will then be
incorporated into the dralt- EIS which we are now in the process of
preparing.

Sincorely,

H ASTERT, VAN HORN & KIMURA, PLANNEK ,
Themas A. Fee
Project Planner
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DANTE £ CARPENTER
MAYER

April 14, 1986

Mr. Thomas A. Fee, Project Planner

Helber, Hastert, Van Horn & Kimura, Planners
Grosvenor Center, PRI Yower

733 Bishop Street, Suite 2590

Honolulu, Hawaii 96813

Dear Mr. Fge:
Subject: Environmental Hmpact Statement Preparation Notice:

Kobanaiki Resort Community, North Kona, Hawai!
THK:  7-3-08:0% 8 16

No objections to proposed development provided all water requirements
and fire or building codes are met.

fiecause of excessive fire response times from the Kajlua Fire Station to
the project site, [ recommend that sprinkier fire systems be installed
in both commercial and residentia) structures.

Very truly yours,

RANCIS E. SMITH

FERE CHIEF

FES/mo

M&

APR17 1986
T

i,

FRARCIS £ SMiTH
FIRE CHIEF

DON GOLOMA
PEMITY FIRE CHIEF

16 April 1986

Mr, Francis E. Smith

Fire Chief

Hawaii County Fire Department
466 Kinoole Street

Hilo, Hawail 96720

Environmentai Impact Statement Preparation Notice:
Kohanatki Resort Commaeity, North Kona, Hawali
TMK 7-3-09: 3 & 16

Dear Mr. Smith:

Thank you for your lctter of 14 April 1986 reviewing the Environmeneat
Impact Statement Preparation Notice for the Kohanaiki Resort project.

Your commenty regarding the the eacessive response times from the
Kailua ‘Fire Station to the project site and your rccommendations
regarding the installation of sprinkler fite systoms in both commercial
and residential structures have been noted and will be addressed in the
Draft EIS,

Sincerely,

Project Planner
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POLICE DEPARTMENT POLICE DEPARTMENT @
COUNTY OF HAWAN .o;;;

COUNTY OF HAWAH
348 KAPIOLANS STREET

HELO, HAWAL 96720 bt 34: &gﬂi?:x:d:gzﬁgT
UR REFERENCE cn?ég;ﬁ::)‘ﬂ‘c& OUR REFERENCE C?:::;F:::‘;Gf
YOURAEFERENCE N et — WATMES Casvnine
April 23, 14986 March 18, 1986
f.PR 24 1386
Mr. Tnomas A, Fee, Project Planner
Helber, Hastert, VYan Horn & Kimurs mm'mm
Grosvenar Center, PRI Tower mhm T + ALBERT L. LYMAN, PLANNING DIRECTOR
733 Bishop Street, Suite 2590 .
Honolulu, HE 96813 FROM t GUY A, PAUL, CHIEF OF POLICE
SUBJECT: STATE LAND USE BOUNDARY AMENDMENT (AB6-599)
Re: Enviroamental Impact Statement Preparation Notice . KONA BEACH DEVELOPMENT VENTURE, L.P.
Kohanatki Resort Community, North Kona, Hawaii THK: 7-3-08:3 AND 16
Tax Map Key 7-3-99:03 3 1é ’
Tris 1s to acknewledge your letter of April 8, 1986, regarding the This application has been reviewed and from the police
above subject. Captain Henry Silva of the Kona district may he standpoint, we foresee no adverse effect from the
contacted at 324-3147 to discuss our concerns in greater detail. requested land use.
Planning Direprens M0 OUT comments of March 16, 1986, to tne Volime S Erafiie From tnie Gevelnemner the projected
anfiin irgcior. a :
K channelization of the Queen Kaahumanu Highway at itsg
Trank you for allowing us to provide input on this project. intersection with the access road.
GUY A, PAUL

CHIEF OF POLICE Q 2
A

{ e u¥ A. PAUL
'13, k- LIt s HIEF OF POLICE
WAYNE 6. CARVALHO

LEPUTY CHIEF 9fF POLICE GAP/s§
sgzgs cct  Kona Police

co: Laptain Silva
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25 April 1986

Mr. Wayne G. Carvalho
Peputy Chicl of Police
Police Departmant
County of Hawaii

349 Kapialani Strect
Hilo, Hawsii 96720

Draft Environmental Impact Statements
Kahanalki Resert Community,
North Kona, Hawsli
TMK 7-3-09: 3 & 16

Dear Mr. Carvalho:

Thank you for your letter of 23 Aprit 1986 providing comments on the
EISPN for the Kohwnaiki Resort,

At your suggestion, we will be contacting Captain Henry Silva of the Kona
District to discuss the project in greater detail,

Siacerely,

VAN HORN & KIMURA, PLANNERS

ax A Fee
Project Planner
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HAWAN ELECTRIC LIGHT COMPANY, ING. - PO BOX 1027 « HILD, Hi 967211077 &

CusT
H-W/G

June 16, 1986

Helber, Hasteri, Van Horn & Kimura, Planpers

REGEIVE[)

Grosvenor Center, PRI Tower SN 18 1986
733 Bishop Street, Suite 2590
Honolutu, Hawalt 96813 RELREN, HASTERE, VAN HOIN

£ KIIRA PLUMNERS
Attentlon: Mr. Thomas A. Fee

Gentlemen:

Subject: Environmental Impact Statement Preparation Notice:
Kohanatkl Resort Community, Worth XKona, Hawali
TS 1-3-09:03 & 16

We have reviewed the above project and have the following comments regarding
the electrical requirements:

[t appears that {f this development should occur in its entirety, a
substantial load will be added to the HELCD system; however, we do not have
any electrical facilities within the area except for a 69KV transmisston
Hine along Queen Kazhumanu Highway. A transmission line extension,
substation and 12.47KV distribution system will be required to service the
area. Since design and equipment deVivery take longer than a year, the
developer should submit firm plans to HELCE® as soon as possible.

If there are amy questions on this, please £all Melvin Yamaki at 969-0323.

Very truly yours,

Clyde H, Nagata
Sr. Electrical Engineer
Planning fivision

CHNIMSY: ts

¢t Dennis H. Tanigawa

A Hawanan Blectes Industnes Company

30 Fune 1986

Mr. Clyde H. Nagata

Sr. Electrical Engineer

Planning Division

Hawaii Electri Light Company, inc.
P.O. Box 1027

Hito, Hawaii 96721-1027

Draft Environmental Impact Statement;
Kohupalki Resort Community, North Kona, Hawait
TMK 7-3-09:3 & §6
Dear Mr. Nagata:

Thunk you For your letier of 16 June 1986 reviewing the Environmenial
Impact Statemeat Preparation Notice for the Kohanaiki Resort project.

Your comments regarding efectrical transmission and distribation will be
incorporated into the Draft EIS,
Sincercly,

T, VAN HORM & KIMURA, PLANNERS

Thomas A, Fee
Project Plasnner
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bt Hastert, Yen Horn and boimoe s March T, (98&
B osvenor Denter, PET T owe )

735 Fystop Steeet . surte 2590

Honodulu, HI vesl

1 Aprit 1986

Mr. Bil! Graham
F.Q. Box 155
Hawi, Hawaii 96219

Danr %Sirsa:

Powrite with regard ta the proposed Fohdnai i Resort in the
digtrict of Morth Fona. The Caunty wf Hawati has issued an
EIS mrep natice, and | would like to o be a consulted party in
the EIS greparatian.

Kohxaalkl Resort Community, North Koea, Hawal
TMK 7-3-09.03 & 16

My residences is an MNorth Fohala, my phone is §89-39%7, Dear Me. Graham:

Thank you,

We received your letter requesting to be a consulted party in the preparation
of the¢ Kohansiki Resort EIS. .
B
Bilt Graham
F.G. Boux 15%
Hawvii , HI 96719

For your information, we arc forwarding a copy of the complete £S5 Prep
Notice prepared for the Kohanaiki project, You will also receive ® copy of
the Draft EIS when it becomes available. In the meantime, we welcome
Your comments on the propozed development.

Thank you for your intcrest in this project. Please let us know if we can be
of Turther assistance,

Sincerely,

HE L AMASTERT, VAN HORN & KIMURA, PLANNERS

7

Thomas A. Fee
Project Planner

Encl.




3t March 1984

Mr. Reed Flickenger 3t March [986
West Hawaii Today

PO, Box T8Y

Knifua Kona, Howaii 96745 Mr. Gary Okamoto

Witson Okamoto & Associates
1130 So. King Street, Suite 800
Kohanaiki Resor! Comnunity, North Konx, Hawall Hanolulu, Hawaii 96814

TMK 7-3-09:03 & 16

Kobanalki Resort Community, North Kons, Hawkil
Dear Mr., Flickenger: TMK 7-3-09:03 & 18
Per your teiephone request on 28 March, we arc lorwarding a copy of the
£IS Prep Notice prepared for the Kobansiki project. Dear Mr. Okamoto;

Fer your telephone request, we arc forwarding a copy of the EIS Prep

We will also be forwarding copies of the Draft 2ad Final EIS to your . ¢ )
Notice prepared for the Kohanaiki project.

attention as they become available. Thank von for yonr interest in this
project. . .
Thank you for your interest in this project. Please let us know if we can be
Sincerely, of Turther assistance.

HELBE ASTERT, VAN HORN & KIMURA, PLANNERS Sincerely,

Thomas A. Fee
Projct Plapner

HEEB/E“B STERT, YAN HORN & KIMURA, PLANNERS

Thomas A, Fee
Project Flanner
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CHAPTER X1

CONSULTED PARTIES AND THOSE WHO
PARTICIPATED IN THE PREPARATION OF THE FEIS

12.1 CONSULTED PARTIES

The agencies, organizations, and individuals listed below were sent copies of the
DEIS with a request for their comments on the project. Those believed to have
an interest in the project or who requested consulted -party status were mailed a
copy of the report. Written comments from these agencies and responses to these
comments are reproduced on the following pages.

ke indicated agencies or individuals who sent a written response to the DEIS.

AT

indicated agencies or individuals who sent substantive written comments
requiring written response.

Federal Agencies

US. Army-BAFE (Facilities Eng.-USASCH)

*A Federal Aviation Administration
* Mational Park Service

* U.S. Department of the Navy

* U.S. Soil Conservation Service

*a US. Army Corps of Engineers
U.S. Coast Guard

*A U.S. Fish and Wildlife Service
U.S. Geological Survey

State Agencies

High Technology Development Corp.

*a Office of Environmental Quality Control
Department of Agriculture
* Department of Accounting and General Services
* Department of Defense
Department of Education
*A Department of Health
*n Department of Land and Natural Resources
DLNR State Historic Preservation Officer
*n Department of Planning and Economic Development (DPED)

DPED Library
Department of Social Services and Housing
*A Hawaii Housing Authority
*n Department of Transportation
State Archives
State Energy Office
State Land Use Commission

X1I-1



University of Hawaii

*A Environmental Center
Marine Programs
*A Water Resources Research Center

County of Hawaii

¥ Planning Department

*n Department of Parks and Recreation

* o Department of Public Works

Department of Research and Development
Department of Water Supply

University of Hawaii - Hilo Campus Library
Homnorable Russell S. Kokubun-County Council

Non-governmental asencies

Hawaii Electric & Light Co., Inc.
American Lung Association
Office of Hawaitan Affairs

Newspapers

Honolulu Star-Bulletin
Honolulu Advertiser
Hawaii Tribune Herald
West Hawaii Today - Kona

Libraries

U.H. Hamilton Library, Hawn. Collection
Legislative Reference Bureau
State Main Library

Regionals
Kaimuki Regional Library
Kaneohe Regional Library
Peart City Regional Library
Hilo Regional Library
Wailuku Regional Library
Lihue Regional Library

Hawaii
Holualga Library
Katlua-Kona Library
Thelma Parker Memorial Library
Waimea Area Library
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DEPARTMENT OF THE ARMY

U. 8. ARMY ENGINEER DISTRICT, HONOLULU

SUTLRING 230
FT SHAFTER, HAWAIN $6458

1986

July 30,

REFLY TO
ATTENTION QF;

f4G 121988

HELAER, HASILRI, YN HORN
A Yoot

Mr. Albert Lono Lyman
Director, County of Hawaiil
Planning Department

25 Aupuni ‘Street

Hile, Hawaii 96720

Dear Mr. Lyman:

Thapk you for the opportunity to review and comment
on the EIS for Kohana-iki Resort Community. The
foliowing comments are offered: :

4. As stated on page I-~7, a Department of the Army

permit application is needed,

b. The flood hazards have been addressed on page
IV-17 of the report.

Sincerely,

Tl Sy

Chief, Engineering Division

<

[P s o

13 August 1986

Mr, Kisuk Cheung, Chicf

Engincering Divisipn

U.S. Army Engineer District, Honolulu
Department of the Army

Building 230

Fort Shafter, Hawaii 96858

Environmentad impact Statement (EIS)
Kohana-tki Resort Community, North Kona, Hawalil
TMK 7-3-869 3 & 16

Dear Mr. Cheung;
Thank vou for your comments of July 30, 1986 to Mr. Albert Lono Lyman,
Director of the Hawsii County Plasning Department, relative ta the Draft

EIS for the proposed Kohanma-iki Resort Community,

Your comments have been incorporated into the EIS,

Sincerely,

HELBER,H:

-

T

Theomas A, Fee
Praject Planuner

yLE]

/’{‘,J?N HORN & KIMURA, PLANNERS
nd

ce: Hawaii County Planping Department
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ALRPORTS DISTRICY. OFFICE

: BOX 50244
fedural Aviahon HONOLULY, HE 96850-0001
Adminsstration Telephone: (B08)546-7129

July 16, 1886

Mr. Albert Long Lyman, Director
County of Hawaii Planning Department
25 Aupuni Street

Hilg, Hawaii 967Z0

Tear Mr. Lyman;

He have reviewed the Draft Environmental Impact Statement for the Kohana-iki
Resort Community dated July 1986, Our only comment concerns the Preliminary
Mircraft Noise Contour Study condicted by Lordon Bricken & Associates. We
cannot accurately determine the impact due to aircraft noise and request the
backup data be submitted for our review.

He aiso note that the State DOT is currently conducting 2 noise compatibiTity
study and noise contours will be generated shortly which will depict the
current and forcast noise exposure for the surrounding land.

Sincerely,

David & Welhouse
Airport Engineer/Planner

Henry A, Sumida
Adrports District 0ffice Manager

e

6 August 1986 -

Mr, David J, Welhouse, Airport Engineer/Planner

Mr. Harry A, Sumida, Alrports District Qffice Manager
1.5, Department of Transpertation

Federal Aviation Administration

Airports District Office

Box 50244

Honolule, Hawaii 96850-7129

Environmental Impact Statement (EISk
Kohana-iki Resort Commuuity, North Kona, Hawail
TMK 7-3-0%: 3 & 14

Dear Mr. Welthouge:

Thank you lor your comments of Fuly [6, E936 to Mr. Albert Lono Eyman,
Director of the Hawaii County Manning Department, refative to the Draft
EIS for the proposed Kohana-iki Resort Community.

Pursuant to your request for backup data used in the preparation of the
Ajreraft Noise Contour Study presented in the subject EIS, we are
forwarding a copy of the lctter sent to Mr. Owen Mivamoto, Alrports
Administrator, Airports  Division, Hawaii State Department of
Fransportation.

We hope that the cemments provided hercin address the concerns raised in
your ietter.

Sincerely,

HORN & KIMURA, PLANNERS

homas A, Fee
Project Planner

Enciosure

ec: Hawail County Planning Department
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4 August 1986

Mr. Owen Mivamote

Airports Administrator

Airports Bivision

State Department of Transportation
Henolulu International Alrport
Hosoluly, Hawaii 96§19

Eavironmental Impact Statement {EIS}:
Kohana-iki Resort Community, North Kona, Hawali
TMEK 7-3-09: 3 & 16

Pear Mr, Miyamota:

Thank you for your comments of Fuly 15, 1986 ¢o Mr, Albert Lono Lyman,
Directer of the Hawaii County Planning Department, relative to the Draft
EIS for the proposed Kohapa-iki Resort Community,

Pursuant to your request, we have asked our aceoustical consultant, Gordon
Bricken & Associates, to respond to your questions regarding the technical
considerations undertying the noise methodolgy and medel assumptions used
in preparing the Ly, contours iacluded in the Draft EIS. Pleass refer to
the artached letter.  In the Bricken response, reference is made to airport
Runways | and 19, These arc typical runway number assignmeniy refated to
the airport neise model and should be used intcrchsngcab[y with the
Keahole Airpost Runways |7 and 3§ f{ic, Runway | = Runway 35; Runway
19 = Runway 17

We hope that the cemments provided herein address the concerns raised in
your letter.

Sincerely,

HELH

ERT, VAN HORN & KIMURA, PLANNERS

homas A, Fee
Project Planner

Enctosure

e Hawaii County Planning Department

EEETRTS AT, o e e

86/394

@)

GORDON BRICKEN & ASSOCIATES \

CONSULTING ACOUSTICAL and ENERGY ENGINEERS

July 29, 1986

ﬁ@@[sw%
£UG1 1386

HELBER, HASTLRI, van sisgy

MR. THOMAS FEE £ KUIURA PLANNERC

HHVHEX -~ PLANNERS
Grosvenor Center, PRI Towey
733 Bishop Street, Ste. 25%0
Honolulu, Hawaii, 96813

RESPONSE ON REQUEST FOR INPUT DATA,
KEAHOLE NOISE CONTOURS

SUBJECT :

Dear Mr. Fee:

The majority of the data on the contours is listed on
the maps. However, we are happy to repeat it. Keep in mind, all
Operations Data fs hased on material supplied by The Planning

Center's office in 1983, which was obtained from the Ajirport.

The operational assignments are listed in Table 1
{following page}. A runway diagram is attached as Exhibit 1.

Runways 19L and 19R are treated as one, IR and 1L are also treated

a3 one.

Whe model used is & simplified version of the INM program
I wrote some years ago to work in an IBM-PC. The noise data,
the climb curves, and the thrust conditions are from the INM

model. The data is listed in Tables 2, 3, 4, and 5.

!821 East Seventasnth Street, Suite K ®  Sants Ana, Callfornia 82701 & Phone{714) 8350240 /
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TABLE i

QPERATIONAL DATA

TOTAL QPERATIONSE: 74,296 {(non-military)

RUNWAY UTILIZATION:

Runway 19: 30% Departures: 20% Landings

Runway 1 : 20% Departures:

80% Landings

DATA USE:
CASE DEPARTURE LANDIRG
1. a. Jet Commercial 198 = 106%: 1B = 100% 1B = 100%: 198 = 100%
k. Non~-Commercial
and Alr Taxi 188 = 100%: 1B = 100% 18 = 100%: 1%B = 100%
2.  a. Jet Commercial  19A = 100%: 1B = 100% 14 = 100%: 19A = 100%
b. Non-commercial
and Alr Taxi 198 = 100%: 1B ~ la0s 1B = 100%: 19B = 100%
AJRCRAFT TYPE:
OFERATIONS PERCENTAGE
2 Eng. Turbo Fan 20,510 27.56
2 Engine TP
(Air Taxi) 31,473 §2.4
General Aviatien:(l)
I 12,718 17.1
iE 9,564 12.%
TOTAL 74,286 1¢0.0

{1} General Aviation split 57% 1E8: 43% 2R,

DAY /NIGHT:

100% Day: zero % night all aircraft

ety

TABLE 2
CLIMB CURVES

LANDING B Al aircvaft 3° glide mlope: Touchdown
at 100' from end of runway.

TAKE-QFF
DISTANCE ALT!TUDE(Z}

2 Eng. Turbo Fan zaro zZero
4,255 zZErD

4,935 100

14,458 1,560

99,000 19,883

2 Engine T.P. #ero zero
1,600 zero

2,033 100

8,093 1,500

23,000 19,317

2 Engine General
Aviation and 1
Engine General

Aviation . zZeTOo tero
2,600 zero

3,132 100

ip,578 1,500

49,000 12,553

{1} Assume stage length -- zero to 300 miles.

(2) Straight-line segments.

Dy e, s - ey, o

s e e o A 0,080 SRR N
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TABLE 3
NOISE CURVES -- DEPARTURE
TABLE 4
2 T TURBO PROP GENERAL AVIATION V%) NOISE CURVES -~- LANDING
SLANT RANGES N A?GWGIZEJ_Q m TURBO PROP
e alz =2 SLANT RANGES 2ETF 2 ENGINE ey, o
100 125 124 109 108 110
125 123 122 107 106 109 100 118 88 (1
158 121 120 105 104 108 125 118 27
199 120 118 104 102 107 158 s 95
251 118 116 103 100 106 193 113 94
216 117 114 101 98 105 251 il 82
398 115 113 160 97 104 316 110 91
501 114 . 111 39 96 103 338 197 89
630 112 108 97 93 101 301 105 87
794 110 105 96 92 106 630 103 85
1,000 108 102 94 83 98 724 100 83
1,250 105 98 92 86 96 , i';:g 97 81
1,580 103 95 50 83 95 T ! 94 79
1,990 162 94 89 81 93 1,580 91 7
2,510 39 g0 87 78 91 1,990 a8 73
1,160 96 7 as 76 89 2,510 S8 73
3,980 95 85 83 74 87 3,160 82 71
5,010 92 82 82 72 85 3,980 78 68
6,300 30 20 79 69 83 3,010 73 &6
4,840 88 78 78 68 81 6,300 73 64
10,000 86 76 76 66 79 7,340 70 62
10,000 68 59

(1) A/G = Alr-to-Ground
G/G = Ground-to-Ground
{1} Same as ? Engine Turbo Fan (2ETF).

(3] subtract 3 for single engine
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TABLE

]

THRUST ADJUSTMENTS

LANDING DISTANCE
LANDING:
2 Engine Turbo Fan zero
5,000
10,000
2 Engine Turbo Prop
and General Aviation ZErO
10,000
DEPARTURE:
2 Engine Turbo Fan zero
2,600
9,093
2 Engine Turbo Prop
and General Aviation Zeng
19,000

ADJUSTMENT

Zero
8.0
zero

Zero

Zerc

7.5
zere

rzerc

zZexo

The program works just like the INM. ‘The Ldn value
i8 computed to the eguation:

Ldn = SEL + 10 Log W - 48.4

Where W = ND + 10 Nﬂ

By = Number of operations in a day

¥y = Number of operations in a night

The basic operational module is the number of aircraft
operating in a path for the time of day. This number accounts
for path percents, runway ntilization percents, aireraft percents,
and total pperations. The program also computes the slant range.
based on a ground point X feet from reference along path and y
feet to gide from path and altitude. This slant range is used to
look up noise data for the aircraft. The program runs through
all combinations for the ground point and sums tha output for a
total noise level., Points are programmed. The major difference
with INM is that the program accepts fewer aircraft types (i.e,
library storage is limited} and paths, so0 as to be able to work
within the storage constraints of an IBM-PC without hard disk
and to run programs quickly. Xeep in mind, we said, that this
is not an INM run and will be limited. However, we are confident
that the data is expressed correctly.

We hope this information will clarify any questions, and
if we may be of further service, please d¢ not hesitate to contaes
us.

Prepared by:

Gorddn Bricken
Fresident

Fmmb

R T TR e, ey e we
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EXHIBIT 1

TIMREPLY REFEN TO:

Gy

United States Department of the Interior

NATIONAL PARK SERVICE

PACIFIC AREA OFFICE
a00. Ala Moana Blvd., Box 30165
Room 6303
Honolult, Hawait 96850

L7617 {PAAR) -
August 7, 1986

EE@EBV@P

Mr, Albert Lono Lyman, Divecter FUGF 1806
Caunty of Hawaii Planning Dep&rtment

25 Aupuni Street

Hilo, Hawali 96720 Eﬂ?:?&g?%;iéa R

Dear Mr, Lyman:

¥e appreciate the opportunity to comment on the draft environmental
impact statement for the proposed Kobama-lki Resort Community, Herth
Kena. Qur comments are in two categordes: effects of the proposal
upon Raloko-Honokohau Katiopal Historical Park and the adequacy of the

env1ronmeuta! impact statement.

The proposal’s effects on the natfonal historical park, both direct

and- tndirect, will be major and are of serious concern to the National

Park Service. First, it should be made clear that a pertion.of the -
proposal Hes within the Congressionally authorized boundary of Kaloko~
Honokehau National Historical Park. For your information, we are enclosing
& copy of Pubiic Law 95-62% which established the park and a copy of

thie official boundary map cited therein.

Tne strip of coastal land extending up to Wawahiwaa Point was included

in the park to preserve the natural and scenic qualities of the entire
Honokohau Bay shoreline and to protect the {mportant Hawailan archeolegical
sttes and features found there, The propesal calls for-blasting through
the lava rock here to create what appears to be a more than i00-foot

wide channel enirance for the marina development. This aciion would
destroy a major archeslogical site {Figure 15, page 1¥-27) and alter

the natural and scenic qualities of this portion of Honokohau Hay.

Ansther major effect would be the siting of the proposed boat launching
ramp and 190 units of support housing on lands fmmediately adjacent

to. the national historical park., The propesal makes ne altempt to buffer
the area next to the park with open space. HNoreever, the propesal ignores
recommendations made by one of the consultants to use a fence, a wide

{at least 200 feet) undevelaped buffer zone, amd plant nearby screening

to protect Katoke Pond from unwanted pedestrian traffic (see page D-8}.
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The proposal's plan to utilize trested sewage affluent to frrigate the

9ol course has the potential for adversely affecting Kaloke Pond since

the existing drainage pattern {Flgure 2, page F-4) of surfsce and subsurface
flow {5 in the direction of the pond. It 15 unclear how the proposal’s
mod1fied dratnage would fntarcept and dispose of this fiow.

¥aloke Pond provides important habitat for waterbirds -- including the
Hawzifan stilt, Hawaiian coot, and the Hawaitan duck, all officially
listed as endangered species and protected under Federal Jaw - and

1s & site of unparalleled importance to Hawatlan culture. The presence
of the pond was a principle reason for the establishment of the national
historical park.

The following comments are related to the adequacy eof the environmental
fmpact statement,

- In light of the above comments, we disagree with the statement
made on page I1I-8 that the proposal conforms to the Hawatt State
Plan 1n that it "respects the social and natural environment in
which 1t is placed.”

The fourth paragraph on page V-6 incorrectly describes the boundary
of Kaloko-Honckohay Mational Historfical Park by not includng the
coastal strip up to Wawahiwaa Point {refar to enclosed map for
correct boundary description),

~ Tha second sentence of the second full paragraph on page 1V-26
18 Incorrect. The archeclogical survey carried out in conjunction
with the project was not an intensive survey of the entire project
area. [t was a reconnaissance survey where only 40 percent of
the area was fntensely surveyed (see page B-8) and the remaining
60 percent surveyed in “swoaps with 90-i50 feet between team members”®
(see page B-9). Until an intensive survey of the entire area has
been completed, it cannot be assumed that the 105 recorded sites
"represent all the sites on the property.*

In sum, we beliave that the proposal makes no attempt to mitigate the
effects tts implementation would have on Kaloko-Honokohay National Historical
Park, its nearest neighbor. The Natiomal Park Service cannot support
the proposal in 1ts present forw.
Sincerely yours,

5/ BIYAN HARRY

Bryan Harry
Birector, Pacific Area

Enclosures

e {wfencls)
Mr, Thomas A. Fee

E3 August 1935

Mr. Bryan Harry, Director, Pacific Area
Pacific Area Office

National Park Servies

U. 5. Department of the Interior

Box 50165 :

Honolulu, Hawaii 96850

. Environmental Impact Statement (EISY:
Kohana-iki Resort Community, North Kona, Hawail
TMK 7-3-09:3 & 16

Dear Mr, Harry:

Thank you for your comments of August ¥, 1986 to Mr. Albert Lono Lyman,
Director of the Hawaii County Planaing Department, relative to the Draft
EIS for the proposed Kohana-iki Resort Community. Qur responses appear
below in the erder presented in vour letter,

Comment: The proposal's elfects on the national historic park, beth direct
and indizect, will be major and are of serious concern to the Mational Park
Service.

Response: Ag noted on page IV-§ of the EIS, the National Park Service is in
the process of negotiating fer the purchase of approximately 615 acres of
privately owned lands which are situated adjacent to the southern makai
beundary of the Kohana-iki site, Negotiations with the private landowners
have been underway for some time although no binding agreements have
been made and the private fand cwners are in no way obligated to negotiate
with the NPS. The major obstacie thwarting aguisition appears to concern
the market value of the private landholdings. Congress had originally
alfocated approximately $25 million for aguisition {1978} but this was Tound
to be far less than the market valug of the land,

The point being made here is twofold: 1} aithough negotintions are on-going,
a national historic park does not cuarrently exist at the Kaloko-Honokohau
site; and, 2} there is ne reasanablic certainty that it will ever exist at the
Kaloko-Hanokohau site in tight of rising land values in the West Hawaii
area and the worseaing state of the federal budger deficits and related
seareity of fusds for park aquisition or of comparably valued surplus
federal property for a tand exchange.

Notwithstanding the above, the applicant recognizes the historie and
cultural significance of the Kaloko-Honokohau area and is supportive of
efforts by the NPS to acguire the arca for a national park. The apglicant
feels that the resert and the park can become compatible land uses
providing 2 spirit of mutuat cooperation betwecn interested partics prevails,
Mitigation measures propesed in the EIS and discussed in this lotter will

I e -
re—— [ —— . o e : 5
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Mr. Bryan Harry
b3 August 1986
Page 2

mintmize divect and indircct impacts of the proposed Kohana-iki Resort on
the proposed park area.

Comment: A portion of the proposat ties within the Congressionally
authorized boundary of Kaloke-Honokohau Natiensl Historic Park,

Respanse:  Cur understandiag, through discussions with Mr, Gary Barbano
of your staff, and a review of the DEIS prepared for the proposed Kaloko-
Honokohau National Cultural Park (1974), is whether an area lies within a
cangressionatly authorized park boundary has no bearing ‘on the ultimate
disposition of the parcel--unless and untif the parcel is -aquired by the
MNational Park Service. (Sec for cxample the discussion of the impacts of
the proposed park within the aforementioned DEIS on adjacent landowners
where the statement is made "There wosld be no economic joss to owners of
surrcunding lands”. 2 Page 69). The applicant is not aware of any inguiries
by the NPS to acquire this coastat area, Thus, the fact that a coastal strip
{approximately 200 fect wide with the infand boundary of the strip labeled
"State Conservation Zone Beundary® - see enclosed map) running from the
southern makai corner of the Kohana-iki site to Wawahiwaa Point lies
"within the congressionaily auwthorized boundary of the Kaloke-Honokohau
Natioral Historic Park” is moot 5o long as no purchase is consummated.

Furthermore, we believe the inland representation of this boundary is in
error. En the description of the park boundariss faund v the Park DEIS, it
s moted that the inland boundary of  the coastal strip cxtending into the
Kohana-iki site runs along "the State's coastal ownership line and follows
this line to Wawahiwaa Poiat* (Page 1}, Our understanding is that the
State’s ownership line s represented by "the high wash of the waves", the
limu ling, or the vegetation line and can only be determined in conjunction
with a State certified shoreline survey, Thus to conclude that this kine runs
considerably inland (200 Fect) is at feast premature and probably in error,
Notwithstanding this conciusion, no devolopment has been propased within
the coastal sciback area with the exception of the marina entrance.

Comment: The preposal calls for blasting through the lava rock..to create
what appears to be a more than 166-foot wide chanpe! entrance for the
marina development. This action would destroy & major archneaiogical site
(Figure I3, page IV-27) and alter the natural and scenic qualities of this
portion of Honokohau Bay.

Response:  The environmental impacts associated with the construction of
the marina will be fully disclosed in the forthcoming application process
nccessary to secure a Corps Permit Altheugh prefimisary cngineering,
market feasibility and environmental impact analyses were discussed in the
DEIS, it was noted that these were meant to be general in scope and not
meant 10 substitute for the more detailed studies 1o be prepared in
conjunction with the Corps Permit apphication. The exact focation and
dimensions of the marina basin as well as the width and tecation of ‘the
entrance channel arc all subject to modification during the forthcoming
detailed engineering analysis phase. It is therefore premature to discuss the
impacts af the marina dovelopment on site-specific features such as the two

Mr. Bryan Harry
15 August 1936
Page 3

anchizline ponds and the major archaclogical site you have referenced. Any
action which might directly impact these resources would require County,
State and federal approvals.

It should be noted that Honokehau Bay is a very active boating area aiready
and is used frequentiy by boats entering and leaving the State Smalt Boat
Harbor at Honokohau as well as by the many skin and scuba diving charter
toats which dive on the reefs within Honokehau Bay.

it shouid also be noted that the "congressionally authorized baundary” of the
proposed national park cxtends along a coastal strip in the southern
direction, much as it does to the north.  Morcover, the sntrance to the
Honokohau Smalt Boat Harbor already penctrates this strip, much like the
entrance being proposed for the Kohana-iki marina. Since this condition
already exists to the south, we do not feel that a simitar situation to the
aorth would create any different impacts to the park thas that which
presently exists with the small boat harbor.

Comment: Another major effect would be the siting of the proposed boat
faunching ramp and 150 units of support housing on iands immediately
adjacent to the national historic park. The proposal makes no attempt to
buffer the area next to the park with open space, Maorcover, the praposal
ignares recommendations made by one of the consultants to use 2 fence, a
wide {at least 200 feet) undeveloped buffer zone, and plant nearby
screening ta protect Kaloke Pond from unwanted pedestrian traffic,

Response: The DEIS recognized the potential impact of the development on
avifaunal ecosystems, both in around the anchialine pond arcas and on the
neighboring Kaloko and Aimakapa Ponds. On page 1V-22 it is stated that
"Related potential impacts to the neighboring Kaloko and Aimakapa Ponds
will be mitigated .. by reducing casual access 1o the adjacent parcels by the
use of landscaped sereening and, where approprizte, fences,”

Notwithstanding the above, it should be noted that a fundamentat ebjective
in parktand acquisition” should be that sufficient lands are acquired to
provide an adequate buffering from adjacent development, It is assumed
that the NPS took this into account when i estadblished the Boundaries of
the proposed park site as shown on vour map. On page § of the Kaloko-
Honokohaw DEIS the statement is made "For adequate control of en-site
tesources, suflicient acreage will be acquired by the NP3 to provide
protective zones within the Park” Again, the NPS has made no attempt G
contact the Kohana-iki landowner for the purposes of acquiring additional
buffer areas,

Comment: The propesal's plan to utilize treated sewage ef fluent to irrigate
the goll course has the potential For adversely affecting Kaleko Pond since
the existing drainage pattera {Figure 2, page F-4) of surface and subsurface
ftow is in the direction of the poad. 1t is uncicar how the proposal's
modified drainage would intereept and disposc of this flow,
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Mr. frvan Harry
15 August 1986
Page 4

Response: It is aot anticipated that the golf course would be irrigated
during times of heavy ruinfail, and thes, the vasy majority of the treated
efflucnt will be absorbed into the root systems, with any excess secping into
the substrata. The planning standard used for golf course irrigation was
4,000 gzllons per acre per day. This apgroximates to approximately 0.5
inches of water per day over the irrigated areas. The average daily
cvaporation rate at the Kohana-iki site is approximately 0.2 inches per day—
leaving no excess for surface runolf or subsurface seepage,

Mevertheless, a major consideration in the design of the drainage plan was
the potential impact of the development on the Kaloks Pond. At the
presenat time it is estimated that a design peak flow of 2,804 cubic feet per
second {CFS) are predicted to drain into the pond in the design-year storm,
The preposed drainage plan, in pari, provides for 2 retention pond (Page F-
5) focated wirthin the goif course which will collect project-related storm
reaclf and aliow it to infiltrate into the ground.  The retention pond
"should be sized to contain the 681,000 cubic feqt expected from the t0-year,
6-four rainfall. The runoff could be stored in a pond with o sorface area
of 260 acres and an average depth of 6 Ffeet™ {(Appendix F-5). The
construction of the retention pond is predicted to reduce the potential peak
flow iato the Kaloko Pond by approximatety 100 CFS,

Comment: We disagree with the statement made on page Hi-B that the
peoposal conforms to the Hawaii State Plap in that it “respects the social
and natural eaviconment in which it is placed.”

Response:  The discussion in the DEIS {ollewing the above quote is
repriated here. "The Kohana-iki Resort has been planned as a Hawaiian
resort that respects the social and natural environment in which it is placed.
To the cxtent possible, visitors to the resort will be exposed to Hawaiian
culture and traditien through itterpretive exhibits and displays. Al
significant sites of cultural importance will be preserved and, where
appropriate, interpreted for the public and resort guests® {Page 111-8).

Comment: The fourth paragraph on page EV-6 incorrectly describes the
boundary of Kaloko-Honokohau Mational Historic Park by not inctuding the
coastal strip up to Wawahiwaa Point.

Response:  Your correction is noted and wifl be incorporated into the
revised EIS.

Comment: The second sentence of the second full paragraph on page IV-26
is incorreet, The archacological survey carried out in conjunction with the
project was not an intensive survey of the entire projeet area.. Until an
intensive sarvey of the entire arca has been completed, it cannot be assumed
that the 103 recorded sites "represent all the sites on the property,”

Response: A full archaeologicat recornalssance survey has becn conducted
of the project area. H is the asscssment of both the State Historic Sites
Oftfice and the Hawaii County Planning Depariment that the servey located
all historic sites. Should any additional sites be discovered during the

Mr, Bryan Harry
15 August 1986
Page §

construction phase, coastruction activities will ceass and the State Historic
Preservation Officer will be notified of the find immediately. No f{urther
work will be conducted until appropriate mitigation measures are identified.
We hope that the commeats provided herein address the concerns raised. in
your letter, ’

Sipcerely,

HELBER,-HASTERT, VAN HORN & KIMURA, PLANNERS
. _"‘/ /}/22
. -7

/,,» e
Thomas A, Fee
Project Planner

ce: Hawaii County Planning Depirtment
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Mr. Albert Lono Lyman, Director
County of Hawaii Planping Depariment

25 Appuni Street -
lilo, Hawaii 96720

Dear Mr. Lvman:

FNVIRCNMENTAL TMPACT STATEMENT
KOHANA-TKT RESORT COMMUNITY

The EI§ for the Kohana-iki Resort Community has been reviewed and we

have no comments to offer. Since we have no further use for the EIS, the

EIS is being returned to the Office of Envirornmental Quality Control, by
copy of this letter.
Thark vou for the opportunity to review the EIS.
Sincerely,

HENRY ) RINNERT
Tao G 44 5. Nawy

; neer
B otion of the Commander

Enclosure

Copy to:
Mr. thomas A Fee

Grosvenor (epter, PRI Tower

" Helber, Hastert, Van Horn § Kimura RE@EHVE{D

733 Bishop Street, Sulte 2590

Homolulu, Hawaii 96813 JUL 151986

Office of Favirommental Quality Control HELBER, RASIERT, YAN HORN
£ KINRIRA PLANNERS.
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UNITED STATES SO1L B. O. BOX 50004
REPARTMENT OF CONSERVATION HONOLULY, HAWALE
AGRICULTURE SHERVICH 96850

August 6, 1986

Mr. Albert Lono Lyman
Director, Plamning Department
County of #Hawaii

25 Rupuni Street

Hilo, HI 96720

Dear Mr. Lyman:
Subject: Oraft EIY for Kohana-tki Resort Community, Worth Kona, Hawail

We reviewed the subject environmental impact statement and have no comments to
make.,

Thank you for the cpportunity to review the document .

Sincerely,

L B [AVANPRR

RICHARD N, DUNCAN
State Conservationist

cer

~ Hr. Themas A. Fee

Helber, Hastert, Van Horn & Kimura
Grosvendr Center, PRI Tower

733 Bishop Street, Sutte 2590
Honolulw, HI 96813

REGEIVE[)

£48 7 1986

HELBER, KASTERT, AN HORY
& KINIRA PLANERS

i,

United States Department of the Interior

FISH AND WILDLIFE SERVICE
3100 ALA MOANA BOULEVAAD
0. 80X ST16T
HOMOLGLAY, HARAT 56853 AUG

t MERLY ALFER FOT

1 1985

REGEIVE(

Mr. Albert Lono Lyman, Birector fia < 1986
County of Hawaii Planning Bepartment
HELBER, HASTERT, ¥AN .iug .

23 Aupuni Street
£ KRYTA Pianwse-

Hilo, Hawaii 96720
Re: Draft Environmental Impact Statement {BEIS} for the

Dear Mr. Lymen:

On April 22, 1986, representatives of the Service wet with Mr,
Mark Hastert and Mr. Thomas Fee of Helber, Hastert, Van Horp &
Kimura to discuss the protection of marine and anchialine
habitats at Kohanaiki. CGCenerally, the Service isa concerned with
the potential loss of anchialine ponds and pond biota,
degrodation of toastal and pond water quality, loes of pative
waterbird and migratory waterfowl habitat, and serious reduction
of nearshore fTishery resources due to unrestricted public access.

We have completed cur review of the DEIS, and find that many of
our concerns have not been alleviated. We offer the following
additional commente for your consideration.

We believe that the DEIS lacks sufficient information asbout the
probable environmental impscts of the proposed resort. The
specific issues presented helow should he resolved and fully
discussed in the Final KIS to provide a balanced snalysis as a
basis for deciding upon future lsnd and water uses at EKohanailti.

The growing number of natural history observations being
gethered on anchialine ponds of West Hawaii in recent years ja
limited to species lists and basic physicechemical data, This
dates dces not enhance our knowledge of pond ecosystem structure
and function. Without this understanding, we cannot determine
the ecological effects of the magsive alteraticns to drainage
patterns, groundwater quality and discharge, and riparian
vegetation that accompany resort development arcund pomnd
complexes,

CONSERVE
AMERICAS
ENERGY

Save Encrgy and You Serve Ametical

RNy
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The implementation of a pond management plan at Waikoloa is, of
itself, no guarantee that the ponds will remain pristine in
perpetuity. We anticipate, however, that it will provide
detailed insights into the more subtle impactis of these
activities on the integrity of the pond ecosystems over the
course of seversl years. Therefore, the decision to allow
construction of the Kohenaiki Resort must be temperaed with the
understanding that this BEIS does not present the necessary
information upon which an adequate impact ssgesament can be nade.

Without this informstion, the Service ig at = dispdvantage for
evaluating the long-term inmpacts of this and other development
projects. Because of this, we must make & more conservative
estimate of effect. Acquiring the necessary dats is feaasible

at acceptable costs with existing scientific nethods; however, it
cennot be obtained prior to the decigion date for the proposed
action. In August 1985, the Service requested that six species
of anchialine animals be listed as Category 2 endangered species
(species which sre likely candidates for Federal protection as
endangered species, but for which insufficient biological
information exists to warrant further sction). In June 1986, we
submitted an internal research proposal to conduct atatus surveys
of these and three newly discovered anchialine pond species.

The cost of the survey was estimated to be $130,000 over = two
year peried, The proposal is currently uwnder review, therefore,
it is premature to estimate when it might be conducted,.

1. Page 1~3: 1.4.3. The summary of impactim on the pearshore

marine environment should also identify (a}, the probasble inaidious

reduction of mearshore fTishery resourcesa which will accompany
enhanced and unrestricted public access to the shoreline; and
{b), the direct and secondary impacta of besch construction,
fills, revetments, groins or other shoreline modifications which

will ultimately be proposed as an integral part of the plapned
resort,

2. Page I-3; 1.4.8., If it is the intent of the developer to
protect anchialine ponds from destruction {(as stated in numerocus
sections of the PEIS), then we suggest that this be stated
clearly in the Introduction and Summary. The statement that
"Other potentinl impacts to the pond resource include ... direct
physical intrusion inte the pond areas® does not imply such a
level of protection.

o, [T s

3. Page 1-4; 1.5, This section should note that the
implementation of an anchialine pond management plan is, by
itself, no guarsntee that the ponds will be protected from
degradation. The efficacy of the pond mensgement methods being
employved at the Hyatt Regency Waikolos cannot bhe determined for
several years; therefore, the Service capnot copsider a
management plan alone as sufficient mitigation for the loss or
degradation of anchialine ponds.

igbricata). This species is known infrequently from waters aloang
the Kona coast of Haweii. It should also be included wgercver
the two other endangered marine animals sare referenced in the
EI8. Specific information regarding its biology should be
obtained from the National Marine Fisheries Service, Western
Pacific Program Office in Honolulu,

6. Page 1V-12; 4.2.9.2. The probable destruction of one and

possibly twe large anchialine ponds as a consequence ?f marina
construction should be identified and discussed in this section.

&. Page 1¥-13; 4.2.9.2. The Service believes ?hat the @iscussion
of resort-related impacts to the nearshore env1ronmentixn
gerionsly insdequate. Presently, there ig only one_w?lte sand
beach within the project area (Pine Trees). We anticipate that
the developer will propose additional beach construction and/or
improvements requiring Federal permit once Stete snd County
approvals Tor resért construction have been granted. These
sctions, undoubtedly considered integral to resort success,

_____________ We also suggest
EE;E—Eh;*dggigzggﬁmo?nnearshore fishery resources by increa?eé
public access be more fully evaluated in tae BIS. Thg Service
recommends that & long~term, quantifative study of thxg process
by independent, qualified fisheries acientists be required as
partial mitigation.

7. Page IV-22; 4.1.14.2, What is meant by the statement that,
"s related potential impact could be felt by the gearby Raloko
and 'Aimakeps Fishponds?® 'Aimakspa Pond is co?sxdared to be the
premier waterbird and waterfowl habitat on the island of Hawaii.
It ig identified as essential habitat for the endangere? Hawalian
atilt, coot and kolos by the Fish and Wildlife Serv;c? in the
Hawaiian Waterbirds Recovery Plan (September 1985 revision).

B. Page IV-22; 4,1.15, The Service is concerned ?ha?_t@e
biological survey of the Kohanaiki Ponds was not 1n§en$1ve epough
to adegquately describe the anchisline biota of the area or to

assess the fmpacts of this project uwpon it (reference is made to

Appendix E.) In fact, it appears that nc comprehensive
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bistogical surveys of the ponds were conducted specifically for 1t is currest Service policy that any loss or degradation of

the proposed action at Kohanaiki. The anelysis of impacts in the these important national rescurces is unacceptable. We cannot be
DEIS is based entirely upon a previous survey (01 Consultants anything but coacerned about the a?caieratxng loss and L
1985). The principal purpose of the 0 Consultantsz 1985 survey degradation of West Hawali anchialine pundsg t@erefure. 1tlxa our
was to identify the number of ponds containing exotic species and goal to insure that no loss of natural anch1§kxne pond habitats
to estimate the number of ponds which rewain in a relatively occurs. If pecessary, we will recommend denial ?f Buy_CounFy.
natural atate. Thia study did not involve samppling of the ponds State or Federal permit that allows the destructive alteration of
at night, sor did it involve intensive sampling of the Kohanaiki these ponds.

FPonds. It is known that many anchialine crustaces will enter .

ponds freom hypogeal waters at night, even in ponds that have We appreciete this opportunity of comment.

exotic, predatory fishes. 1t is therafore posaible that the

Kohanaiki ponds contaip a greater diversity of organisms than i
reported in the 1988 report. The Service recommends that Sincerely,
comprehensive research be conducted into the anchialine pond

habitats and biots at Kohanaiki, and that the results of these &I ! Aé,éyf”—-—ﬁM—M
surveys be eveluated in the Final EIS.

Brnest Kesaka
9. Page 1¥-23; 4.1,15.2, This section itemizes a few of the Project Leader i
probable effects of resort development on the ponds, but fails to Envirenmental Services
relate these effects to hiological comsequences (i.e. will these

factors ultimntely degrade or desiroy the unique anchialine biots

55

at Eobanaiki, snd what is the curmtlative impact of this loss in ec: KRB, FWS, Portland, OR (ARB~HR/ARD-SE)
light of other/future BEona coast developments?) We recommend EFA, San Francisco

that this section be expanded to include an analysis of these POPCO-0, ¥Ft, Shafter

impacts upon anchisline biota. The following potential impacts NMFS-WPPO, Honolulu

should alsc be evaluated in the EIS: potential changea in BAR, Honoluln

groundwater salinity and discharge due to maukn water well BOFAW, Henolulu

development and marinm construction; riparisn lesdscaping and V/DENR',50n01“1u

grading; increased public accesa. Agnin, what is being implied HEVH&K, Honolulu

by the statement that other impacts inelude "...direct physical
intrusion into the pond areas?®

10. Page IV¥-25; 4.1.15.3, The Final EIS must fully disclose all
significant environmental impacts and mitigation measures
associated with the proposed project. We therefare recommend in
the strongest terms that all details of the proposed anchialine
poend maragement plan, pond buffer areas, grading and drainage
plans be finnlized in consultation with this office and the 4.5,
Arpy Engineer District, Honolulu, prior to publigatien of the

Final E1S. A complete text of the plans and management proposals
for the ponds should be included as an essential part of the
Final EKIS.

We encourage the developer to avoid the destruction of anchinline
pends. In accordance with the Service’s National Mitigation
Policy (46 FR 7644~7663), we have classified the Kohanathi
anchialine ponds as Resource Category 1; they are of high habitat
value to their indigenovus aquatic biota and are scarce on both a
national snd ecoregion basis. Ay stated in the DEIS, the
Kohanmaiki ponds provide feeding and loafing habitat for native
waterbirds, migratory shorebirds and waterfowl,

o — ey ey
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15 August 1986

Mr. Ernest Kosaka

Project Leader, Environmental Services
Fish and Widtile Service

U5 Department of the Interior

P.0. Box 30167

Honoltulu, Hawzaii 96850

Environmental Impact Statement {E18)
Kohzna-iki Resart Community, North Kona, Hawali
TMK T7-3-0% 3 & i6

Dear Mr. Kosaka:

Thank you for your comments of August £, 1986 to Mr. Albert Lono Lyman,
Dircctor of the Hawail County Planning Department, relative to the Draft
EIS for the proposed Kohana-iki Resort Community, Qur TESPONSEs are as
follows;

General Comment: Concern is expressed over what is meant by the

statement “_direct physical Intrusion into the pond areas” ({DEIS Page 1-3;
1.4.6).

Response: This concern, rajsed in comments {2} and (9}, needs to be
clarified.  The statement was made in reference to intrusion into pond
arcag--dry fand areas adjacent the physical bodies of water typicalt
referred 1o as "ponds.” Mo ohysical intrusion. into the individual ponds is
being nrovosed. The exact nature of intrusions into the areas adjacent to
the ponds would include limited physical improvements such as footpaths,
interpretive exhibits, iandscaping, trash receptacles, and other tow intensity
land uses. The types of permissibie uses will be determined in consultation
with the Fish and Wildlife Service as well as other agencies within the

context of an anchialine pond management plan (discussed in greater detail
below),

Comments {1), {d) and (6 The summary of impacts on the ncarshore
marine environment should also identify  (a), the probabic insidious
reduction of nearshore fishery eesources...; and (b), the direct and secondary
impacts of beach constructjon which will witimately be propased as an
intcgral part of the planned resort.

Response: We have asked our nearshore maring environment consuitant, Dy,
Steven Doliar, to respond to these particulsr comments.  Mis rESpONse s
attached in the following letter {Attachment A),

Comments (23, (3, (5), { - (¥r We have asked our anchialine pond
consultant, Dr. David Zeimans, to respond o your comments concerning the
anchialine pord resource. His response is attached in the following letter
(Attachment B).

Mr. Ernest Kosaka
{5 August $1986
Page 2

Comment (10): The FEIS should include a final and detaited pond
management plap prepared in consultation with the U.S. Army Corps of
Enginecrs and the U5, Fishi and Wildlife Service

Respanse: The applicant has stated- that (1} The anchisline ponds are an
important asset to the propoged resoet project; and, {2Y Mo structures or
construction activities are planned which would result in - the filling or
grading of any of the ponds in the area {with the possible exception of the
two small ponds located in the vicinity of the proposed marina basin. The
disposition of these two ponds will be determined pending the completion of
the detailed engineering and environmental analyses pirepared pursuant to
an Army {Corps permit application for marina construction.) The applicant
recognizes the importance of preparing a pond management plan to provide
for ongoing mapagement of the pond.areas in perpetuity,

Notwithstunding the above, the formulation of 2 detailed and approved
pord management pian for inclusion in the Fiaal EIS s premature at this
stage in the development process; The applicant doés not feel it desireable
or appropriate to merely copy a minagement plan prepared for a differcnt
project in a different tocation (For inctusion in the Final EIS). Kohana-iki
is a unique place and as such will Tequire a uaique plan.  included instead
and attached as Attachement C to this letter, is & short report outliniag
guidelines for the preparation of the Kohana-iki anchialine pond
manigement plan. These guidelines provide a frameweork, or starting point
for the management plan by identiflving objectives, resporsibifities and
consulted parties in the plan formuiation process. As requesied by the Stase
Department of Planning -and Economic Bevelopment (DPED), we have
cxpanded the list of consulted parties te include not only the Corps of
Engincers and your agency, but also BPED, State Department of Land and
Natural Resources, and the Hawaii County Planning Department, Owver the
coming meonths, input from these agencies will be sought with the objective
of submitting a comprehensive management plan s part of the Special
Management Area Permit process administered by the Hawaij County
Planning Department.

We hope that the comments provided herein address the concerns raised in
your letter.

Sincerely,

HELBER, HASTE HORN & KIMURA, PLANNERS

-
Thomas A, Fee
Froject Planner

Enclosures

cc: Hawaii County Planning Department

Jre— P sy SRR FETrTN oy
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Attachment A

STEVEN DOLLAR

Mecine Fesaarch Consulcans

1720-A Paula Dr.
Honolulu, HI 96816
August 9, 1986

¥r. Thomas Fee

Helbar, Hastert, Vaam Horn & Kimura
733 Bishop St.

Suire 2590

Honelulu, HI 96813

Dear Mr. Fee:

This letter is in response to your request that I
address the comments of the United States Department of the
Interior, Figh snd Wildlife Service regarding the Draft
Environmental Impact Statement {DEIS) for the Kohana-iki
Resort Development. These comments sre presented im a
letter from Mr. Ermest Komsaka to Mr. Albert Lono Lyman,
Director of the County of Hawaii Planning Department, dated
Auguat 1, 1986. Becsuse I have recently viasited the site,
1 feel justified to addreas the specific comments relating
to the nesrshore marine environment.

Specific comments 1 and 6 refer to the potential for
reduction in nearshore fishery resources owing to the
development., At the present time, the Kohana-iki site
cannot be ¢considered a remote, ot pristine area in terms of
nearshore fishing. Entry to the area via the access road
for the Natural Energy Laboratory of Hawaii (NELH) and
shoreline rosd is possible for amy type of automobile (i.a.
it does not require &4-wheel drive). As 8 resulc,
recrestional shoreline fighing 1s presently possible for
suyone wishing to engage in sueh activity, and on any
weekend recreational fishing 18 a very common occurrence.
Convergations with numercus fisherman at the site, using
book and line, and bow and arrow techniques, revealed that
catehen are small, both in number and gize of fish, and
congiet of common nearshore reef fishes. Spearfishing also
oceurs, but 18 limited by the ruggedness of the shoreline,
ceusing entry and exit to be dif%icult. None of the fishes
caught can be considered rare or unique species, or specles
that represent any type of significant commercial resource.

EGEI
ﬁ rugt

HELBER, A R, ¥ad nais
& KINIRA PLANAERe
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PAGE 2

Construction of the proposed development may actually
reduce the intemsity of shoreline fishing. Most of the
fishermen are local residents that choose the Kohana-1ki
site a8 a location for recreational fishing becsuse of the
natural, undeveloped nature of the cosstline. Should the
development proceed, this aspect of the ares would
obviocusly be eliminated, Incressed fishing pressure from
tourists staying et the hotel or condominiume can also be
projected as minor.

Inspection of the reef f£ish populations offshore of the
Kohans-iki site revealed that there may be sowe alteration
to community structure owing teo the sctivities of aquarium
fish collectors. This industry has been active inm West
Havaii for many years, s&nd the close proximity of the Pine
Trees site to Honokohau Harber has made the Kohapa-iki site
&8 prime collecting area. It {8 possible that a noted
paucity of small butterfly fishes {Family Chaetodontidae)
is a result of the selective harvesting tecbniques of
aquarfum fish collectors. However, this sctivity is
conducted sclely by bosat, zather than by shoreline access,
and would probebly not be saffected whatsoever by
development.

The implementation of & long-term survey, 88 suggested
by the Fish and Wildlife Service, designed to identify
changes in fish population structure mzy be useful in
guantifying the processes described above. If such a
program is requirved, care should be tsken to employ methods
that can accurately differentiate between natursl and man-
induced changes in community parameters. For instance,
inspection of the nearshore marine environments off Kohana-
iki revealed considerable damage to coral communities in
all exposed aresas vesulting from a severe winter storm in
February, 1986. Such massive alteration of habitar could
very likely influence fish community structure to & much
greater extent than any degree of change in fishing
pressure.

Comments 1 and é also refer to direct and secondary
impacts to the nearshore marine envivonment from beach
construction, fills, revetments, groins or other shoreline
modifications which will uitimately be proposed as an
integral part of the plaoned resort. Becsuse such
construction activities have not yet been planned, it is
not pessible to address specific potentisl impacts. In
genersl, however, the lack of beaches suitable for swimming
#nd wading is a characteristic of much of the coast of West
Hawaii. It appears thst the exposed nature of the
shoreline at Kohana-1iki constitutes an area where beach
modification may not be practical. Presently, slmost all
of the land-ses interface ipn composed of rugged basaltic

ey ey Py AR s, RrarEnd
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structures {either sea-cliffs or boulder beaches). If this
material is excavated for the purpose of constructing safe
swimming beaches, it sppears that exposure to wave stresd
may cauge rapid removal of imported sand.

However, 1f such an activity ias deemed feanible, it is
not likely that constructfion activities would cause
serious, or even mnoticeable, effects to the msarine
environment. A time-series susvey conducted during beach
copstruction at a site north of Kohana-iki (Makalws Bay at
Mauns Lani Resort) revealed that inicial beach excevation
and grading, accomplished by heavy equipment, resulted in
temporary turbid plumes of suspended sediment near the
beach site. These plumes dissipated in less than 24 hours,
and surveys of the reef bicta indicated that the Incressed
sediment loading had no adverpe affects om community
structure. Hawalisn coral rveef communities are "pre-
adapted" to a moderate degree of pediment streas, and the
temporary increase resulting from beach construction was
not sufficient to overload the normal physiclogical
responses of the biota. Because the nesrshore region at
Kohana-ikf is a much hersher envivonment than Makaiwa Bay,
owing to direct exposure of wave stress, community
structure {s significantly impoverished at the fdrmer site
compared to the latter. Thus, it could be éxpected that
adverse effects to the marine communities off Kohana-iki
ariging from shoreline comstruction would be inaignificant.
Likewlse, cleaning of the one pre-existing white sand besch
st the development site does not appear to be a process
that could potentially alter the neatshore enviromment.

1f, however, such shoreline modification activities are
planned in the future for Kchana-iki, it is recommended
that a time-series survey prograi be inatituted to monitor
potential effects to the marine environment.

Commernt & refers to the inclusion of the bawksbill
turtle {Eretmochelys imbricata) to references of threatened
or endangered specles. Mr. George Balasz, Zoclogist with
the National Marine Fisheries Service, Western Pacific
Program Office in Honolulu, who ie an suthority on the
ecology and populatien dynamice of Hawailen sea turtlies
states that the Kohana-ikl eite has not been reperted as a
nesting site for the hawksbill turtle. In addition, neo
pightings of this species have been reported recently in
the atrea.

ey

PAGE 4

Thank you for the opportunity te reapond to the
comments of the Fish and Wildiife Service. If you have any
guestions, do nob hesitate to call. .

Sincerqf}.

¢ s:(&-;u i_{_o“éz‘,d.«_,.
Steven Dollar, Ph.Dh.
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Attachment B

Ol CONSULTANTS, INC.

August 12, 1984 Hr. Thomas Fee
August 12, 1986

Mr. Thomas Fee ﬁE@EﬁM{g‘L Page Two

Helbert, Hastert, Van Horn & Kimura ' i
733 Bishop Street, Suite 2530 16131986 offset such potential impacts were also preposed fn that
Honolulu, Hawaii 96813 HELBER, HASIRT, ¥as nuy repart,
Subject: FWS Comments on Kohanaiki DELS & KIHURA PLARNERS 8. It is true that ao anchialine pond survey of the Kohanaiki
area was done specifically far the DEIS., TYhe reason for
Dear MWr, Fee: this 15 that the existing data for that area, generated by
the referenced 1985 0] Consultants report, wers of sufficient
I have had a chance typ review the comments from the Fish and scope and detail to adequately describe the existing
Wildlife Service dated August 1, 1986. My respoases to those anchialire pond resource, and to assess potential impacts to
commants will address only those relating to anchialine ponds; the resource. The principal purpose of the 1985 survey was
ather consultants witl address other issues. not, as the FWS states, to “identify the number of ponds
containing exotic species and to estimate the pumber of
Response to Specific Comments ponds which rematn in a relative natural state”. The actual
objective was tp re-examine the pends originally described
2. I'would support the FWS Suggestion that the intent of the by Maciolek and Brack (1974}, to compare the pond conditions
developer regarding pond protection be stated in the summary 2t present with those which existad in 18972, and to re-
section. 1In regard to the second paragraph of Section evaluate or confirm the pond valuations arrived at by
1.4.6, it shauld be made clear that while runoff and direct Maciolek and Brack.
physical intrusfon are potential impacts, the development
plan includes drafrage, wastewater disposal and site plans l am Aot sure what the FNS means by "iatensive samptiing of
which minimize the potential of such impacts. the ponds, but gur survey of the area consisted of aerial
photography of the whale area, preparation of working pond
3. While a management plan i3 not 3 guaraniee that pond maps from these photos, and ground survey of all ponds
conditions will not be degraded, it is a commitment to make identified from the air and ponds not recognized as such in
the best practical effort to ensure degradation is the photos, The map of anchialine ponds presented in the
mintmized. Even no development is not a quarantee of no DEIS is as complete and gccurate as mapping from aerial
pond degradation, as qur survey of 1985 showed. It should photographs allows, and of the same quality as that
aiso be noted that the above-menticned drainage, waste and presented in the EIS for Waikoloa, Because we realized that
site plans also form Part of the mitigative measures. the Kohanaiki area was one of the prime pend resource areas,
special attention was patd to locating and surveying ponads
4. I witl contact the Fisheries Service to obtain whatever there.
infermation they may have regarding the hawksbill turtie.
The scope of the poend surveys was establishad in
5. {Note: this section should be numbered 4.1.9.2}.  Sectioen consultation with the Army Corps of Engineers, It should be
4.1.9 deals specifically with "Kearshore Marine noted that the underlying reason for the study being funded
Environment®, The discussion of the potential ioss ef two was to supply information of sufficient detail and scope to
anchialtine ponds during marina construction is praoperly aflow the Corps to assess the fmpacts of the then sroposed
addressed in Section 4.1.15 "Anchialine fonds®, loss of pends at Waikoloa in the context of the whele
anchialine pond resource of the Kona coast. Thus the
7. It should be made clear hare that the statement of "related “intensity" of the survay was sufficlient for that assessment
poteatial impacts®, taken from the terrestrial faunal survey ef impacts. One should alsg realize that the development at
{DEIS Appendix D} was meant in that regort to apply only to Kehanaiki does not entafl} the filling of a large portion of
Kaloko pond, not ‘Aimakapa, and that the statement was the ponds on the site, as dig the Waikeloa project. Without
referring to the potential tmpact of increased access, It information as to the scope aof the “comprehensive research®
should also be pointed out that mitigative measures to the Service recommends, I can only maintain that the data

MAKAMA POINT o WAIMANALCKL HAWA GO705 » PHONE: 180681 3150705 » TELEX: T2RB4SO{TELEX HE » Capie, OCEANINST
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Mr. Thomas Fee
Auygust 312, 1586 . .
Fage Three .

presented in the DEIS are adequate to assess the impacts of the proposed
development on the anchialine pond resource.

9.

in response, see alsc #2, Note that as the Service reads it,
"This section itemizes a few of the probable effects of resort
development on the ponds." tThe section as written in the DEIS
isplies, at least to the Servige, that runoff, changes in ground-
water quality, and direct impacts are probable, not just remotaty
possible. It should be stressed, again, that these impacts are
seen as remotely possible, not probable, and that the site plan,
drainage plan, and wastewater plan a'} have been developed to
further reduce the likelihood of any such impact.

The potential impacts of changes in groundwater salinity cannot
be addressed at this time, since the water supply plan has not
been developed, and the relationship between water removed far
upland and changes in salinity at the shoreline is tenuous at
best. The impacts of landscaping and grading, and public access
on the ponds can be addressed im the pond management plan, which
will establish allowable uses and activities and buffer zones.

I believe the sbove responses adequately address the Service comments.

Shoultd you have any questions or require further input, please contact me
at our offices.

Sincerely

David A, Ziemann,

B e o e e sy

Attachment C

GUIDELINES FOR KOHANA-IKI ANCHIALINE POND MANAGEM}'ZNT PLAN

- Intent

This document has been prepared as part of the Kohana-iki Resort Community Final
Environmenta! Impact Statement (EIS), The intent of this document is to set forth a3
general framework within which a detailed anchialine pond management plan can
be prepared, A major purpose is to express the desire of Kona Beach Bevelopment,
L.P, the developers of the Kohana-iki Resort Community, to preserve the unique
anchialine pond resowrce in perpetuity. As stated in the Draft EIS, no_direct
in fon in i * and the policing and maintenance of the pond
resource witl be the reponsibility of the developers.

Management Plan Objectives

a. Mazintain the enviroamental integrity of the existing ponds;

b Protect and manage the resource to provide educational and imterpretive
opportunities 1o the public

[ Control and monirtor construction activitics so that secondary impacts may
be identified and mitigation proposed to aveid any detrimental impacts to
the ponds; and,

d. Provide for a pond manager te implement the management plas and coaduct
scientific monitoring programs.

Pand Areas
The ponds are gencrally located in four distinct sub-urcas along the coastal area of
the Kohana-iki site.” From dorth to south these sub-arcas are identified as Morth,
Middle, South, and Far South, Each of the sub-areas has different characteristics in
terms of pond diversity, vitality and uniqueness.

AHownble Uses
Same poad areas offer excellent opportunities for interpretive exhibits, especially in
instances where remnants of prehistoric aquaculture may have been practiced.
Othee areas may lend themselves to different ltevels of activity, ranging [rom
extremely limited to very active, © : '

The Pond Management Plan will have precisely defined preservation and buffer
areas simifar 10 those propesed for the Waikoloa Ponds. Allowable uses, construction
and design restrictions within these arcas wilt also be clearly detailed.

Pond Management
Each of the pend areas will be masaged by the master developer its designated
agent. The basic responsibilities of the pond managers will be 1o promote the
objectives stated above. :

Pand Management Plan Formulation
The Management Plan wifl bg prepared pursuant to securing the Special Management
Arca Permit frem the County of Hawali. The plan will be prepared in consuliation
with the following agencies: WS, Army Corps of Engincers, U.S. Fish and Widlife
Service, State Department of Planning and Economic Development, State Department
of Land and Natural Resources, and the Hawaii County Planning Department.

Two recently Tocated ponds e in the vicinity of the proposed marina basin.
Because of the pretiminary npature of the planning for the marina deveiopment (as
noted ia the Draft EiS), it is impossible to predict with certainty the ultimate
disposition of these two ponds. Although every coffort in the design of the basin
will be made to preserve them, it is possibie that onre or both of them will be
destroyed. The disposition of these two ponds will be thouroghiy discussed together
with a detalled discussion of the environmental, sconomic and social impacts of the
proposed marina. development, in n subsequent application lfor a U5 Army Corps
permit to construct the marina basin.

Hetber, Hastert, Van Horn & Kimura, Planners 15 August 1986
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TELEPHONE NO.
STATE OF HAWAI Sea-aars
CEFICE OF ENVIRONMENTAL RUALITY CONTROL

45 30UTH TN STREET, xoom 1634
HOMOLIA Y, HAWAIL ph3

August 5, 1986

Me. Albert Lono Lyman, Director
Planning Department

REGEIVE(

County of Hawaii v -

25 Aupuni Street [ 01986
Hilo, Hawaii 96720 RELER, RASTERT, VAN HOR
Dear Mr, Lyman: & XIWURA PLANNERS
Subject: Draft EIS for Kohana-iki Resort Community,

Kohana~iki, Horth Xona, Hawaii

We have reviewed the draft EIS for this project and offer
the following comments,

1. In other projects along the Kona Coast, anc?ialine
ponds have been destroyed in order to progeed with the
development. Anchialine ponds are of limited quantity

and are wunigque to Hawaii. Because of increased
development, the number of ponds have been reduced
significantly. We urge that all anchialine ponds he

preserved and the proposed marina be relocated. ‘The
401 certification pursuant to the Clean Water Act
should be obtained,

2. Several archaeological sites may be significant and
should be preserved and protected. The archaeological
survey report identifies petroglyphs, possible heiau
and burial complexes, and other structures which
suggest a high level of  habitation by ancient
Hawaiians in the area.

Thank you for providing us the opportunity to review this
EXS.

Sincerely,

iz gy,

Letitia N. Uyehara
Director

c¢: 0m Fee--Helber, Hastert,
Van Horm & Kimura

i5 August 1986

Ms. Letita N. Uyehara, Dircetor

QFfice of Environmental Quality Control
465 South King Street, Room (04
Honolulu, Hawaii 96819

Environmental Impact Statement {EIS):
Kohzna-tki Resort Community, North Konn, Hawali
TMK 7+30%: 3 & 16

Bear Ms. Uyehara:

Thank you for your comments of August 5, 1986 to Mr. Albert Lono Lyman,
Dircctor of the Hawaii County Planning Department, eelative to the Draft
EIS for the propesed Kohana-iki Resort Community.

Comment (132 We urge that all anchialine ponds be preserved and the
proposed marina be relocated. The 401 certification pursgant o the Clean
Water Act should be obtained,

Response:  The applicant intends to preserve all anchialine ponds ar the
Kohans-iki site with the possible exception of two small ponds located south
of Wawahiwaa Point in the vicinity of the proposed maring basin, Detailed
engincering studies regarding the dimensions and precise focation of the
marina basin will be conducted pursuant to applying for an Army Corps
permit to construct the marina basin and channel entrance. Although it is
the applicant’s desire to preserve the twoe smali ponds, without the
informatien provided by detailed engincering studies, unilateral statements
to that effcct would be premature,

The 40} certification pursuant 1o the Clean Water Act will be obtained from
the Siate Department of Health in cenjunction with securing the Army
Corps permit

Commiend (2): Several archaeological sites may be significant and should be
preserved and protected.

Response: The project archaeclogist has initinlly recommended six sites For
preservation.  As the site planning work asd the detailed archaeological
tnvestigations progress, there will inevitably be opportunities to preserve
additional sites,
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We hope that the comments provided herein address the concerns raised in

RELEER, WASTERT, ¥AX o
your letter. B ]
& NIMURA PLANNERS
Sinceorely, (P}IB33. €

HZ:LBE?}T?Q HORN & KIMURA, PLANNERS
. /

Tgomas A, Fee
Project Planncr
. Mr. Albert Lono Lyman

e Hawaiil County Planning Department Director .
Planning Department
County of Hawaii
25 Aupuni Street
Hilo, Hawaii 96720

Dear Mr. Lyman:

$ubject: FKohana-iki Resort Community
Envirenmental Impact Statement (EIS)

We have reviewed the subject project’s EIS and have the
following comments to offer:

£&-1X

1. The need for boeth the High Technology Development
Corporation and the Natural Energy Laboratory of
Hawaii te have high quality ocean water is recog-
nized by the subject document. However, we wish
to further underscore the need to. protect the
quality of this important resource.

2, The Table 11: Estimated Wastewater Flows on
page IV-46 should be checked.

Thank you for the oppertunity to comment on this EIs.
Very truly yours,

TEUANE TOMINAGA
State Public Works Engineer

RY;},AS
cey’ Mr. Thomas A, Fee
Mr. William Bass

TR —— e LR EEE CERELEERESS SRR S S e nk bl s
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HELBER, HASTERT. VAN

ES August 1936

Mr. Teuane Tominaga

State Public Works Engineer

State Diepartment of Accounting and General Bervices
L13t Punchbow! Street

Heonolulu, Hawnii 9683

Envirenmental Impact Statement (EIS):
Kohana-1ki Resqrt Commausity, North Kona, Hawalj
TMK 7-3-09: 3 & 16

Dear Mr. Tominaga:

Thank you for your comments of August 7, 1936 to My, Albert Lono Lyman,
Dircctor of the Hawaij County Planning Department, reiative to the Draft
EIS for the preposed Kohana-iki Resort Community,

Your comments relative to the need to protect the quality of the ecean
water off the subject property are poted.  The maintenance of the kigh
quality of the waters lying off the Kohana-ikj coast are vital to the success
of the propased resort and therefore of paramount importance to the
applicant.

Table 11, Estimated Wastewsater Flows, hag been corrected in the FEIS.

Sincerely,

HORN & KIMURA, PLANNERS
L

Thomas A. Fee

Project Planner

cer Hawaii County Planning Department

RE@EWE [
2L 23 1986

PELDER, WASTENY, Yhk o
e lsta owees

TRAMT OF spyag

HIENG JOL 22 g5

Ar. Alhert Lomo Lyman, Director
County of Hawaii flanning Department
45 Aupuni Street

Hile, Hawali 96720

Year Mr. Lyman:

Kohana~iki Resort Community, North Xohala, Hawaii

Thank you for providing us the opportunity to review the above subject

project,
We have comploted our review and have no comments to offer at this time.
. -

HAET, aeone thd AR
& .

Yours truly,

{Sigred]

Jerry 4, Matanda

Major, Hawnii Aic
Hatfonal Gumrd

Contr & Engr Nificer

e YMr. Thom s A, Fee, Holber, Haktert, Yan Hora & Kimura

ey
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July 29, 1906

pAr. Albert Lono Lyman, Drector
County of Hawaii Planning Departrent
25 Aupuni St.

Hilo, Hawati 26720

Dear My, Lyrnan:

Subject:  Request for Comments en Environmental Tnpact Statement {E15) for
Kohana-iki Resort Community, N, Kona, Hawadi

Thank you for allowing us to review and comrment on the subject 15, We provide
the following comments for your consideration.

Wastewater Disposal

We recommend thal the developers look into the feasibility of connecting into the
munizipal wastewater treatment plant which will be located south of the Honokohau
Harbar, The proposed project is tocated in the planning area for the municipal facility.

Drinking Water

Due to the size and scope of this poject and its location, water availability is a
eritical lasue which is not adequately aldressed in the Draft Environmental Impact
Staternent. The projected water demand for the project is almost } MGD. The Hawail
Departineit of Water Supply has stated that water is not available for this project. New
source and transmission facilities will ke required. Recently, there have been several
other large resort projects propased for the MNorth Kona area, These projects will be also
cornpating for the available undeveloped water resources in this region. The pnasible
sources and transmission facilities to meet the WKohana-iki Resort's needs should be
identifing and discussed in the Eavirorenental Impact Statement,

Apparently, a new source or sources will be required to support this project. Please
be advised that the sources and distribution system wiil be subject to all applicable terms
and conditions of the State's drinking water regulations, Chapter 28, Title 11,

 Administrative Rules,

Seation 11-20-29 of Chapter 20 requires all new sourcss of potable water serving
public water systems to be approved by the Directar of Health prior to their use ia serve
potable water. Such approval iz based primarily upon the satisfactory submission of an
enginesring repart which adequately addeesses al! concerns as set down in Section 11-20-
29. The enginesring report must be prepared by a registered professional engineer and
hear his or her seal upon submittal.

e

s o e

M, Albert Lono Lyman
July 29, 1986

Page 2

Section 11-20-30 requires that new or substantiaily modified distribution systems far
public water systems be approved by the Director of Health., Such approval depends upon
the subenission of plans and specifications for the projact prior Lo construction and the
domaonstration that the new or modifisd portions of the system are capable of delivering
potable water in compliance to all maximum contaminant fevels as set down in Chapter 20
ange the distribution system or modification is completed. For water systems under the
jurisdiction of Hawali County Department of Water Supply, approval authority has been
given ta the Department of Water Supply.

The necessary permits and approvals list on page 17 should include Department of
Health reviaw and approval requirements for new sources and the drinking water
distribution system.

Should you have any questions regarding Chapter 20, Title 11, Administrative Rules,
please contact the Drinking Water Program at 548-2235

We realize that our statements are general in nature dus to preliminary plans being
the sole source of discussion. We reserve the right to Impose future emvironmental
restrictions on the project at the time final plans are submitted to us for review.

Sincereiy youts,
P

I((.A’\

USSP A
£ JAMES K. IKEDA
Deputy Director for
Environmental Health

et x/Mr‘. Thamas A, Fee,
Heiber, Hastert, Yan Hern & Kimura
DHO, Hawali
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15 August 1986

Mr. James K. Tkeda

Deputy Directar for
Environmental Heaith

State Department of Health

P.Ox. Box 3378

Honolutu, Hawaif 96801

Enviroamental Impact Statement (EIS):
Kohana-1ki Resort Community, North Kona, Hawail
TMK 7-3-09 3 & 16

Dear My, theda:

Thank you for your comments of Jaly 38, 1986 1o Mr. Albert Lono Lyman,
Director of the Hawaii County Planning Department, relative to the Draft
EIS for the proposed Kehana-iki Resart Commusnity, We have prepared gur
FESpONSC to your comments in consultation with aur engineering consultanty,
M & E Pacific, Inc.

Comment: We recommend that the developers look into the feasibility of
copaecting into the municipal wastewater treatment plant which wiil be
lovated south of the Honokohau Harbor. The proposed project is located in
the plagning area for the municipal lacibity,

Response: Transmission of wastewater to the proposed wastewater tréatment
Hant to be focated south of Honrokohau Boat Harbor would Be an
alternative to wastewater treatment at the Kohana-iki site. Freliminary cost
estimates indicate the alternative would be comparable to onsite treatment
costs. It should be noted that Plate Ne. 7 of the Draft Kona Regional Plan
indicates that the Kohana-iki Resart does pot fie within the same sewerage
district  as  the proposed  Honokohay municipal  treasment plant.
Clarification of this point will be made with the County Pubiic Works
Director in the near future. In the meantime, connection to the proposed
treatment facility has been incorporated into the revised EIS as an
atternative wastewater treaiment method,

Comment: The possible sources anpd transmission facilities 1o meet the
Kohana-iki Resore's fiegds should be identified and discussed in the EIS,

Response: As stated in the EIS, Chapter 41322, page 1V.42, water
avaitability and description of source and transmissien Facilities are
discussed in detail in Appendix ¥,

Comment: Apparenily, 2 new source or sources will be required to suppost
this project, Please be advised that the sources and distribution system will
be sedieet o alt applicable terms and conditions of the State’s drinking
water regulations, Chapter 20, Titie 11, Administrative Rules.

Mr. James K. Tkeda
13 August 1986
Page 2

Response:  The revised EIS now recognizes compliance with the Siate’s
drinking water regulations, Chapter 20, Administrative Rules for new
source development and distribution systent.  The necessary permits and
approvals fist will be revised to include Department of Health review and
approval,

We trust our responses have addressed your concerms.

Sincerely,

HELBER, HASﬁRT, VAN HORN & KIMURA, PLANNERS
PR ey
e
Thomas A. Fee
Project Planner

¢ Hawaii County Planaing Department

A A [
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SUSUNMU OND, CHASRMAN
BOARY DF LAND B XAYpiAl BESOUACES

EDGAR A, HAMASY
DERUTY TO THE CHAMRNAR

DIVISIENG:
AGQUACIX TURE DEYELOPUENT
PRCGRAAW

STATE QF HAWAH

DEFATMENT OF LAND AND MATURAL RESQURCES
EHVISION OF STATE PARKS CONVETANGES
E: WIAHE
PO BOX 62t L i
HONOLULLE, HAWAL 96800 SERTE WABKS
WATEN AN LAND BEVELOPMENT

AGUATIC. RESOURCES
COMSERVATION AND
RESOUNCES INFORCEMENT

Auguut 14, 1988

RECEIVE]; -

T LUG1:1980

HELBER, BASEERT, VAN HORL
KINTA FLARNERS

Mr. Albert Lone Lyman, Directot
planning Department

county of Hawaltl

25 Aupunit Street t
Hilo, Hawail 96720

Pear Mr. Lyman:

SUBJECT: Comments, Draft EI$ -- Kehanaiki Resort
Kohanaikl, North Kona, Hawall

IMK:  T7-3-0%: 3, 14

There has been a delay in proceasing our departmental
comments. We understand that the Final EIS is going to print
tomorrow and that the preparars need any departmental comments
that they can get for the EIS. We are precently enclosing our
historic and recreation comcerns to be included in the Final
ElS.

Additiocnal comnments will follow at a later date.

Sincerely yours,

USUMU ONG
Chairman

¢e: Mr. Thomas Fee, Helber, Hastert, Vao Horn & Kimura.

T E
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GEOGRGE [, ARIYOSHI
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SUSUMU ONC, THAIRNAR
AN OF LAND 5 HATURSL NESDUA

EDGAR A HAMEASL
DAY TO Tie Craneuan

DIISIONS:
AUACUE (R EVELGPMERT
FROGRAR

STATE OF HAWAH

DEPARTMENT OF LAND AND NATURAL RESOURCES
DIVISION OF §TATE PaRKS
¥. 0. Aox 4
HOMOLULLL HAWAIE BEGIT

AOUATIC RESCURCRE

COMSERVATION AND
AESOURCES THFOACEMENT

CORVEYAHECES

FORESTRY AND WIROLIFE

LAMD MAMABEMENT

STATE panKy

WATER AHD LAND DEVELOPMLEHY

August 5, 1986

MEMORANDUM
TG: Rager Evans, OCEA
FROM: Ralaton H. Nagaeta, State Parka Administrator

SUBJECT: Comments, Draff EIS - Kohanaiki Resort
Kohanaiki, North Kona, Hawaii

TMK:  7-3-0%: 3,14

HISTORIY SUERS SECTION CONCERNS:

We reviewed this project for a State Land Use Commission (LUC)
petition in April 1986 and recommended that the LUC defer
action on the petition until all significant sites were
identified. ©Our reasoning was that the LUC and ocur effice must
know the significant eites present, .in order to consider
impacts and to evaluate mitigation plans to handle these
jimpacig. We belisve that the same is true for this BIS ..
significant sites mumt he clearly identified before impact
asgsescamerts and mitigation plans can be evaluated. Thie is
vital because this EIS will be & suppeortive document for major
zoning decisionsg at the County and State levele which involve
extensive land alteration.

We believe the applicant has made great strides toward the goal
of identifying significant sites since April. & complete
archaeological sutvey took place (Denham 1986}, and we believe
it found all historie sites in the project area -- 105 gites.
The survey . report is very good and has complled golid inventory
information on each site. With information from prier studies,
we believe eénough information has. now been gathered to evaluate
the significance of all the asites and to identify -the
significant sites.

unfortunately, the EIS does not clearly offer significance
asseagments of ¢learly identify all significant sites. The
archaeological teport bas good information on this tepic (pp-
95108, Tables 3-4), We agree in concept with what the report
says, but we are unable to clearly understand gpecific gite
significance assesements. Thue, we have not endorsed the
pralisinary assegsmenta; rather we have agked for
clarification. Once clarifteation occurs, then we believe
significance assessments can be finalized with our office fer
the state historic sites inventory and for land use deciamion
PULPOHBE .,

RS PR EE RS S A AL 4 KA G A
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Memorandum -2 - Augusat 5, 1986 Memorandum - Augusr 5, 13gg

preservation supplement to, or revision of, the Big which
ohort as aying that mose. Iatsrantios oeige ILLRIEL the Coacit,identifien the signiticant sites sha shich ciessey
before significance can be asdessed. If this ig the prgae?EK a mitiqgtéon plan - wég? the ﬁ%g?ifiganfg asiessments
applicant’s pesition, them in our view, this would require a §§:a°t§2n3f9§°§§ & yaggt?toﬁilg :eggg;e ogrscgnzgtnsta g 3:11
supplement to the EIs and a deferment of land use actions until aid deciaiu;a toybé ma&e by the County's Planni Do :?t t
thig information is gathered and significance ia apgessed. Bot and the land use b ards ngc nd o { : ng P men
again, we belleve significance can be determined now to enable ¢ bo a ount¥) .

BECREATION CONCERNS:
[EXBEOIION CONCERNS:
The mitigation plan also needs clarification. We have not

endorsed Lhe mitigation plan. The EIS seems to say that the The gubject lang adjoins the preposed Kaloko-Honokahau National

mitigation plan is to (1) do intensive survey wark to establigh Kiatezicgi Park- We Bote Lhe pag;analipark iervice haa :

#ite significance, and (2) then sites te he preserved wili be ;equzs ed the opportunity te review th 8.”§a.t EIS. The hign

identified and an archaeoloegical resources management plan will p::: ;gycnggtzlsi/2?§;2gnie::ig§§§:; :gioizxgg(th& proposed

b# prepared evidently to condyct further excavation in some g n P "

aites (IV-28). We believe this Plan is too general and ia

premature for a land use decision. Until the significant sites :gﬁze a:; ng otngrtXHogn pg?iic garkl§nterests. bgt we gre

are identified, we believe a mitigation plan ¢annot be properiy erned aboy ateral pu ;1€ Bhoreline access a ong the

prepared, much less evaluated. gntire length of the shorﬂllne_within the gubjact parcel.

Figure 3 indivates a beach trail will be retained or daveloped

- . long much of the shoreline but there isg ne indication how

However, if site significance can be egtablished now, we a y ;

believe that an acceprable mitigation plan can be developed. sho:§11ne access w;il he g;oviéediin the marina area to the

This plan must clearly ldentify which aites are to be preserved soulia:n pigperty eundacy.  Pablie ?se of the beach trail and

{and why} and which aites ace to undergo archaeological data 92: cvpgr M9 and access to.the trail aleo needs to be

fecovery (realizing some might be avoided in desiyn phases, p. addressed.

preserved. The EIS mentiona rhat 6 sites are being congidered
for preservation, but it does not say which sites these are
(IV.28), Archaeological data recovery ghounld clearly be in twe

#teps -~ (1) an intensive survey like step and {2} ,as needed,

further work, probably moRtly excavation to recover significant . s

information remaining in a few sites. Alse, gensitive ee: 2;he:t ;‘ Lyman, ¥ Planning Department
reinterment or archiving of any burial remaing must aglso be omae Fee, HHVHS

part of thias data fecavery. The EIS does not clearly include
Btep I and the burial matter,

In sum, it is our opinion that while the Draft WIS certainly
hap the intent to handle significant histerie seites properly,
it does not adequately idenrify the significant historic siteg
oL present a clear mitigation plan that will adequately handle
impacts to these sitas. Thug, we cannor agree yet that the
project will have no significant impact on historic sites (*no
adverse effactr in our termaj). However, we do helleve that
acceptable significance asaesgments and a mitigation plan can
be easily prepared with existing informatioen. We recommeng
that tha applicant work in consultation with our coffice and the .
county Planning bepartment to prepare a brief higtorie

e v, e

A AT 30 e g i o e




15 August 1986

Mr. Susumu Ono, Chairman

Board of Land and Natural Resources
P> Box 621

Honotuly, Hawail 96809

£nvironmenial Impact Statement {EES);
Kohana-lki Resorl Community, North Kona, Hawaii
TME 7-3-00: 3 & 16

Pear Mr. Gno:

Thank you for your comments of August 14, 1986, relative to the Draft EIS
for the proposed Kohana-iki Resort Commuaity, We have responded to your
commaents in the order they have been preseated,

it ' T

Comments:

A complite archacological survey took place (Donham 1986), and we believe
that it found all historic sites in the project area - 1035 sites.

The DEIS does not adequately identify the significant historic sites or
present a clear mitigation plan that will adequately handle impacts to those
skes.

Response: We have asked the archacolegical consultant, Paul H Rosendahl,
Ph.Dd, to respond to vour commenis relative to the clarification of the
significance assessments and mitigstion plans for the Kohana-iki site. #is
comments will e incorporated into the comments section of the revised EIS
and are stiached to this letter in the Torm of a table and supporting text

Reereation Congerns
Commants:

The high density commercial/marina development adjoining the proposed
park may have a signiftcant environmental impact.

We are concerned about lateral public access afong the shoreline within the
subject pargel. Public use of the beach trzif and public parking and aceess
to the trail also needs 1o be addressed. :

Responge:  The EIS discusses actions to mitigate adverse impacts te the
adiacent Kaloko-$lenokehau property imcluding drainage systems, site
planning and landscaped screening. The comments of the National Park
Service and our resposses to them present a detailed discussion of the

Mr. Susumu Ono

15 August 1986
Page 2

possible impacis the the proposed MNational Histeric Park ar Kaloke. These
comments have been incorporaied into the comments section of the revised
EIS.

"It shoutd be noted here that there already exists a growing marina operation

within Tifty feet of the proposed park boundary at the State Honokohauw
Small Boat Harbor,

Az moted in our comments to the Hawali County Planning Department
which requested cliarification of the proposed public access system, no
attempt will Be made to impede iateral pedestrian access along the coastal
arcas. The intent of the public access system is to maintain the present
coastal access to lateral pedestrian ways with two mauka-makai points of
entry: ane at the Pine Trees Beach area and ond near the proposed marina,
Vehicular use of the existing coastal trail afong the shoreline [ronting the
resort wili be prohibited. Public parking facilities along with adequate
comfort stations and appurtenant Tacilitics witl be constructed just mauka
of the Pine Trees Beach area as part of the {irst phase of construction,

We tsust sur responses have addressed your concerns,
Stmeercly,

AN HORM & KIMURA, PLANNERS

Thomas A, Fee
Project Planner

Enciosure

¢¢: Hawaii County Planning Department
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PAUL H. ROSENDAHL, Ph.D., Inc,
Consuiting Archaeologist

116-0B1486

BUMMARY OF GENERAL SIGHIFICANCH ASSESSMENTS
AND RECOMMENDED GEMERAL TREATMENTS FOR ARCHAROLOGICAL SITES
KOHANA-IXT RESORT DEVELOPMENT PROJECT AREA

General significance ssscssments and recommended general treatments
for all archeeslogical sites identified within the Xohana-Ikj Resort
Development project ares are swmmarized in the attached Table 1. Eighty-
four of the 105 archaeclogical sites identified within the project area
have heen determined to be significant aplely for their information
content, Sufficient data was collected from 50 of these B4 nites during
the reconnaissence AULvVey, These sites therefore no longer contain
endangered information and a recommendation of no further data collection
work being secesssry bas been made. The 530 sites included im this
¢ategory are the following:

T-103, T-104, 7-106, T-110, T-112 thru 135, T-119, T-121, T-123
Fhew 125, T-127, =129, 1-131, T-136 thru 139, T-141, T-146,
T-150 thru 154, T-163 thru 172, T-174, T-179 thru 182, T-184
thre 186, 7-188, T-18%, T-193, Dl4~2, and 1907,

The remaining 34 aites determined to be significant solely for their
information content still econtain significant informstion (Significance
Cxtegory A), and addiriomal data collection has been recommended for theae
sites (Recommended Treatment FDC),

Eleven sites have been determined to be significant for their infor-
sation content and may also have culturel significence g8 burial sites,
peeding  the findings of further investigation, Data coliection in
recowmended st thia time; if burisls are found te occaur at any site,
recommended trestment of these sites will be te preserve and protect the
specific burisl features. TIf this ie ot feasible, excavation for the
disinterment of skeletal remains will have to be conducted, with addi-
ticaal studies fotusad om the skeletal remains. Beburial of skeletal
remains accerding to eppropriate Btate Health Department regulations and
procedures is recoumended, after completion of proper scientifie study.

Five piter have been determined to be significant for informationm
content, as & site type example, sad for their cultursl value. Recom-
mended trestment for two of these sites (Di4~4, D14-8) is to conduct data
callection at all features, and either develep the principal festures of
the complexes as interpretive locales, or minimally preserve the principal
featyres 88 i# and protect them from advexse effects of development.
Becommended Ctreatment of twe shrine sitea (T-130, 134) is to conduct
further date collection and preserve and protect them, with optional
interpretive development. Recowmended treatment of the Magmalehos Trail
(1-302) is to conduct further data ecollection, comstruer all trail
breaches associsted with development access across poorky preserved
portions of the trail, and develep well preserved sections that provide
good examples of cauvsewsy comstruction and design.

Five sites have been determined to be significent both for their
informstion content and aa good sxemples of specific site types. Recom~
metded treatment of these sites is to conduct further data collection and
te develop the sites as interprative locales.

305 Mohouli Street » Hilo, Hawali 96720 « {808} 969-1763 or 966-8038

2I16-081486 2

table 1,

SIMPLIFIED SUMMARY OF GEFERAL SIGRIPICANCE ASSESIMENTS
ARD RECOMMERDED GENERAL TREATHXNTS
ECHANA-IXI RESORT DRVELOFMENT PROJECT ANKA

Bite or Bigpificance Category Recommepded Trestment
Feature No. A X B < FDC NEW  PID  PAY
T=E01 + - - - + - - -
T-105 + - - - + - - -
107 + - - - + - - -
T-108 + - - - + - - -
T-16% + - - - + - - -
T-31% + - - - + - - -
T~116 + - - - + - - -
T-118 * - - - + - - -
T-120 + - - - + - - -
T-112 + - - - + - - -
T~133 + - - - + - - -
T-142 + - - - + - - -
T~143 + - - - + - - -
T~1h4 + - - - + - - -
T-145 + - - - + - - -
T~147 + - - ~ + - - -
T-148 * - - ~ + - - -
T-14% + - - - + - - -

Genersl Significance Categories:

A=Important for information cantent, further data collection necessary
(PHRI*resesrch value);

X-Important for information content, ne fiurther data collection necessary
(PHRI=research value, SHPOwnot sigrificant};

B=Excellent example of site type at local, region, island, State, or
National level (PHRI«interpretive value);

C~Culturally significant
(PHRI=cultural value).

Recommended Gemeral Treatments;

FDC«Further data collection necessary (istensive survey and testing, snd
possibly subssquent dsta recovery/mitigation excavations);

NFW=No further work of any kind necgesary, sufficient data collected,
archaeological clearance recommended, no preservation potential
(possible inclusicn into landacaping suggested for consideration);

PID=Preservation, with some level of interpretive development recommended
{including sppropriate related datz recovery work);

PAI=Freservation “ag is," with mo further work {and posaible inclusion
into landscaping), or minimsl further data collection necesssry.

rann
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216-08L486 ) 3 216-081486 B &
Teble §. (Cont.). Table 1. (Cont.}.
STMPLIVIED SUMMARY OF GENERAL STGNIFICANCE ASRRSAMENTS SIMPLIFIED SUMMARY OF GENERAL SIGNIFICAKCE ABSESSMENES
AND BRECOMMERDED GENERAL TREATMENTS AND RECOMMENDED GENERAL TREATMENTS
KOHANA-IKI BESORT DEVELOPMENT PROJECT AREA KURANA-IET RESORT DEVELOPHENT PROJECT ARFA
Site or Significance Category  Reécommended Treabment %ite or . Significan = - ‘Bégoumended Trestment
Feature Mo, A % B e FDC NFW BIb  PAL Feature Mo, A X B [ FDC -WFW- RID  PAL
1~153 + - - - + - - - T-i02 + - + + * - + -
T-156 + - - - + - - - A-130 + - + + + - - ¥
T-558 ¥ - - - + - - - T-134 + - * + + - - +
T-159 + - - - + - - - Dlb~4 + - + + * - + -
T-160 * - - - L PLa-8 R N
t-161 + - - - + - - -
T-162 T - - - ey 5 s 0 3 2
174 . - - _ N i - - Subtotal: % 5 1} 5
177 + - - + - -
w187 + - - - -
190 + - - - + - - w 117 + - + - & - + -
T-192 + - - + - - - 135 + - * - * - + -
B14~3 * - - - + - - - T-157 + - 5 - + - + -
Bl4~& + - - - + - ~ - 176 + - + - + - + -
Blaé-7 + - - - + - - - 1808 + - + - + - + -
BLA-10 + - - ¥ - - -
Subtotal: 5 5 o 5 0 5 4 5 0
Subtotal: 34 kL3 0 [ ¢ 34 4] 0 0
All others - + - - - + - -
T-126 - - % - . 8 1:. o o o ° s 6 o
t-128 . - - . . - - . ubtotal: 50 ¢ 5
T-132 N T .
T840 oo - - Totels: 105 55 50 10 18 55 50 & 13
T-175 * - * + - - *
T-153 * - - * + - - *
191 £ = e . - = o
Di4-5 + - - * + - - *
B14~9 o - % R
pl4-11 + - - - %
D412 * - * + - - *
Subtotal: I1 13} 1] 0 1 )34 & o 11

*Provyisional assessment, definite desesoment pesding further data
collection {i.e., testing Ffeatures for presence/sbaence of skeletsal
remaine)
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"\ DEPARTMENT OF PLANNING ol
4] AND ECONOMIC DEVEOPMENT  roger & vy

/-; - The Honorable Albert Lono Lyman
"""""" 1,;:} KAMAPANL 2RI 295 SOUTH KNG 35, MORCHAL HM'Aa ) DISNG Page 2z
mﬁ’ AR ADORESS. PE) BOM 235 HOMCHLELL HAVAR 58804 - HEEY. AN DR s wmmw&m Angust 6, 1986
A28 Mhewerow b o mm
Ref. No. P-4792 emtion 1&%%&
FLANNING DAMSION 5. The Draft Kona Regional Plan states that the Kona Water system is
August 6, 1986 "S‘mmwm‘mm overcommitted and that the given cost of developing new water sources and
AR RSTRATVE SERVICES, CHICE integrating them with the water distribution system, it appears that the
o OCE avallability of additional water commitments will be limited for the
foreseeable future. The EIS should discuss the availability of water for
IThe Honorable Albert Lomo Lyman E@Eﬂ VE ; the proposed development as well as the impacts on water commi twents for
Planning Director @ the "significant increase in resident pepulation” and the "significant
Planning Department BUG 8 demand for housing in Kona" likely to occur as a result of developing the
County of Hawaii 4 1986 proposed project.

25 Aupnmi Street

Hilo, Hawali 96720 Hiuﬂ,mtﬂ. VAN HORN 6. The Hawaii Ocean Science and Technology Park (HOST Park) and the Keahole
LK PLANNERS Alrport are in close proximity to the proposed development. The EIS
Bear Mr. Lyman: should discuss the impacts of a resort development in close relationship

. to industrial uses and airport facilities.
Subject: DEIS for Kohana-iki Resort Commmity, North Kona, Hawaii

7. ‘'The EIS should include a discussion of the need for the proposed
develepment relative to future tourism growth, need for hotel /resort

We have reviewed the subject draft environmental impact statement condominium wnits in relation to the existing and proposed supply of
(DEIS} and offer the following comments for your consideration and action, units in the Kona region, and the segment of the market that the proposed
development will serve.
1. According to the DEIS (page I1-9}, the project will be phased to meet
market demands and 1o coincide with infrastructure improvements. It is 8. The EIS should discuss the relationship of the proposed Xohana-iki Resort
estimated that one of two planned hotels, support housing, the golf to an adjacent resort proposed at Ooms by Kshala Capital Corporation.
course, and a portion of the clubhouse/recreation complex will be (Land Use Commission Docket ‘No. A86-602)
constructed within two years of receipt of government approvals. However ,
the proposed project's centralized sewage treatment facility will not be 9. The information provided in the document lacks sufficient detail to
Constructed until the next development phase. The EIS should identify determine its adequacy in addressing the resource areas covered under
the Phase IA sewage disposal system and its impacts on the environment Chapter 2054 (HRS). This information may be forthcaming at subsequent
including the nearshore marine waters, The EIS should also contain a stages of the project; however, we believe it is important that these
specific timeframe for the development to inciude the number of units, potential impacts be addressed early at the conceptual stage of a project.

extent of infrastructure, and associated costs.
1¢. The previously prepated EIS preparation notice indicated a beach at the

2. 'Tthe project's preliminary site plan shows a public access path will 1ink Iocation of the proposed marina, This beach is pot indicited on the maps
i mercial complex to the shoreline ares at "Pine Trees" Beach., The in the DEIS, nor is it described. The EIS should describe the shorell.,
EIS should identify the existing amd potential demand for specific area fromting the proposed marina and discuss its recreational value,
recreational uses such as fishing, surfing, and diving, and describe the
planning criteria and development phasing for public access facilities. 11, The BEIS describes the presence of a large mumber (53) of anchialine
It would be helpful to indicate in the EIS the mmber and locatien of ponds, which are known to Support unique ecosystems of rare species, To
accessways, public parking facilities, comfort stations and appurtenant witigate potential impacts, the DEIS states on page IV-25, “A Management
facilities, Plan for the anchialine ponds will be developed in consultation with the

. . Army Corps of Engineers and the Fish and Wildlife Service.™ We would

3. The dredging and supporting infrastructure concerning the marina should like to Tecommend that the managément plan also-be developed in
be further discussed. Offshore as weli as onshore impacts associated consultation with the Department of Planning and Economic Development,
with blasting and dredging sctivities as well as long-term drainage may the Departmwent of Land and Natural Resources and the County of Hawaij
affect nearshore and offshore waters. Plamning Department.

4. The proposed management plan concerning the anchialine ponds should be
discussed in more detail.
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The Honorable Albert Lono Lyman
Page 3
August 6, 1986

12. The development of the proposed marina may have significant impacts
including destruction of coral reef, increased siltation and sedimentation
in adjacent areas, and the loss of an anchialine pond. The potential
impacts due to the marina will be presented in a supplemental EIS,
however, the EIS should indicate the importance of the marina to the
viability of the proifect.

13. Relative to the listing of permits and approvals on page I-7, please be
advised that if a U.5. Army Corps of Engineers perwit is required for the
project, a CZM consistency determination frow our department will also be
required in accordance with Federal CIM regulations, 15 CFR Part 930.

Thank you for this opportumity to review and comment on the subject
document .

Very truly youré .

'77“*--1F £ Tl

Kent M, Keith

e Vé Thomas A. Fee
Helber, Hastert, Van Homm § Kimura
Office of Envirenmental Quality Control

TV

NS

15 Aungust 1988

The Honorable Kent M. Keith

Director

State Departmemt of Planning and Economic Development
P. O. Box 2359

Honolulu, Hawaii 96804

Eavironmental Empact Statement (EIS):
Kohapa-iki Resort Community, North Kona, Hawaii
TMK 7-3-09:3 & 16

Dear Mr. Keith:

Thank you lor your comments of August 6, 1986 to Mr. Albert Lono Lyman,
Director of the Hawaii County Planning Department, relative to the Draft
EIS for the proposed Kohara-iki Resort Community. Our comments are as
follows:.

Comment {1} The EIS should identily the Phase [A sgwage disposal system
and its impacts. on the environment including the nearshore marine waters,
The EIS should also contain a specific timeframe for the devetopment to
inciude the number of unies, extent of infrastructurs, and associafed costs.

Response:  As noted in the EIS (Page 1V.46 & 47), the repart cxamined five
alternative treatment systems. At the present time the most feasible systems
from aa eavironmental and economic perspective, appears to be a single
centralized treatment facitity {as discussed in Chapter 2.6 of the DEIS). The
construction of this plant could be designed te be expandable to accomme-
date the phased growth of the proposed resort. The treated ef fluent will be
utilized to irrigate the golf course. No adverse environmentai impacts on
the environment, inctuding the nearshere marine waters are expected to
occur, providing that effluent tevels entering the ground water have acecpt-
able nutrient fevels. Acceptable nutricat levels can be obtained with sroper
management using the mitigative measures presented in Chapter 4.3.3.3,

As noted in the EIS, the first phase {Phase 1A) is planned to be constructed
within two years of receiving final government appravals. The subsequent
phases could follow within two to three vear increments, depending on
market demands. The Following table presents information on the number
of units and related infrastencture and approximate costs by development
plase.

e e s iy, e s
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The Honorable Kent M, Kceith
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PHASING AND ESTIMATED ORDER OF
MAGNITUDE INFRASTRUCTURE COSTS
Infrastructure
Costs
Phasg Land Use Lnity Subtotal (5 miltions)
1A Hotel 400
Support Housing 50 456
Golf Course
infrastructure 21
18 Hotet 300
Resort Condos 470
Support Housiang 50 820
Commercial ¥illage
Recreation Complex
Infrastructure 15
{8 Mixed Use Com't
Facilities 330
Support Housing 5¢ 380
Marina Basin
Infrastructure 53
2 Fairway Homesites 200 200
Enfrastruceure 38
TOTAL £850 $30

Comment {23 The EIS shouid identify the cxisting and potential demand
for specific recreational uwses such as fishing, surfing, and diving, and
describe the planaing criteria and development phasing for public access
facilities. Tt would be helpful to indicate in the EIS the number and
location of accessways, public parking facilities, comfort stations and
appurtenant facilities.

Response:  The coastal areas of the Kaohana-iki site previde a popular
recreational spot for residents of the North Kona area. Entry to the arca
via the NELH access road and sharcline read s pessible for many types of
automobiles, and on asy weekend aumerous persons can be found either
fishing, surling or diving offshore, The applicant is proposing to improve
direct access 10 the "Piac Trees” Beach arca which should Taciiitate access to
this area to a broader cross section of the Morth Kona pepuiation and
therely increase recreational use of the area by local residents
{Chapter 4.1.17.2). The beach access will be constructed during the initial
development phase {Phase 1A) and will include paved public parking facili-
ties and refated comfort stations and appurtenant facilities. Another coastal
access point will be provided at the hoat faunching ramp area 2t the
southern end of the site (refer to response to Hawaii County Bepartment of
Parks and Recreation's comments concerning coastal access).

The Honorable Kent M. Keith
15 August 1986
Page 3

Comment (33 The dredging and supporting infrastructure concerning the
marina should be further discussed.

Response: As discussed in our first response to your comments to the FISPN
(Page X-22) and tater in numerous places throughout the DEIS (Le.,
Chapters 1.4.3, 1.7, and 4.1.9), the marina design and related environmentat
impacts and mitigative measures refated to the marina development dis-
cussed in this EiS are intended to be of a general nature and are not meant
to substitute for more detailed studies prepared in comjunction with a
subsequent supplemental EIS prepared pursuant to obtaining an Army Corps
permit for marina construction,

Comment {43 The propoted management pian concerning the anchialine
ponds should be discussed in more detail

Response: The formulation of an appraved detailed poad managemens plan
for inclusion in the Final EIS is prematurc at this stage in the develapment
process. The applicant dees not feel it desisable or appropriate to merely
copy @ management plan prepared for s different project in a different
location (for inclusion in the Final EIS). Kohansz-iki is & uaique place and
as such wil require a unique plan. Included instead and attached to this
fetter, is & shost report outlining guidelines for the preparation of the
Kohana-iki anchialine pond management plar. Thesc guidelines provide a
framework, or starting point for the management plan by identifying objec.
tives, responsibilities and consulted parties in the plan formulation process.
At your request, we have expanded the Hst of consubted partics to include
not onty the Corps of Engincers and the Fish & Wiidlife Service, but aho
your agency, State Dopartment of Land and MNataral Resources; and the
Hawaii County Planning Department. Owver the coming months, input from
these agencies will be songht with the objective of subumitting 2 comprehen-
sive management plan as part of the Special Management Arca Peormit
process administered by the Hawaii County Planning Department,

Comment {5% The EIS should discuss the availability of water Tor the
proposed development as well as the impacts on water committments for
"signilicant increase in resident popufatinn® and the "significant demand for
housing in Kona" likely to occur as a resuit of developing the proposed
praject.

Response: Discussions with the Hawaii County Department of Water Supply
indicate that adequate water supply can be made avaifable to the praject if
the developer contributes to the cost of source and transmission facilitics.
The applicant is also expected to share in the cost of the secondary impacts
of resort development on  water commitments through offsciiing fax
revenues and by participating in emplovee housing programs coordinated
through the Mawaii County Office of Housing and Community Develop-
ment,

Comment (6:: The EIS should discuss the impacts of 2 resort development
in ciose retationship to industrial and a2irport facilities.
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Response:  The proposed Kohana-iki Resort is separated from both the
HOST Park and the Keahole Airport by the O'oma H parcet (Chapter 4.1.4),
The only potentinly significant impact between the HOST Fark and the
resert will be vehicular traffic genersted onto the Queen Kaakumanu
Highway by the respective developments. As noted in Chapter 4.3.1.2, ".the
appticant is cognizznt of the proposed increases in traffic generation from
surrounding developments, and will work with adjacent landowncrs and the
State Highways Division to manage the rondway in the most responsible
manner” The significant impacts of the resort in close relationship to the
Abrport are discussed in detail in Chapters 4.1.4, and 4.1.10.

Comment (T3 The EIS should include a discussion of the need for the pro-
posed development relative to future tourism growth, need [or hotel/resors
cendominium units in refation to the existing and proposed supply of units
in the Kona regiosn, and the segment of the market that the proposed devel.
opment witl serve.

Response: A detailed market study and highest and best use analysis was
conducted in order to determine the need for the proposed development
refative to foture tourism growth, need for hotel/resort condominium wnits
in relation to the existing and proposed supply of units in the Kona region,
and the segment of the market that the proposed development would serve.

This report was attached to the EIS as Appendixn A and summarized in
Chapter 2.3 of the EJS.

Comment (8: The EIS should discuss the relationship of the proposed
Kohana-iki Resort to an adiacent resort proposed at O'oma.

Respense: The proposed Gloma U Resort has recently submitted an Draft
EIS to the Hawaii County Planning Department pursugnt to a General Plan
amendment request to reclassily the property to amn intermediate resort
desigaation, Whether or not the O'oma 1 Resort wiil ultimately receive
approval for development deponds upon whether it secures all the reguired
devstopment approvais from the respective State and county agencies.
Predicting the oustcome of the Oloma [ development process is dif ficule ar
this time, I both the Kohana-iki and the O'oma Il Resorts were to receive
develapment approvals within a relatively short pericd of time of each
other, significant cost savings may be available in the farm of shuared
infrastructural systems such as wastewater treatment snd disposal, electrical
substations and water $ource development and transmission. However, it
should be noted here that the Kohana-iki Resort Community has been
plaaned as an independent resort and is ao way dependent on the develop-
ment of the adjacent Ooma parcel.

Comment (9 The information provided in the document lacks sufficient

detail to determine its adequacy i addressing the resource areas covered
under Chapter 205A HRS,

Response: The provisions of Chapter 205A HRS establish Siate policies for
any actien affecting the coastal zone. Seetion 205A-Fart | provides the

Y e, T

The Honorable Kent M, Keith
§5 August 1986
Page 5

objectives, policies, and guidclines to which the counties must adhers in
their administration of the coastal zone (Special Masagement Arca or SMA}.
The relationship of the proposed Kohana-iki Resert to the areas of statutory
concern is discussed below. ’

Recraationaf Regources. The development is not expected to rcd:_x_cc the size
of any beach or any other area saitable for public recreation. Coastal
access will be improved with the provision of paved roadways and pubtic
parking, .

Historic Resources. The master plan provides for appropriate mitigative
actions fer all sigaificant historical and archaeological resources ingindiag

further data recovery and preservation.

Sgemic and Open Space Resourges.  Extensive landscaping and the open
space corridors of the goif fairways together with the undeveioped pond
preserve and coastal setback areas will provide a dramatic visual character
to the resort development. The resort will be set back from the coast to
prevent any degredation of oxisting wicws along the coast.

Coastal Ecosystems. The propesed development should not adversely affect
water quality, cxisting and potential lisheries and Fishing grounds, or
witdlife habitats. Monitering of water quality and marine life would insure
the integrity of these resources.

Egonomic Uses. The mix of uses proposed in the master plan is intended o
produce a suitable match between 1znd uses and focational characteristics. so

that developments requiring preximity to the coast are given priority siting.

Mo #abitable development is proposed for areas suscep-
tible to flooding hazard From tsunami and high wave run-up.

Comment (108): The EIS should deseribe the shoreline arca fronting the
proposed marina and discuss its recrearion valoe.

Response:  As noted in the response to Comment No, 2 above, the coastai
atreas provide a popular reereational resource for. the North Kona commi-
nity.  The amount of recreational activity atong the sharctine falls off
rapidly however, south of the "Pine Trees beach, a5 the coasts) trail crosses
first over sandy areas and then over extremely rocky areas, making it
difficult for vehicles to pass. Thus, little recreationak activity has been
observed in the area fronting the proposed marina. The zenerat arca of the
mariaa entrance {the actual location and orientation of the marina entrance
have yet to be determined) marks the transition from a lava promontery to
a sandy storm beach, In this area the coastal trail forms a distinct bound-
ary between the codstal gfrand and the kiawe thicket inland. The. narrow
beach, comprised of white caléerous sand, could provide opportunities for
sunbathing and beachcombing. However, most of the area at the water's:
edge is covered with rock, boulders and cobbles making swimming dif Ficuls
Most of the nearshore area out to about 200 Feet s very shallow. with
Rumerous rocks sticking out above sea level
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Comment (1) We would like to recommend that the anchialine pond
management plan also be developed in consultation with DPED, Department
of Land and Natural Resources, and the County of Hawaii Planning
Bepartment.

Response: Your recommendation has been incorporated into the EIS. Please
refer to our response to your comment No. (4).

Comment (12): The EIS should indicate the importance of the marina to the
viability of the project.

Response: The proposed marina development will be a major attraction and
activity center for the Kohana-iki Resort as well as Fitling a need in the
West Hawaii region (See Halstrom Marinz Market Study, Appendix G and
summarized on Page -3 of the EIS). 1t would be an mmenity that no other
West Hawaii resort now offers and therefore woutd contribute to the sense
of uniqueness the applicant is trying to create. M ois not, however, funda-
mental to the viability of the resort development,  Piscussions with hotet
and resort condominium operaters and developers indicate that they do not
view the marina development as essentizl to the success of the resort.

Comment (13 I a 105, Army Corps of Engineers permit is required for
the project, @ CZM consistency determination from our department will also
be reguired in accordance with Federal CZM regutations, 15 CFR Part 030,
Response: Your comment has been incorporated into the EIS,

We hope that the comments provided herein address the concerns raised in
your letter,

Sincerely,

HELRER; HA}HR VAN HORN & KIMURA, PLANNERS
—— -é,/ e
T P

Thomas A, Fee
Project Planner

Enclosutes

cer Hawaii County Planning Department

GUIDELINES FOR KOHANA-IKI ANCHIALINE POND MANAGEM’ENT PLAN

Entent

This document hzs been prepared as part of the Kohana-iki Resort Comumunity Fipal
Environmental Impact Statement {E15). The intent of this document is to set forth a
general framework within which a detailed anchialine rond management plan can
be prepared. A major purpose is to cxeress the desire of Kona Beach Development,
L.P, the developers of the Kohana-iki Resort Community, to preserve the unigue
anchialine pond resource in perpetuity. As stated in the Draft EIS, ng di
intrusion in i * and the policing and maintenance of the pond
resource will be the reponsibility of the developers.

Mansgemen! Plan Objectives

a. Maintain the environmental integrity of the existing ponds;

b, Protect and manage the resource fo provide educational and interpretive
opportuniiies to the publig;

c. Control and monitor construction activitiss so that secondary impacts may
be identified and mitigation proposecd to avoid any detrimental impaets tp
the ponds; and,

4. Provide for 2 pend manager to implement the management plan and conduet
scientific monitoring programs,

Pond Areas
The ponds are gencrally Iocated in Four distinet sub-areas atong the coastal area of
the Kohana-iki site. From north to south these subrareas are identified as: Morth,
Middle, Seuth, and Far South. Each of the sub-areny has ¢ifferent characteristics in
terms of poad diversity, vitality and unigueness,

Allowahle Uses
Some pond areas of fer excellent apportunities for interpretive exhibits, especially in

instances whees remnants of prehistoric aquaculture may have been practiced,

The Pond Management Plan will have precisely defined preseevation snd buffer
areas similar to those proposed for the Waikolos Ponds. AHlowable uses, construction
and design restrictions within these areas will also be clearly detatled.

Pord Management
Each of the pond areas will be managed by the master developer its designated
agent.  The basic responsibilities of the pond managers will be to promote the
objectives stated above,

Pond Magagement Plan Formulation
The Manragement Plan will be prepared purtuant to securing the Special Manzgement
Arca Permit from the County of Hawait. The plan will be prepared in consultation
with the following agencies; U5 Army Corps of Engincers, US. Fish and Wildlife
Service, State Tepariment gl Planning and Economic Development, State Department
of L.and and Natural Resources, and the Hawaii County Planning Department.

Two recently focated ponds bie in the vicinity of the proposed marina basin.
Because of the preliminary nature of the planning fer the marina development {as
noted in the Draft Ei8), it is impossible to predict with cestainty the wHimaie
disposition of these two ponds. Although every effort in the design of the basin
will be made to preserve them, it is possible that one or both of them will be
destroyed. The disposition of these two ponds will be thouroghly discussed together
with a detatled discussion of the environmental, economic and social impacts of the
proposed marina development, in a subseguent application for a US. Army Carps
permit to coastruct the marina basin, :

Helher, Hastert, Yan Horn & Kimura, Planners 15 Angust 1986
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HELRER, HASTART, YAN HORN
£ YMURA PLARKERS

86 PLNG/5203
August 11, 1986

Mr. Albert Lono Lyman, Director
County of Hawail Planning Department
25 Aupuni Street

Hilo, Hawaii 96720

Dear Mr. Lynman:

Thank you for the opportunity to review and comment on the
Draft Environmental Impact Statement for Kohana-Tki Resort
Community, Xona, Hawali.

Recognizing the need for the development to inciude
euployee housing, the Developers have incorporated provisions
for such in the master plan. The Hawaii Housing Authority
{HHA} would like to further recommend that a representative
portion of the residential units be affordable to low {income)
to gap~group emplovees.

We request to be kept apprised of the progress of the
development, The HHA supports the continued cocperative
efforts between the developers and the County of Hawaii Housing
Agency to work towards providing and meeting employee housing
neads.

Por any further questions, please contact Colette Sakoda of
my stalf at 848-3226.

Sincerely,

RUSSELL N. PFUKUMOTO
Executive Director

ec: Mr. Thomas A. Fee
Helber, Hastert, Van Horn & Kimura

FE———

Ty

i3 August 1986

Mr, Russell N, Fukumoto
Executive Director
Hawaii Housing Autherity
1002 North School Strect
Honolulu, Fawaii 96817

Environmental Impact Statement (EiS)
Kohana-iki Resort Community, North Kanas, Hawaii
TMK 7-3-0% 3 & 1§

Dear Mr. Fukumata:

Thank you for your commenis of August L, 1986 1w Mry. Albert Lono
Lyman, Dircetor of the Hawali County Planaing Department, relative (o the
Drraft EIS for the propescd Kohana«iki Resart Commuanity.

The comment concerning your fecommendation that a representative porsied
of the residential units be affordabic to low (income) and gap-group
employees is noted and is coasistent with the devetopment concept for the
provision of on-gite employee support housing,

We thank yc:u for your suppert and intend to keep you apprised of the
progress of the developmeént,

Stocerely,

‘- H}%Ah’ HORN & KIMURA, PLANNERS

Thomas A, Fee
Project Planner

cc: Hawaii County Planning Department
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STAYE OF HAWAH Airports Division
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. Honolulu Interaational Airport
HOMOLLAL INTERHATIONAL ARPOHRT HONCLAULL, MAWAT P8BS AIR-EP Bonoiuiu, Hawaiz‘ 96859-
July 1S5, 1986 86,2370

Environmental Impact Statement (EISk
Kohsua-ikl Resort Commuoity, Nocth Kona, Hawaii
TME 7-3-09: 3 & 16

Ke. Albert Lono Lyman HE@E}}V{QH‘:\:

Director ] Dear Mr. Miyvamoto:

Planning Department JUL 23 1986

County sg Hawaii ) Thank you for your comments of Juiy 15, 1986 to Mr. Albert Lano Lyman
25 Aupuni Street HELBER, RASIAT, YA nuks Director of the Hawaii County Planning Department, refative to the Draf
Hilo, Hawaii 96720 ;{Mﬂ‘m EIS for the proposed Kohana-iki Resort Community.

pear Mr, Lyman: Pursuant 10 your request, we have asked our accoustical consultant, Gordo:
Bricken & Associates, to respond to yaur questions regarding the technicn
considerations underiying the noise methodolgy and modcel assumptions use
in preparing the Ly, contours included in the Dreaft EIS. Please refer i
the attached letier, n!n the Bricken response, refercmce is made to airpor
Runways 1 and 19 These are typical runway number assignments related i«
the girport noise model and should be used interchangeably with th
Keahole Airport Runways IV and 35 (ic, Runway | = Runway 35: Ruawa)
19 = Runway 17 .

Subject: Environmental Impact Statement (EIS) for the
Kohanaiki Resort Commupity
Xohanaiki, North Kona, Hawaii

We have reviewed the subject RIS and are particularly
interested in the discussions and exhibits on aircraft noise
impacts upon the project site, Based on information available to
us at this time, it appears that aircraft noise exposure on the
proposed resort site may be of greater significance than
purported in the BIS document. Therefore, we would like to
request that information on the noise methodology and/or model
utilized and the input data base (aircraft type/mix, tracks,
thrust settings, etc.) used Lo generate the noise c¢ontours in the
BIS exhibits be provided to us. With this information, we feel
that an assessment on the accuracy and validity of the noise
contours for Keahele Airport as depicted in the EIS document can
be ascertained,

We hope that the comments provided herein address the concerns rzised ir
your letter. .

Sincercly,

ERT, VAN HORN & KIMURA, PLANNERS

Your attention on this matter is appreciated.

Project Planner
Very truly yours,

Enclosure

cc: Hawaii County Planning Department

cc: MAr. Thomas A, Pee {Helber, Hastert, Van Horn & Kimura}
OEQE
AIR-H
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GORDON BRICKEN & ASSOCIATES \  maBLE 2

CONSULTING ACOUSTICAL and ENERGY ENGINEERS
CLIMB CURVES
LANDING . All airecraft 3° glide slope: Touchdown
July 28, 1986 at 100° from end of runway.
' EGEIVE
ﬁ ¥ TAKE-OFF
FUG1 1986 ()
HELSER, HASIART DISTANCE ALTITUDE
, HASHEL van iy -
ggéa':‘ici%S?FEgNERs & LINUSA PEANNERS 2 Eng. Turbo Fan _ Zero Zero
Grosvenor Center, PRY Tower 4,255 zero
733 Bishop Street, Ste. 2590
Honolulu, Hawaii, 96813 : 4,935 100
‘ ‘ ‘ 14,459 1,500
SUBJECT: RESPONSE ON REQUEST FOR INPUT DATA, 99,000 10,883
KEAHOLE NOISE CONTOURS
2 Engine T.P. z2ero zero
) - 1,600 z8ro
Dear Mr. Fee: 2,033 lo0
8,043 1,300
The majority of the data on the contours is listed on 99‘080 }9'31?
the maps. However, we are happy to repeat it. Keep in mind, all ’ ’
Operations Data ls based on materxrial supplied by The Planning
¢ ‘s office in 1983, which ined f he AL 2 Engine General
enter's office In + which was obtained from the rpartt Aviation and 1
The operatjional assignments are listed in Table 1 isg:ggogeneral —— .
{following page). A runway diagram is attached as Exhibit 1. 2,600 zero
Runways 19L and 19R are treated as one, 1R and 1L are also treated 3,132 100
as ane. 10,578 1,500
whe model used is a simplified version of the INM program 99,000 12,553
I wrote some years ago to work in an IBM-PC. fThe noise data,
the climb curves, and the thrust conditions are from the INM
modal. The dats is listed in Pables 2, 3, 4, and 5. 1) Asgume stage lengkh -~ zero to 500 miles.
{2} Straight-line segments.

\ 16821 East Seventaenth Street, Suite K ®  Sante Anm, CaliforniaB2701 o Phone{714}835-0249 /
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TABLE 1

CPERATIONAL DATA

TOTAL OPERATIONS:

74,296 (non-military)
RUNWAY UTILIZATION:

Runway 19: 80% Departures: 20% Landings

Runway 1 : 20% Departures: B80% Landings

DATA USE:
CASE DEPARTURE LANDING
1. a. Jet Commercial 198 = 100%: 1B = 100% 1B = 100%; 198 = 1@
b. Hon-~Commercial
and Air Taxi 198 = 100%: 1B = 100% 1B = 100%; 198 = i@
r a. Jet Commergial 184 = 100%: 1B = 100% lﬂ = 100%: 19A = 10
b. Non-commercial
and Adir Taxi 198 = 100%: 1B = 100% 1B = 100%: 198 = 10
AIRCRAFY? TYPE:
OPERATIONS PERCENTAGE
2 Bng. Turbo Fan 20,510 27.6
2 Engine TP
{Air Taxi) 31,473 42.4
Genaral Aviation:‘l}
1B 12,718 17.1
2B 9,564 12.9
TOTAL 74,286 100.0

(1) General Aviation split 57% 1EB: 43% 2B,
DAY /NIGHT:

100% Day: zerc % night all aircraft

Samnening

SLANT RANGES
100

125
158
183
251
3ls
358
501
630
794
i,000
1,250
1,580
1,9%0

2,510

{1}

(2}

3,160
3,980
5,010
6,300
7,940
16,000

AjG
G/e

TABLE

3

NOISE CURVES ~- DREPARTURE

2 ENGINE
TURBO FAN
blﬁ‘l) 6/
125 124
123 122
121 120
120 118
118 116
117 114
115 113
114 111
112 108
110 106
108 102
105 98
163 35
102 94
99 30
96 87
95 85
92 82
90 80
88 18
86 16

= Ajr-to-Ground
= Ground-to-Ground

TURAO PROP
2 ENGINE
A/G GJ/G
109 108
107 106
105 104
104 162
103 100
101 99
100 87
39 96
97 93
36 82
94 89
92 86
90 83
89 81
87 78
85 76
a3 74
g2 72
79 69
78 68
76 66

Subtract 3 for single engine

GENERAL AVIATION(Z:
2 ENGINE
376 AND GIG

110
109
108
107
106
105
104
163
101
io00
98
36
95
93
51
89
a1
B5
23
81
79
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TABLE 4 © 7 TARLE 5

ROISE CURVES == TANDING THRUST ADJUSTMENTS
SLANT RANGES ZETF ngngﬂgggg GENgngggﬁggnTlos LANDING DISTANCE ADJUSTMENT
Lo its 98 {1) LANDING:
125 116 -7 2 Enginé Turbo Fan Zeroe Zeroc
158 115 95
2,000 8.0
192 113 2 16,000 zerc
251 111 82
316 $10 1 2 Engine Turbo Prop
398 167 B9 and General Aviation zero zero
501 105 87 10,000 zero
630 103 85
794 100 &3 DEPARTURE:
1,060 97 81 .
1,250 94 79 2 Engine furbo Fan Zero 7.5
1,580 91 77 2,600 zero
1,990 88 75 2093 - L8
2,510 © 85 73 2 Engine Turbo Prop
3,160 82 7 and Genexal Aviation Zero z2ero
10,000 Z8ro
3,980 78 68
5,010 75 66
6,300 73 64
7940 70 62
10,000 68 59

{1} Same as 2 Engine Turbo Fan (2ETF}.
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The program works just like the INM. The Lg, value
is computed to the equation:

Ldn = SEL + 10 Log W - 49.4

Where W = ND + 10 NN

¥, = Number of operations in a day

Ny = Nuwmber of operations in a night

The basic operational module is the number of ajrcraft
aperating in a path for the time of day. This number accounts
for path percents, runway utiligzation percents, aircraft percents,
and total operations. The program alsc computes the slant rangs.
based on a ground point x feet from reference along path and y
feet to side from path and altitude. "This slant range is used to
look up noise data for the aircraft. The program rwuns through
all combinations for the ground point and sums the output for a
total noise level. Points are programmed. The major difference
with INM is that the program accepts fewer aircraft types (i.e.
library storage is limited) and paths, 80 as to be able to work
within the storage constraints of an ISM-PC without hard disk
and to run programs quickly. Keep in mind, we said, that this
is not an INM run and will be limited. However, we are confident
that the data is expressed correctly.

We hope this information will clarify any guestions, and
if we may be of further service, please do not hesitate to contact
us.

Prepared by:

Gordoh Bricken
resident

Jmmb

HE

15A

1A

EXHIBIT 1
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STAYE OF HAWAN
CEPARTHENT OF #LAMMING
AND ELONOME DEVELGPMENT

GEORGE R ARITOSHE
Govarnor

TN ILO PHIL TACBIAN

. s = Charean

LAND USE COMMISSION FREDERICE 2. e e

Vit Shawman

Room 143, (Ol Federat Bidg., 235 Megnant Slrest COMMISSION MEMBERS:

Honofdu, Howais SHHL3  Toiephone: 56461 1 sishord ¥, *. cray | . University Of Hawaii at Manﬂa

Lewrence ¥, Chan
Everutt bL. Cuskades
Sinone K. Rubln

Eavironmental Center
Foru Suruki

Sobert S. Tamaye R Crawiord $17 « 2550 Campus Road
R T S REcEIvE|
Eneornkive (Hficer . .
July 16, 1586 ' Auglust 5, 1946 fUG 1.8
HEBER, dasi.kt, tan iuki
Mr. Albert Lono Lyman, Director & KT PLANERS

Cemnty of Hawaii Planning Department
25 Aupuni st.
Hilo, Hawaii 967320

Mr, Albert Lono Lyman, Director
County of Hawaii Planning Department
25 Aupuni Street

Hilo, Hawail 96720

Dear Mr. Lyman:

Re; Kohana-iki Resort Community, Draft Enivironmental Impact Statement,
Kehana~ixi, North Kona, Hawaii

Dear My, Lyman: : ‘ ‘The Kohana-iki Resort is arlarge scale, 2080 unit, resort development
.. ke be constructed on the north Kona coast of the Big Island. wWe have
Subject: Draft Environmental Impact Statement for : reiriewad this document with the assistance of Bion Griffin, Antnropology;
the Kchanaiki Resert Community, Kohanaiki, Richard Brock, Hawail Institute of Marine Bioclogy: Yu-§i Pok, Civil
North, Hawaii Engineering; Deak Cox, emeritus Cecphysicist and Scott Derrickson;
Environmental Center.. The issues examined by ocur reviewers included
Thank you for the opportunity to comment cn the subject sections on natural hazards, the future marina, the impact of the
EI5. We have no comments to offer at this time. ‘development on the adiacent marine environment and particulariy the
anchialine pond system, the availabllity of water resources to service the
Sincerely, development, and the provisions for disposa) of waste water.

. gl C. (p.I¥~17): In the Uniform Building Code seismic risk
ESTHER UEDA classification, the highest risk zone is Zone 4, net 3 as stated in the
Executive Officer EIS, although Zone 4 is restricted to a part of California,
Flood Hazard (p.IV-17): The highest historic tsunami runups on the Kona
EU:to - Coast were those of the Japanese tsunamd of 1896, not the Chilean tsunami
of. 1360, Records of both tsunamis were taken into account in estimnating
cg: «Thomas Fee . the 100-year tsunami hazard indicated in Federal Emergency Management
Agency (FEMA) Fleod Insurance Rate Maps.

Marine Environment

E@Eﬂwg L . We undexstand (p.I-5) that a Supplemental EIS will be prepared when the
D. : necessary permit ls resuested from the Coxps of Engineers. At that time,
W1 1988 . further marine studies should be undertaken to establish the eurrent
- ’ i baseline data on the marine ecosystem that will be affected by the marina
HELBER, BRSTLRY, vin HORN developnant.
& Kiahims Lt aline Ponds

The Xona Ceoast contains numercus anchialine ponds, of which the
Kehana-iki area constitutes one of the larger concentrations of relatively
-undisturbed ponds of high salinity. High salinity ponds {eq. above 12 )
are relatively uncommon along the Kone Coast. Many of the rarer hypogeal,

AN CRAUAL OPPORTUNITY EMPLOYER
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exyptic shrinp species are found in higher salinity ponds {above about 13 )
and are mosb frequently seen at night. MNight sampling coinciding with high
tides should be undertaken in all ponds that do not have ‘exctic fish so
that a complete accounting of aquatic rescurces is insured.

The developer proposes little destruction of pond rescurces on the site
and has autlined different mitigation measures te Iimit negative impacts.
Censiderable changes to the and area drainage patterns
are proposed, thug mitagative measures and management pians seek to develop
arcund but “preserve® the ponds. 'the initial impacts to the anchialine
mmmmaybemmmmmmaimgmwewfindthei:wactfxm
development {eg. chronic elevation of nutrients avar copsiderable time)
could result in permanent changes to the pond biota, If al) the pond
#ystems along the Kona Coast are so developed, the future of the pond
resources along the Kona Coast is jeopardized. The potential cummulative
impact of the many adjacent developments along the Kona Coast on the
andﬁalimpmdrmmsshmldbegivmdismmioninmm. Since no
lony term abservations exist that ceuld substantiate whether significant
impacts will or will not occur caution is advised in developing projects
near anchialine pond rescurcss.

Hater Source: ’

The statement (p.IV-45) that * water limitations in the reqgion are a
problem of development and transmisslon rather than source availability »
is not Bupported by a listing of avallable sources, The Department of
Water Supply, County of Hawaii has stated that “based on the prevailing
water situation in the area, water is not avajlable for the proposed
project”. this seens to indicate that the developer will either need te
privately develop a new water source or enter into a joint water agreement
with the County of Hawaii for devaelopuent of a new water source.

stawate

The effivent disposal alternative of golf course pond storage and
irrigation needs further elaboration in the Final EIS. Although this
method is used in other areas, questions have recently been raised
rega;dhg potential health problems agsociated with golf course effluent
ponds.

We appreciate the opportunity te comment on this DEIS.

ours truly,

~ R
/7 J{_’f“ e

cquelin Milier
Acting Associate Director

ce: Patrick Takahashi
QEQQC
Thomas A. Fee
Bion Griffin
Richard Brock
¥Yu~8i Fok
Doak Cox
Scatt Derrickson

153 August 1986

Ms. Jacguctin N, Miller
Atting Associate Director
Environmental Center
University of Hawaii
Craw{ord 317

2550 Campus Road
Hoenoluly, Hawali 96822

Environmental Impact Statement (BISk
Kohana-iki Resort Communily, North Kona, Hawaii
TMK 7-3-09: 3 & 16 ’

Brear Ms. Miller:

Thank you for your comments of July 30, 1986 to Mr. Albert Lons ELyman,
Director of the Hawaii County Planning Department, relative to the Drafp
EIS for the propesed Kohana-iki Resort Community, = 7

Comment: In. the Uniform Building Code seismic risk chassification, the
highest risk zone is Zone 4, not three as stated in the EXS, although Zone 4
is restricted to a part of California.

Respoase: Your comment has been incorporated into the revised EIS.

Comment: The highest historic tsunzmi runups on the Xona coast were
thase of the Japanese ssunami of 1896, not the Chilean tsunami of 1960

Response: Yaur comment has been incerporated into the revised EIS,

Comment: We understand tpd-5) that a supplemental BIS wifl Be prepared
when 1he necessary permit is requested from the Corps of Engincers. At
that time, further marine studies should be undertaken to establisk the
current baseline data on the marine gcosystem thar will be afTected by the
marina development.

Response: Az you mnote, lurther marine stedies will be pndertaken (o
establisk the baseline data on the marine ccosystem that will be affected by
the maring development.

Comment: The potential cummaulative impacts of the many adjsrent
developments along the Kony Coast on the anchiniine poad resources should
be given discussion in this EIS, .

Respunse: The concept that all the anchialine ponds along the Kona Coast
are somchow directly connected, in a manner such as a ¢ommon body of
water, and that all these ponds can be considered a single resource (ung
thergfore subject to cummulative impacts) is not supperted by scicatific
evidence at this time, Furthermore, the appticant has stated that none of
the Kohana-iki ponds will be -destroyed {with the possible exception of one
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Ms, Jacquelin N, Miller
IS August 1986
Page 2

or two ponds located in the vicinity of the proposed marina) and that a
pond management plan will be prepared to manage the ponds in perpetuity.

Comment: The statement (p.IV-43) that "water limitations in tha region are
a problem of sowurce developmicnt and transmission rather than souree
availability is not supported by a tisting of availahle sources. The
Department of Water Supply (DWS) has stnted that "based on the pravailing
water situation in the srea, water is not availabie For the proposed project.”
This scems to indicate that the develeper will either peed to privately
develop a new water source or enfer into a joint water agreement with the
County of Hawaii for development of 5 new water source,

Response: The groundwater resources of the Kona area have been estimated
t¢ total 100 million gallons per day {MGD) (Hawaii Water Resources Plan,
1979:54).  The capacity of the North Kona water system is estimared to
reach 144 MOGD by 1990 (EIS, Page F-11) Therefore, additional
developments in the Kona area will have to assist in new watsr source and
transinission systems in order to scquire adequate sources of water supply.
The favored water supply source at this time is to either purchasc shares in
an cxisting waltr sOource agreement or participate in & new water source
agreement {both alternatives uader the auspices of the DWS).

The letter from the DWS referred to in your comments was written in
reference te the EIS preparation notice. A subsequent DWS response to the
Draft Ei§ (reprinted in this Chapier) concurs with our assessment that
"Additional source and transmission facitities aced to be constiructed.”

Comment: The effluent disposal alternative of golf course pond storage and
irrigation nceds further elaboration in the Final EIS. Although this method
is used in other arcas, questions have recentty been raised regarding
petential health problems associated with golf course efflucnt ponds.

Response: Your attention is directed to Chapter 4333 and Page F-16 which
centain discussions of measurcs to mitigate health problems asgociated with
goifl course use of wustewater ¢ffiucat.

We trust our responses have addressed Yout concerns.

Sincerely,

T‘,“jAN HORN & KIMURA, PLANNERS

Thomas A. Fee
Project Planner

cc: Hawaii County Pianning Department

e ey, G sy, S ey

University of Hawaii at Manoa

‘Water Resources Research Center
Holimes Hall 283 » 2542 Dole Street
Heonoluln, Hawaii 96822

& August 1988

RE@EHVE@

hyG 21886

Mr. Albert Lomo Lyman, Director HEESER, SASTERT, ¥AN BORN
County of Hawali Planning Depariment ' -
25 Aupuni Street  KINURA PLAANERS

fHio, Hawail 96720
Dear Mr. Lyman:

Subject: Draft Environmental Impact Statement, Kohana-lki Resort
Community, North Hons, Hawaif, July 1986

We hava reviewed the subject DEIS and offer the following comments:

1. The specific locations of the anchialine ponds shown in Fig. 14
should also be clearly designated in the development plan (Fig. 3)
80 that their relative locations can be seen.

2. The full text of the Anchisline Ponds Management Plan is not
availabla for review.

3. Water suppiy alternatives are presented (p. [V-44) but no
specific source has been ldentified; therefore, its environmental
impact cannot be reviewed,

Thank you for the opportunity to comment. This material was
reviewed by WRRC personnel.

i D Hestagerk

Edwin T, Murabayusghi
EIS Coordinator

ETM:jm

ce: T.A. Fee
Helber, Hastert, VanHorn & Kimure

AN EQUAL GPPORTUNITY EMPLOYER
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5 Auvgust 1986

Mr. Edwin T, Murabayashi

EIS Coordinator

Water Resources Research Center
University of Hawaii

Holmes Hall 283

2540 Dole Streat

Honoluly, Hawaii 96822

Environmentsl Impact Statement (EISk
Kohana-iki Resort Community, North Kona, Hawall
TMK 7-3-09: 3 & 6

Dear Mr. Murabayashi:

Thank you for yvour comments of August 6, 1986 to Mr. Albert Lono Lyman,
Birector of the Hawaii County Planning Department, relative to the Dralt
EiS for the proposed Kohana-iki Resort Cammunity.

We have enclesed a copy of the Preliminary Site Plan (Figure 3) with the
pond information highlighted, It should be noted that the site plas is
preliminary and was prepared ouly to show the relative massings and
densitics required to develop the project.

Your comment that the Full text of the Anchialine Pond Management Plan
is net available for review is nated. We have attached a brief report
entitled "Guidelines for the Kohana-iki Anchialine Pond Management Plan®
which we {eel catablishes the framework for a comprehensive management
plan.  The actual plan will be formulated over the coming moeths and
submitted pursuant to the Special Management Permit process administered
by the County of Hawazii,

Your comment about watker supply aiternatives is noted. As stated in the
EIS, the applicant is considering 8 number of alternatives {Chapter 4.3.2).
The most promising 2t this point in time is the development of a new water
agreement with the County wherein the County would be respensible for
casement acquisitions #s weli as design and deveiopment; funding would be
provided by a posl ef developers. Because the Kohana-iki development
would enly be one of many participants in the water seurce agresment, it
would be incumbent on the county-the actual water system developer--to
provide a comprehensive impact analysis, should they deem it necessary.

Mr Edwin T, Murabayashi
13 August 1986
Page 2

We hope our responses have adequately addressed your comments.

Sincerely,

Hgmﬂi,’?i}"f T, VAN HORN & KIMURA, PLANNERS

U
Thomas A. Fez
Project Planner

Enclosuse

¢c: Hawaii County Plananing Department

e
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g 4 7 5 éﬁ § GUIDELINES FOR KOHANA-IKT ANCHIALINE POND MANAGEMENT PLAN
T 1

é g ‘I: § 3?' o Intent
- : = - :’i‘; This document has beer prepared as part of the Kohana-iki Resort Community Finat
b aga o g 8y - Environmental Impact Statement (EIS)- The intent of rthis dosument is to set forth a
£ g&::’ T P !ﬁ SN generaf framework within which a detailed anchialine pond mansgoment plan can
£ & y‘? o] 51' < be prepared. A major purpose i3 to express the désire of Kona Beach Deveiopment,
N Eiié v g §ﬂ N L.P, the developers of the Kohana-iki Resort Community, te preserve the unigue
& ¥ 4 anchialine pond Fesouice in perpetuity.  As stated in the Draft EIS, irge

*-4nd the policing and maintenance of the pond
resource will be the reponsibitity of the developers, ’

0 Management Plan Objectives

4. Maintain the environmental integrity of the existing ponds;

b, Protect and manage the reswurce to provide cducational and interpretive
opportunitics to the public; .

-3 Control and monitor canstruction activities so that scoondary impacts may
be identified and mitigation proposed te avoid any detrimentaf impacts to
the ponds; and,

d. Provide for a pond-manager to implement the management plan and conduct
scientific monitoring programs, . .

o Fond Arceas
The ponds are geaerally located in four distinct sub-areas alang the coastal area of
the Kohana-iki site, From north % spwth these sub-areas are identifisd as Maorth,
Middte, South, and Far South. Each-of the sub-zreas has different chiaracteristics in
terms of pond diversity, vitality and uniqueness.

2 . e st 1 g}
el

Sy TR
e
. TR =

o Aliowable Uses
Some pond areas of fer excsllent opportunities for interprotive exhibits, espegially in
instances where remnants of prohistoric aguaculture mway have been pracriced.
Other areas may lend themselves to different levels of activity, ranging {rom
extremely lisrited to very active. .

-

The Pond Managemest Plan will have precisely defined preservation and buffer
areas simiiar to those proposed for the Waikeloa Ponds. Allowable uses, consiruction
and design restrictions within these areas witl also be cléarty désailed.

o Pond Management
Each of the pond argas will be managed by the master developer its designated
agent.  The basic responsibilities of the pend managers will be to promole the
objectives stated abpve.

o Pond Management Plan Formulation
The Management Plan will be prepared pursuant to sccuring the Special Management
Arca Fermit from the County of Hawaii. The plan will be prepared ia consuitntion
with the following agenciés: ULS. Army Corps of Eagineers, ULS Fish and Wildlife
Servige, State Department of Plaaning and Economic Development, State Bepartment
of Land and Natural Resources, and the Hawaii County Planning Brepactment.

Twao recently focated ponds lie in the vicinity of the proposed marina basin.
Because of the preliminary nature of the planning for the marina devéiopment (as
noted in the Draft EIS), it is impossible ta predict with certainty the witimate
disposition of these two ponds. Although every effort in the design of the bssin
will be made to preserve them, it is possible that one or both of them will be
destroyed. The disposition of these two ponds will be thouroghly discussed togather
with a detailed discussion of the eavironmental, sconomic and social impacts of the
proposed marina development, in 2 subsequent application for a US. Army Corps
permit to construct the marina bagin.

s

WHAWANIWAR P2,

ANCHIALINE FONDS Il

PACIFIC QLEAN

Helber, Hastert, Vas Horn & Kimora, Planoers 15 August 1986
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é PLANNING DEPARTMENT

" 2% AUPUMNI STREET & HILO, HAWAIL 06730 K. CARPENTE!
1906) 9618258 BANTE K. { ANI'!,:I.‘::
C
?{UNTY OF ALBERY LONOG LYMAN
AWAIT Diwector

iMa A, FHANAIA
DPrpwty Director

Rugust 7, 1986

Helber, Hastert, Van Horn and Kimura
Grosvernor Center, PRI Tower

733 Bishop Skreet, Suite 25%0
Honoluluy, Hawaii

RE@EWED

[461 - 1986
Attention: Tom Fee HELBER, HASFERT, VAN HORK
Gentlemen: ) £ KIMURA PLANNERS

Kohanaiki braft BIS - Comments

We have reviewed the subject draft EIS and submit the following
comments. (ur comments are submitted with the understanding that a
supplemental EIS will be prepared when detailed plans for the marina
are developed and the impacts from this portiop of the proposed
development can be adequately assessed and described,

Land Use Policies: In the section discossing the General Plan Land
Use Pattern alldcation Guide (LUPAG) map designations, we suggest
that the document consistently use the term *designations® rather
thaq “zones" in order to avoid aany confusion with actual zoning
designations. The statement regarding the General Plan designation

for the Hawaii Ocean Science and Technology (HOST)} Park is not
correct,

Archaeological impacts: Although the draft BIS and archaeological

reconpaissance report adequately describes the sites on the
property, the survey methodology and an outline of recommendations
far additional work, these documents do not describe the sites in
relation to the sites in the adjacent Kaloko-Honokohau National
Ristoriec Landmark. fThe draft EIS also does not discuss the current
status of and the possibie indirect impacts to the proposed National
Historic Park at Kaloko-Honokohau.

Helbert, Hastert, Van Horn and Kimura
August 7, 1986
Page 2

While the National Parks Service has commented that the
recommended boundary for the proposed National Historic Park
includes the coastal strip of Kohanaiki tc Wawahiwaa Polnt, we are
not aware that these lands have been part of the official appraisals
and proposals to purchase and/or exchange lands or easements by the
National Park Service. A clarification on this inclusion within the
park boundaries ghould be discussed in the final EIS.

The BIS should note that the County will further review the
archaesological impacts if the property is eventually rezoned, and
that the site preservation requirements will be determined in
conjunction with the Shoreline Management Area permit,

Recreationsl impacts: Although Sec., 4.1.17.2 notes that public

aCCcess is cafrently planned for the Xohanaiki Resort, a public
access system is not described in this section nor in the section
relating to the overall master plan, TIs it, for example, the intent
to keep the coastal apcess to pedestrian ways with mauka-makal
points of entry or is it the intent te maintain the existing
un-improved jeep trails or allow for some vehicular lateral access?

Support Housing: It should be noted that there has not yet been a
détermination made regarding the extent of the support housing that
will be reaquited in conjunction with the development of the resort,
The County's resort housing requirement in the General Plan should
be included., The reference to consultation with "County Housing
officials* shouid be changed to *"County”. The analysis of housing
reguirements should also include consideration of the indirect
population impacts and the resulting housing requirements.

Anchlaline pond impacts: 'TFhe anchialine pond managesment plan wili
be addressed in conjunckion with the Shoreline Management Area
permit process and should alseo include the Planniag Department as a
consulting party. Is this regard, the Army Corps of Engineers may
be involved only if ponds are filled or new ponds are created. We
would aiso note that the mangrove stand also impacts upon the
anchialine ponds, Will the management plan alsc address the
possibility of removing this stand to prevent its taking over the
anchialine ponds in the vicinity?

Marina construction impacts: In addition to a Fader§1 E15, a
supplemental ELS under chapter 343, H.R.S. (State} will also be
requi red,

e, [ —
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Helber, Hastert, Van Horn and Kimura
August 7, 1986
Page 3

Roadways and probable impacts: The impact of the resort visitors,
residents and employees on traffilc needs further analysis beyond the

probable impact on the (Queen ZXaahumany Highway.

Wastewater treatment and disposal: Gross order of magnitude cost
€4t {mates should bBe ptou&es EGY the alternative wastewater

treatment and disposal systems for the proposed resort,

Water rescurces: Section 4,3,2 conciudes that water limitations are
a probiem of deévelopment and transmission rather than source
availability, hence negative impackts on the environment from
properly designed and operated systems should be negligible, Since
no petential scurce or sources have been identified, we do not feel
that the draft adequately addresses the issue of the present lack of
a water source and system for the proposed development, the
anticipated demand, potential scurces to meet that demand, and gross
order of magnitude costs for systems development.

Should you have any queétions or wigh to meet with us to digcuss
these comments, please do not hesitate to sontact us,

Sincerely,

ALBERT LONO LYMAN
Planning pirector

ALL/VKG:aeb

ety e, A ey s, ARy

5 August {986

Mz, Albert Lone Lyman, Director
Hawaii County Planning Department
23 Avpuni Street

Hilo, Hawaii 96720

Environmentsl Impact Statement {EIS);
Kohana-iki Resort Community, North Kona, HawaH
TMK 7-3-09: 3 & 16

Dear Mr. Lymam:

Thank you for your comments of August 7, 1986, relative to the Dralt FIS
for the proposed Kohana-iki Resort Community, We have responded to your
comments in the erder they have been presented.

Commest: Land Ilse Policies In the section discussing the Gensral Plan
Land Use Pattern Allocation Guide (LUPAG) map desigrations, wo suggest
that the document consistently use the term "designations™ rarfisr than
“tones” in order to aveid any confusion with actual zoning designations.
The statement regarding the Ceneral Plan designation Yor the Hawaii Ocean
Scieace and Techaology (HOST) Park is not cerrect. :

Response: Your recommendation regarding the use of the word
“designation" in reference to LUPRAG Mag land uses is noted and the
appropriate revisions have been made to the EIS. We have also corrected
the statement made on page i11-24 of the DEIS te- clarify that the
"Industrial® LUPAG designation of the property was aof derived through
the county zoning erdinance, :

Comment: Archagolesical Impacts,

2. The DEIS and the archacological reconnaissance report do  not
adequately describe the relationship between the archasological sites at
Kohana-iki and those of the adjacent Kaloko-Honekohau,

b. The DEIS also does not discuss the current siatus of the possible
indirect impacts to the proposed National Historic Park at Kainko-
Honokohau.

¢ A clarification of the proposed Mationa) Park boundary with respect o
the Kohana-iki site should be discussed in the FEIS.

d. The EIS should note thay the County will further review  the
archacological impacts i the property is evensualiy rezoned, and that
the site preservation requirements will be determimed in cenjunctica
with the Shoreline Mapagement Area permir.
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Mr, Albert Lono Lyman
ES Angust 1986
Fage 2

Response:

3. The principal purpose of the full archacological recomnaissance study
prepared for the Kohana-iki site was to identify and locate sites or
features of archacological and histeric significance. The report did not
specifically address the interrelationship of the Kaloko and Honokohsu
archavological sites with those of Kohana-iki.

The Kafoko and Honokohau ahupus'as are located directly south of the
Kobhana-iki ahupua'a and have been identified for purchase as
national park by the National Park Servige, At lsast two major
fishponds at Kaloko-Honokohau have provided the focal point for a
large prohistoric setilement, much like Anacho’omaly and Kalahuipua's
further north alosg the West Hawaii coastline. Associated with the
large prehistoric s=ttlement at Kaloko-Honokehay, are 3 major hefau, 2
large cemeiery and a holua stide. Archaecological evidence as well as
traditional cvidence indicate the Kaloko-Hoackohau area was a very
important political and ceremonial center.

The Kaloko-Honokohau arez is alse characterized by its soils which
were abie 1o support prehistoric agriculture. Thess soils extend over
into the southern portion of the Kohana-iki site, and thus it is cxpectad
that some Hmited (arming took place there as well. In additisn to this
possible interrelationship, & namber of farge prehistoric habitation
complexes occur in the coastal portion of Kohara-iki, which appear o
be related to the adjacent Kaloko-Henokohau settlement or at least the
fishponds. An examination of these remains indicates that Kohana-iki
may represent a transition zone of seitlement pattern from alii class at
Kaloko-Horokohau to a pommoner class on the periphery.

b. The comments of the National Park Service and our responses to them
present a detziled discussion of the possible impacts to the Natioaal
Histerie Park at Kaloko. Thest comments have been incorporated into
the comment section of the revised EJS.

<. Refér to response {b) above.

4. Your comment is noted. The EIS notes that the County will farther
review the archaeologica! impacts if the property is eventualfy rezoned,
and that the site preservation requircments will be determined in
conjunction with the Shorcline Management Area permit.

Comment: !ﬂmﬂﬂﬁlﬁm A public access system is not adequately
described in the DEIS.

Respoase: The intent of the public access system is To maintain the present
coastal access to futeral pedestrian ways with two mauka-makai points of
eatry: one af the Pine Trees beach area] and one at the proposed marina.
Vehicular use of the cxisting jeep trail aiong the shoreline will be
prohibited,

ST

Mr, Afbert Lono Lyman
15 August 1986
Page 3

Comment: Support Housing. [t should be noted that there has not yet been
a determination made regarding the extent of the support housing that will
be required in conjunction with the development of the resort. The
County’s resert housing requirement in the General Plan skould be included.
The relercnce 1o consuitation with "County Housing ofFicials" should be
changed to “County” The analysis of howsing requircments should also
inciude consideration of the indirect popuiation impacts and the ressiting
housing requirements,

Response: As you point out, there has not yet been 3 determination made
regardiag the extent of the support housing that will be required ia
conjunctian with the development of the resort, Regarding the Couaty's
resert housing requirement found in the General Plan, your attention is
directed towards Chapter 4.2.5, Page I1V-37 where relerence iz made to the
housing requirements of the General Plan,

Your comment to change “County housing ofFicials™ to "County” is noted
apd corrected in the revised EIS.  Regarding indirect population and
housing demards, they will inevitably he generated as a resudt of resort
development. These demands are caused by workers whose employment iy
indirectly supported by the resort devclopment and by mew workers filting
positions vacated by others who would take jobs at the resort. The fndirect
employee housing demands are extremely hard to predict, partly due to the
difficulty in understanding how many times job turnover occurs dows the
line as a resuit of an initdal job change and how much housing is necded for
each subsequent change. Because of this, a continuing diatogue must ensue
with S1ate and County agencics to insure that these very real housing needs
arg met,

Comment: Anghialine Pond Impasts. The anchialine pond management plan
will be addressed im comjunction with the Shoreline Management Arca
permit process and shouwld alse include the Planning Department as a
consuited party. In this regard, the Army Corps of Enginvers may be
involved only if ponds are filled or new ponds are created. We would alse
note that the mangrove stand also impacts cpon the anchialine ponds. Wil
the management plan also address the possibility of removing this stand o
grevent its taking over the anchialine ponds in the vicinity?

Response:  We concur with your assessment that the anchiztine pond
management plan can best be addressed in conjunction with the SMA permit
process and that your agency should be iavolved in plan formulation, We
have prepared a briel outline entitled "Guidelines for Kohana-iki
Anchialine Pond Management Plan® For your review. This document will
provide a guide to futvee ptan formulation.

Camment: Marina  Construction. la addition to a Federal EIS, a
sepplemental EES under Chapter 343, HLR.S. {$1ate) witl also be required,

Response: Your comment is noted and incorporated into the EIS.

ot e e s, T
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Mir. Albert Loro Lyman
t3 August 1986
Page 4

Comment:  Roadwavs gnd Probahiz Impagts. The impact of the resort
visitors, residents and smployees on traffic needs further analysis beyond
the prebable impact on the Queen Kaahumanu Highway.

Response: Regional traffic impacts are difficult to predict in the absence of
large amounts of data on projected regional, economic, employment and
housing forecasts and detailed information on the nature and timing of
regional development proposals, Matwithstanding this, it is possible to
discuss at a general level the anticipated regional impacts of vehicular
{raffic generated by the Kobana-iki Resort.

Increased vehicular ¢raffic can be capected to increase island-wide as a
result of the resort development ss is the case whh any sigailicant new
development.  Bechuse the resort is located near the regional airport
(approximately two miles distant) and because this will be the major port of
entry ard departure for the majority of the resort guesks, a major scgment
of the vehicular traffic (Le., visitor trips to and from the Keahole Airport),
wilt oanly impact a small portion of the Queen Kaphumanu Highway
including traffic in and out of the Airport. This is not the case with maay
other resorts in South Kohula and North Kona as these resorts are locared
much further away From the airport and hence cause a greater impact.

As noted in the EIS, Kohana-iki is a planned, intcgrated resort.  All
amenities will be located one-site making it unnecessary for any of the resort
guests and residents to travel off the site. Many guests will of course wish
to travel to the numerous scesie, cultural, recreational and camumarcial
attractions the Big Island has to offer. Kaitua-Kona, a major commercial
canter, will be a principal attraction to many of the guests and residents
and will therefore experience increased traffic. The costs aszociated with
this increase in traffic will at least partially offset the increase in sales and
ussociated tax payments of Kailua-Kooa merchants, The volume of trips to
any particular iocation other thaa perhaps to Kailva-Kona, is not expected
to be signilicant.

The 1,525 amployees (the majority of which wifi be empioyed at either the
two hotels or in one of the commercial shops) of the resart are expocted to
reside, for the most part, either onsite in on¢ of the 130 support housing
units {ne commute-ro-work trips) or south of the résort in the greater
Kativa-Kona arsa.  Some will igevitably commute from as far away as
Hamakua and Hawi to the sorth and as far south as Captain Cook, With
the majority of employzes expected to commute from ghe Kailua-Kona area,
it can be expected that this area will receive the greatest impact. To a
certzin extent, Kailua-Kona residents commating to aad from work at the
resoet will offset residents from rural oreas and other districts commuting
to work in Kailua-Kona. Alse, because of the nature of hotel employment
(1,008 employecs) where work shifts work around the ctock, peak hour
raffic flows generated by the resort will be somewhat attenuated as will
impacts w0 critical interscctions in Kailua-Kona such as the Queen
Kaashumanu/Palani Road Intersection.

in summary, the impact of the resort visitors, Tesidents and employees on
tralfic can be expected to extend beyend the impacts on the adjacent Queen

Mr. Albert Lono Lyman
15 August 1986
Page 5

Kashumanu Highway. Next to the resort itself and the immediate SCEMments
of the Queen Kanhumanu Highway adjocent to the resort, the greatest
potential impacts of resort related traffic would appear te be in and around
the Kaifua-Kona area, This wilt be at least partialty offset by increases in
retail sales by the local merchants, Resort employees will also add to the
Kailua-Kona traffic but because of the nature of the employment, these
impacts ar¢ not expected to be significant.

Comment: Wastewater Treatment and Disposal. Gross order of magaitude
cost estimates. should be provided for the alternative wastewater troatment
and disposal systemns for the proposed resort,

Response: At the presead time, the favored wastcwaler treatment system is
2. centratized- plant and. transmission system  which <3a be built in two
phases to correspond with the development phasing of the resort. The gross
arder of magnitude cost for this system is estimated st $8.32 million.

Comment: Water Resources. We do not ecl the DETS adequately addresses
the issue of the present tack of a water source and system fer the proposed
development, . the anticipated demand, petential sources to  mect thar
demand, and gross order of magnitude costs for systems development,

Response: The EIS examincd four potential water development alternatives
(Chapter 43.3, Page IV-44).  As noted .in the EIS, the most probable
alternative is the development of a. mew water agreement wherein the
County would be responsible for easement acquisition as welt #s-the design,
source development and operatisn; funding would be provided by a poal-of-
developers. Another variant of this alternative would be 1o purchase shares
in an existing water source agreement, Because these types of agreements
pass cantrol of source development over fo the County, it i3 impossible 1o
identify the actual source of water at this time. The anticipaied demand
for water has been recently seexaminaed by our engineers in Hght of new
information From the Department of Water Suppty and further refinement
of the landscaping plan. - Table 10, Projected Water Demand, has Been
adjusted to refiect the current buili-out water demand of 2.7 MGD. The
gross order of magnitude cost to provide this amount of water to the resert
is estimated at $12.65 million.

We trust our responses have addressed vour concerns.

Sincerely,

T. VAN HORN & KIMURA, PLANNERS

y .
Thomas A. Fee
Project Planner

Enclosure
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frarte K. Carpenter

Mayor

Eugene M. Tiwanak
Managing Dwector

DEPARTMENT OF PARKS 4 AECREATION
COUNTY OF HAWAN

RE@EWE@
JUL 191986

Mr. A. Lono Lyman, Plapning Birector HELBER, HASILRT, YA nORy

founty of Hawaii Gﬂmm
25 Aupuni Street

Hilo, HI 96720

July 18, 1986

Subject: Kohapa-iki Resort Community, North Kona, Hawail
braft Environmental lmpact Statement

Dear Mr. Lyman:

The draft EtS has been reviewed and we are pleased to note that an
anchialine pond management plan and a historic preservation program
are heing developed, It is also noted that public shoreline access
is being improved, as well as access to the "Pine Trees'’ beach area.

Our only comment conceras the preliminary site plan {figure 3} which
shows termination of the beach trail ar the merina. Perhaps, this is
an oversight and we would recommend that the beach trail be extended
south of the marina to the boundary of the adjoining property.

We would appreciate being able to provide additional input as detajled
davelopment plans are finalized.

Thank you.

Sincerely,

S dgtiad

Patricia Engslhard
Director

PE:GM:ai

Jec: #r. Thomas A. Fee

* 25 AUPUME STREET @ rLO HAWAL G6720 & TELEPRONE 61-8341

Patnica G Eng
Disector

Aonald Okamura
Daputy Oirector

7 August 1986

Ms, Patricia Engichard, Director
Department of Parks & Recrestion
County of Hawaii

25 Aupuni Strect

Hilo, Hawaii 9772¢

Envirenmental Impact Statement (EIS):
Kohana-iki Regort Community, North Kona, Hawaii
TMK 71-3-09: 3 & 16

Dear Mt Englehard:

Thank you for your comments of July 13, 1986 to Mr. Albert Lono Lyman,
Director of the Hawaii County Planning Department, r:latwc to the Draft
EIS for the proposed Kohapa-iki Resort Community.

The southerly extension of the coastal beach frail which you refer to was
inadvertantly omitted from the Preiiminary Site Plan {Figure 3).
Preliminary plans for the proposed marina basin indicate that the trail in
this area will not be impacted by harbor comstruction except by neccessity at
the entrance channel, 1t is the applicant’s intent that pedestrian beachgoers
will have continued access to the existing coastal trail system. A premcnads
around the perimeter of the marina basia will allow For continued north-
south pedestrian movements along the coast.

We hope that the comments provided bercin address the comeerns raised in

your letter, We will keep you informed as more detailed development pians
are finalized.

Sincerely,

HELBER, HASTERT, VAN HORN & KIMURA, PLANNERS

Thomas A. Fee
Project Planncr

cc. Hawaii County Planning Department

[ e, oy Y Pty
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DEPARTMENT OF PUBLIC WORKS ™
COUNTY OF HAWAH Pianning Department

HILD, HAWAY _ Page 2
July 19, 1986

Page ¥-20 - Second paragraph conciudes that the solid waste generated

e DATE
7 July 3¢, 1986
fam / - ' won't adversely impact the county’s landfill. We see it
/ ﬂﬁﬂﬂ@ﬁ ifﬁ} gifferently. A single source which represents 2!.6-9 percent of the
‘ o vohme is a significant single generator of solid waste.
i {= I Planning Department RE@EBVE@
‘Chief Engineer 2HG 4 1886
o : RUGH ONO
. Kﬁ]a,m“ﬂ,'“ HOM Chief [Engineer
KOHANA~IRKX RESORT COMMUNITY £ KINUKA PLARNERS
" Draft E1S . DBEM: FY-1.1

‘Eohania~Iki, North Xona, Bawall
-5 /ﬁelbem, Hastert, Van Horn k& Kimura

. Engineering & Surveys
We have reviewed the draft RIS and our comments are as follows: weSH

ENGINEERING AND SURVEYS DIVISION
The roadway shall be kept in private cwnership,

The public pedestrian access shall be clearly marked and privately
maintained.

To facilitate the review of the bailding locations, the ¥-15 and A-d
zones should be superimposed on the development's site plan.

" Flood ardinance requirement for the Coastal High Hazard Area states
that "Fiil is prohibited for structural support in a Coastal High
Hazard Area.”™ ) .

Buildings shall be made to conform to all requirements of the Code
pertaining to building construction.

A grading permit ix reguired for this development.

Roadways are usually at the perimeter of a golf course. In this
casgse, the course and roadways are interwoven. Assure that crossings
fave adeguate sight distance.

| WASTEWATER AND SOLID WASTH DIVISION .

Page F-19 -~ First sentence is in ecror. '"he County of Hawail .
operdtes only two landfills and not three.
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15 August 1986

Mr. Hugh Y. Ono, Chiel Engincer
Department of Public Works
County of Hawaii

25 Aupuni Street

Hile, Hawaii 96720

Environmental Impact Statement (EES):
Kohana ki Resort Community, North Kons, Hawaii
TME 7-3-0%: 3 & 16

Dear Mr, Ono:

Thank you for your comments of July 30, 1986 to Mr. Albert Lono Lyman,
Pirector of the Hawaii County Planeing Department, refative to the Draft
EIS for the proposed Kohana-iki Resort Community. We have prepared our
FESPARSe (o yaur comments in consultation with our cnginesring consultants,
M & E Pacific, inc.
All of your comments are acknowledged and those reguiring specific
responses are discussed below,

Comment: To facilitate review of the building locations, the V-15 and A-4
zones should be superimposed on the development’s site pian.

Response: We have attached an amended site plan with the V-i5 and A-4
zones superimposed. K is impoertant to note that the principal purpose of
the preliminary site plaa is to portray the relative massings and densities of
the proposed rcesort in relation to the land. Beilding design and location
have not yet been finalized.

Comment: Page F-19 - First sentence is in eerer. The County of Hawaii
aeperates only two landfills and not three.

Responge: The revised EIS has been corrected to state that the County of
Hawail operates two landfills instead of three. The conversion of the
Waimea landfill info a transfer station was overlooked when the report was
written. Although the waste generated by the proposed resort is estimated
to represent approximately 169 perceat of the caunty land{ill capacity, this
will not be suflficient to require the construction of a new landfili or
significantly shorten landfijl life.

Mr. Hugh Y. Ono
E5 August 1986
Page 2

We trust our responses have addressed your concerns.

Sincerely,

AN HORN & KIMURA, FLANNERS

Thomas A, Fee
Project Plagner

Enclosure

<6 Hawaii County Planning Depariment
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PEPARTMENT OF WATER SUPPLY o COUNTY OF HAY

25 AUPUNI STRERY - HILQ, HAWAL DHTEC

. . .-
debg,

HE@EW@. 1{
JL191986

HELRER, BASTURY, ¥AN HGRK
Fr OHT L Sewscr, Hanager LY PLANNERS

SUBIECT:  TRAFT ENVIROEMEMTAL IMPACT STATEMENT
KOHANA-IX] RESOAT COMMUNITY
AL A2 KEY T-3-09:31 AHD 16
FILE N0, 3A.7-004.0034

3 Planning Departnent

A3 stated in the documear, existing watsr system facilities will nat be able
o supnart the proposad development. Additfona’ source aad tranialueion
factlities meed to be constructed.

For your Inforaation, the Dopartment usas 3 sacimn watar desand rate of 530
nallans par day ner resfdential ar agtel unft, This dewand rate aar ba Wisher
Far Jrise arags ke Uagt Hawail,

Tha 4iffarent watar davalopment alternatives described i3 tha dooyment oymyid

he Turthar distussed amopg the partias Iavalved in order that a matualls
aceantehle altarnative is finally pursued,

Yl Lt
LM 1{am Sewaks

Minager

A

LA - M. Thomas A, Foe

e ?/f/a{er grfng.i progress...



Mr H. William Sewake
15 August 1986
Page 2
13 August 1586 We hope that we have adequately addressed the cencerns raised in your
Mr. H, Wittiam Sewake, Manager Ietrer.
Department of Water Supply
County of Hawaii

25 Aupuni Street Sincercly,
Hito, Hawaii 96720 HELBER, STERT, YAN HORN & KIMURA, PLANMNERS
x’/
Environmental Impact Statement (EISk [/; 2
Kohana-ikl Resort Community, North Kooz, Hawali T’E/ a2 F
TMK, 7-3-09: 3 & 15 omas A. Fée

Project Planner
Dear Mr. Sewake: ce: Hawaii County Planning Department
Thank you for your comments of July 16, 1986 to Mr. Albert Lono Lyman,
Director of the Hawaii Couaty Planning Department, relative to the Draflt
EIS for the proposed Kohana-iki Resort Cemmunity, We have prepared our
response to your comments in consultation with our engiacering consuftants,
M & E Pacific, Inc.

Comment {1} As stated in the EIS, existing water system facilitics will not
be able to support the proposed development.  Additional source and
transmission facilities need to be constructed,

Response: As you are aware, the applicant is examining a number of water
source adternatives {Chapter 4.1.2). At the preseat time it appears that a
water source development agreement with the County may be the best
"mutually acceptable” alternative. Qur engingers will keep your office
informed of our progress throughout the development proecess,

Comment {2): The Department uses & water rate demand of 60¢ gallons per
day per residential er hotel uait. This demand rate may be higher For drier
areas fike West Hawaii,

Response; The revised EIS will reflect the 600 gattons per day residential or
hotel unit water demand used by your department, The previeus water
demand calculation was based on inflation of the 400 gallons per day unit

rate stated in the 1985 Water Swvatem Standards to 500 galions per day per

unit,

Comment (3): The different water system  development alternatives
deseribed in the document should be further discussed among the parties
involved in order that a mutually acceptable aliernative is finally pursued.

Response: Sce response to Comment {1} above.
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i APPENDICES

A, .Market Study and Highest and Best Use Analysis. Prepared by The
Hallstrom Appraisal Group, Inc. James E, Hallstrom Jr., Project Manager.

e
s «

July 1985,
B B. Full Archacological Reconnaissance Survey, Prepared by Paul H.
& Rosendah!, Ph.D. Inc. Theresa K. Donham, Supervisory Archaeologist.
L May 1986.
g C. Botanical Survey. Prepared by Char and Associates. Winona P, Char,

Principal Investigator. June 1686.

D.  Terrestrial Fauna} Survey. Prepared by Char and Associates. Maile §.
F Kjargaard, Principal Investigator. June 1986,

E. Near-Shore Marine Environment and Anchialine Pond Resource Impact

Analysis, Prepared by OI Consultants, Inc. Dr. David Ziemann, Project
b Manager. June 1986.

F.  Preliminary Engineering Utilities Report. Prepared by M & E Pacific, Inc.
Yames Kumagai, Ph.D, Project Manager. June 193%6.

G.  Marina Market Study. Prepared by The Hallstrom Appraisal Group, Inc.
James E, Hallstrom Jr., Project Manager. May 1986.

H. Oceanographic Environment and Conceptual Feasibility Evaluation for

Kohana-iki Marina. Prepared by Edward K. Noda & Associates. Elaine
Tamaye, Project Manager, May 1986,

% L Public Economic Benefit Study for the Proposed Kohana-iki Resort,

Prepared by The Hallstrom Appraisal Group, Inc. James E, Hallstrom Jr.,
Project Manager. June 1986,

: . Aircraft Noise Exposure Analysis.  Prepared by Gordon Bricken and
S Associates, Gordon Bricken, Project Manager. June 1986.
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Appraisal |

Group. |

July 15, 1985 fne.

Mr, Christian Wolffer, President
Teans-Atlantic Consuitants Ingc,
i3E% Avenue of the Americas
New York, New York 10019

Market Study and Highest and Best Use Analysis
of 470.13-Acre Kohanaiki Oceanfront Holdings

Dear Mr. Wol{fer:

At your request, we have completed a comprehensive market study and highest
and best use analysis detailing the existing and forecasted real estate marketplace
trends on the Istand of Hawaii, and within the State, as they impact the
developability of the above-described property, which it located in the North
Kona District, approximately six miles north of Kailua-Kona, Comprising
470,13 acres adjacent to Puhili Point, the site is identified on State of Hawall Tax
Maps as partions of Third Division, Tax Map Key 7-3-09, Parcels 1 and 16.

The purpose of our Market Study is 1o identify the economic market sectors in
which petential subject land uses would compete; address historic, existing and
forecasted supply, demand and absorption trends for the probable use types; and
set forth demand conclusions based on our analysis of the available data. The
Highest and Best Use Analysis discusses the adaptabiiity of the subject property
for the market-defined uses in regard to infrastructure available, government and
pubiic planning concerns and restrictions, and ability 1o be competitive within the
identified competing markets. Potential development scenarios and market
absorption forecasts are also presented.’

It is acknowledged that we have undertaken timely, similar studies for other
properties in the vicinity of the subject. Based on these other analyses, it is
apparent the most efficient and probable use of the ‘subject lies in integrated
resort development. For this reason, we have focused on the statewide master-
planaed resort market to a greater degree than in previous studles, with only
suminations of other market sector use-1ypes contained herein.

It is our understanding that portions, or atl, of this document may be included
within land use change petitions prepared by yourself or others. The opinions
expressed in this report are subject to the stated assumptions and limiting
conditions. All investigation and analyses have been performed in accordance
with the standards and guidelines of the American Institute of Real Estate
Appraisers and the Society of Real Estate Appraisers.

D3V Benbann Moot Suse #60 Felephurae
Hhostinila, Huwoan sl iRy Al

James b Hallstrom. Jr, VAL SRPS
Exenald L. Hallsiror

Le—

S s e, et g, SR

Mr. Christian Wolffer
July 15, 1985
Page 2

We appreciate the opportunity to have worked with you on this most interesting
assignment.

Respectfully submitted,

THE HALLSTROM APPRAISAL GROUP, INC.
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INTROBUCTION

The following narrative abstract contains the research, analyses and conclusions of
out Market Study and Highest and Best Use Analysis regarding the demand for
various land-use development types at the 470.13-acre Kohanalki oceaniront
holding identified on Hawaii Tax Maps as Third Division, Tax Map Key 7-31-09,
Parceis 3 and 6.
development appears the most probable improvement concept, and is the focal

Based on our experience in the area, destination resort
point of our study. The study of other land-use types s summarized herein,

The primary purpose of ouwr assignment is to quantify the demand {or lack thereof)
for resort development on the subject site in light of historlc and forecasted
economic trends and the level of competing supply anticipated over the next
20 years. I improved as a destination resort, the subject community would he
expected to include hotel{s), resort condominiums, resort commercial,
recreational and other support facilities to such a degree as to attract tourists in
sufficient numbers to justify construction capital costs.

Competitive suppiy, historic and projected demand, and market absorption trends
for the various possible subject uses are the focal points of our Market Study.
Physical characteristics of the site, availability of off-site infrastructure, and
community acceptance are the primary concerms within our Highest and Best Use
Analysis. We acknowledge the coordinated efforts of Helber, Hastert, Van Horn &
Kimura in establishing potential selected highest and best use concerns for the
subject concurrent with this assignment, For this reason, certain characteristics
are only briefly covered in the Highest and Best Use portion of this report, as they
have been presented elsewhere.

in the Market Stydy section of our assignment, we identify the major petential
uses of the subject property; set forth parameters in regard to its effective
Generat and Primary Economic Market Sectors; investigate the environs of the
subject area; and, discuss the historic, current and projected status of the

patential uses relative to supply and demand trends. Because of the obvicusness

R

of resort as the most probable land use type, we have included only summaries of
other uses within the General and Primary Economic Sectors; aithough; complete
statistical and anaiytical data is contained within our files.

The Highest and Best Use Analysis summary details the probability of efficient
realization for the identified potential uses lintegrated resort} of the property for
which 2 marke! demand has been projected. The adaptability of the subject
parcel, the availability of public suppert, and the anticipated ease in resolution of
various existing restrictions {or hindrances) for each use is addressed. Market
absorption forecasts are also contained in this document.

The indicators frem our research and analyses were then correlated, giving
greatest weight o those identified uses which would likely return the highest

present value to the subject property based on market demand and pricing levels,
and the timeliness of such developability,

.-
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SUMMARY OF CONCLUSIONS

Based upon our investigation and analysis of the identified General, Primary and

Competitive Economic Market Sectors, our conclusions regarding market trends
and forecasts can be summarized as follows:

1.

The Scuth Kohala and North Kona Districts are experiencing general market
expansion as a resuit of the ongoing econamic recovery and {specificaily) the
increase in numbers of visitors and tourism-oriented investment to the
region. Long associated with high-quality resort develepment {owing to
Mauna Kea Beach and Kona Village Resort operations), the North Kona-
Kohala coastline corridor from Keahele Point to Kawaihae has unidergone
fRajor inventory plant expansion since 1981 (with 89& hote! and 103
condominium units added), while other statewide vacation destinations were
experiencing stagnate construction and market activity. In recent months,
construction has commenced or firm plans have been announced for an
additional 1,560 hotel rooms and 247 condominium units to be complete&
within the three existing resorts over the next three to five years, Owing to
this activity, and the natural attributes of the area, the Primary Economic
Market Sector is anticipated to become a significant focal point for resort
development in the state throughout the century,

Although fand use types and their relative investment levels remain
somewhat diversified within the General Economic Market Sector {oriented
toward tourism and agricuiture in North Kona and ranching/residential in
South Kohala) the substantial majority of private capital investment and
developed land uses in the Primary Economic Market Sector has been resort
oriented. Based on ail known proposed development plans by private land
owners and public planners, this tread is anticipated to accelerate over the
next decade. The only private, significant non-resort use evident in the
sector, and also undergoing large-scale expansion relative to existing supply,
is Light Industrial; with three projects currently being constructed/finatized
in close proximity to the subject property,

PRI PR R Eaxarrs

Commercial Uses - Commercial activity is primarily situated in the major

population ceaters of Waimea and greater Kailua-Kona. Fow major projects
{including the 72,000 square foot Keauhou Shopping Center) are under

. construction, or have been recently finished, in the Kailua-Kona to Keauhou

corridor, with severzl others in the preliminary planning stages. These
developments are anticipated to meet the demands of the West Hawali
region for the next three to seven years, particularly in light of the practice
by many commercial businesses to locate in industriai-zoned developments,
There are no major commercial projects in the Primary Economic Market
Sector, with future plans propesing such development only within, and in
conjunction with, the expanding destination resorts, BDue to the lack of
proximate residential development, and the availability of approved better-
located sites, free-standing, non-resort commerciai development is not
forecasted for the region, and is not comsidered a probable use for the

subject property,

Industrial Uses .~ Within the North Kena and South Kohala Districts,
industrial land uses are cencentrated within the Primary Econemic Market
Sector, the majority within eight miles of the subject property. Currently,
there are only 69 subdivided industriai lots in the secior; however, ongoing
construction, and expansion plans scheduled, will add 275 lots more over the
next eight 1o .ten years. Despite the proliferation of commercial uses in
industrial subdivisions kenhancing absorption potentials), this level of
inventory increase will meet all foreseeable light mndustrialiservice dermands

throughout {at least) the next decade,

Residential Uses -- Currently within the General Economic Market Sector, a

substantial oversupply of vacant and improved residential properties exists,
in the mauka Kalaca-Kealakehe and Kaijua-Kona communities, there is a
potential estimated supply of developable, vacant lots equivalent to a
mintmum five years of strong, stable demand. Published Kofa Board of
Realtors listings provide sufficient supply for more than 2.5 years of
improved homes at today's activity levels, Additional subdivisions are being

ptanned for these areas which will add more than 3,608 residential lots o
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the market in the next six 10 ten years, intensifying the oversupply condition

despite projected population increases,

Due to the lack of historic access, and the prevailing climatic and soil
conditions, the Primary Econemic Market Sector has experienced minimal
historic residential development, totaling only 321 homesites {existing or
under construction) as of the report date, Success of these projects is
heavily dependen: upon strong focationalfamenity  attributes, with
84.11 percent of the lots in close proximity to the oceanfront, or within a
resort compiex. The high cost of infrastructure develapment, restrigtions
on shoreline use (the subject's primary desirable feature), and demonstrated
limited demand, make free-standing  {outside of a planned  resort
development) residential improvement improbable and, likely, economically
unfeasible,

Resort Uses — The focal point of eur study in light of research and analysis
accumulations, resort development is anticipated to continue unabated in
the Primary Economic Market Sector aver the next decade, with potentials
{for increased expansion levels above current trends should the econamy
remain strong. Projects within the Kailua-Kona to Keauhou corridor (free-
standing hotels, free-standing condominiums, and planned resort
development} have fared pooely in recent years, with declining occupancy,
market activity, and general demand indicators; although, numbers of
visitors and some occupancy rates substantially improved in 1984 and early
1985, Conversely, indicators (including the degree of proposed visitor plant
increase) from the existing Primary Economic Market Sector developments
(Keahole Point to Kawaihae) are extremely positive. While new free-
standing projects would be viewed as uncompetitive due to the lack of
amenities available atv existing planned resort destinations, we are of the
opinion that sufficient demand does exist for additional resort-integrated

hotel facilities at sites having prime focational attributes,
Based on current Competitive Economic Market Sector trends, it is our

opinion that absorption [or circa 50 developed condominium units per year

could be anticipated for a quality and distinctive resart community (if

B

competitively priced) located on the subject site. Demand for residentizl
homesites would be anticipdted to be ' commensurate with locational

atiributes. A polf course, and extensive on-site amenity development is

- seen as integral to planned resort improvement on the subject,

The focal point of tourism capital investment in recent years, destination
resorts are considered as having continued strong growth prospects over the
long-term.  Able to provide far-ranging opportunities for puests, these
master-planned projects have shown increasing appeal among the growing
markets of return, FIT, and middle- 1o upper-income travelers, A key
aspect of a resort is the "“erizical mass,” or cumulative attraction generated
by the interworking land use types {hotel, condominium, commercial,
recreational and open space). Currently, there are 12,405 resort units {hotet
and condominium) within the major destination reserts, of approximately
20 percent of the State total, By the year 2000, it is estimated that there
will be approximately #0,000 units within planned communities, or an
increase to 37,56 of the State's lodging inventory at that time,

Demand for destination resert accommodations on a statewide level js
projected to increase at approximately 10 to |5 percent compounded
annually throughout the century,

Agricultural Uses — Due to poor soii conditions, high infrastruycture
development costs, availability of competing acreage in publiciy-subsidized
parks, and demenstrated fimited demand, agricultural uses were not
considered as probable for the subject properties following analysis,

Based on our Market Study, we are of the opinion that greatest market
demand within the Primary Economic Market Sector, generaily, and for the
subject property, specifically, is for planned destination resort development
of a quality comparable with existing Kobala Coast and statewide resort
communities,
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DEFINITIONS OF TERMS

Visivor Unit

The terms "Visitor Unit,” Lodging Unit," Hotel Room,” or similar phrases are
considered as interchangeable, and may refer to either a room within a dedicated
hotet operation, or a singular (or pool) of condominium unit(s) rented out on a
transient basis. According to recent HVB surveys, approximately 32 percent of
the State’s available visitor lodging inventory is contained within condominium
projects, and their relative desirability as viewed by Hawaii tourists has been
statistically increasing. Within our completed study, the relative qualities and
potentials of both ladging types are discussed at length.

Drestination Resort

A “Destination Resort,” "Planned Resort" or similar terms refer to an identified
tourism-oriented development, which has been master-planned by a single (unified
group) land owner/developer. Typically buffered to enhance uniqueness, a
destination resort will contain hotel, condomirium, commercial, and- (often)
single-family improvements, Gelf caurses, tennis gardens, groomed beaches, and
other recreational and scenic amenities are generally the focal point of the
communities. In recent years, the majority of capital investrment in the tourism
industry has been within (or in close proximity to) destination rasorts. A planned
resort (Le., Kaanapall, Turtle Bay, Waikoloa Beach, etc.} differs from a “resort
arez or district,)” such as Waikiki, Peipu, Kallua-Kona and others, where land
ownership and development control is Aot centralized; often resuiting in disparate

construction, contlicting development philosophies, and minimal long-term regard.

T-
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LIMITING CONDITIONS AND ASSUMPTIONS

The research, analysis, and conclusions for valuation or market studies, performed
by The Halistrom. Appraisal Group, Inc., are subject to and infiuenced by the
following:

1. The report expresses the opinion of the signers as of the date stated in
the letter of transmittal; and in no way has been contingent upon the
reporting of specified values or findings. It is based upon the then
present condition of the national and local sconomy and the then
purchasing power of the dollar.

2. Legal descriptions used within the report are iaken from official
documents recorded wit_‘.k_i the State of Hawaii, Bureau. of Conveyances,
or have been furnished by the client, and are assumed 1o be correct,
Na survey is made for purposes of the report.

3. Any sketches, maps, piot plans, and photographs included in our report
are intended only to show spatial relationships andfoer assist the reader
In visualizing the property. They are not measured surveys or maps,

and we are not responsible for their accuracy or interpretive guality,

4. It is assumed that the subject properfy & free and clear of any and alt
encumbrances otiae_r _than those referred to herein, and. no
responsibility is asswﬁed for matters of & legal nature. The report is,
not to be construed as ?enderiag any opinion of titie, which is assumed
to be good and marketable. ' No ‘title information or data regarding
easements which wmight adversely affect the use, access, or
development of the property, other than that referenced in our report,
was found or provided, The property Is analyzed as though under

responsible ownership and competent management.
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Any architectural plans andfor specifications examined assume
completion of the improvements in general conformance with those

docurnents in a timely and workmaniike manner,

Preparation for, attendance, or testimony at  any court or
administrative hearing in comrnection with this report shall not be
required unless prior arrangements have been made thecefor.

If the report contains an allocation of value between land and
impravements, such allocation applies only under the existing program
of utilization. The separate valuations for land and building must not
be used in conjunction with any other purpose and are invalid if so
used,

1f the report contains a valuation relating to a geographical portion or
tract of real estate, the value reported for such geographical portion
redates to such portion only and should not be construed as applying
with equal validity to other portions of the larger parcef or tract; and
the value reported for such geographical portion plus the value of all
other geographical portions may or may not equal the value of the

entire parce] o tract considersd as an entity,

1t the report contains a valuation refating to an estate in land that is
less than the whole fee simple estate, the value reported for such
estate relates to a fractionaf interest only in the real estate involved
and, the value of this fracticnal interest plus the value of alf other
fractional interest may or may not equal to the value of the entire fee
simple estate considered as a whole,

Iz is assumed that there are no hidden or inapparent conditions of the

propecty, subsoil, or structures which weuld render it more or less

veluable; we assume no responsibility for such conditions or for

engineering which might be required to discover such factors.

-9-

12.

Nothing in the report shouid be deemed a certification or guaranty as
to the structural andfor mechanical {electrical, heating, air-
canditiening, and plumbing) soundness of the building(s} and associated
mechanical systems, unless otherwise noted.

Infermation, estimates, and opinions provided by third parties and
contained in this report were obtained from sources comsidered
reliable and believed to be true and correct. However, no

responsibility is assumed for passible misinformation,

Passession of the report, or a capy thereof, does not carry with it the
right of publication, and the report may not be used by any person or
organization except the client without the previous written consent of
the appraiser, and then only in its entirety, I the client releases or
disseminates the reports to others without the consent of the
appraiser, the client hereby agrees to hold the appraiser harmiless, and
to indemnify the analysts from any liability, damages, or losses which
the analysts might suffer, for any reason whatsoever, by reason of
dissemination of the report by the client. Further, i legal action is
brought against the analyst by a party other than the client concerning
the report or the opinlons stated therein, the client agrees, in addition
to indemnifying the analysts for any damages or losses, to defend said
analysts in said action at client's expense, However, nothing herein
shall prohibit the client or analysts from disclosing said report or
opinions contained therein as may be required by applicable law,

Disclosure of the contents of this report is governed by the By-Laws
and Regulations of the American Institute of Real Estate Appraisers
of the National Association of Realtors, Meither all nor any part of
the contents of this report (especiaily any conclusions as to value, the
identity of the appraisers or the firm which they are connected, or any
reference to the American Institute of Real Estate Appraisers or 1o
the M.AL, designation or to the Society of Real Estate Appraisers or
the 3.R.P.A., designation} shall be disseminated 1o the public. through
advertising media, public relations media, news media, sales media or
any public means of communication, without the prior consent and
approval af the appraisers.

-0
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MARKET 5TUDY

Identification of Economic Market Sectors

The subject property is located on the leeward, or westerly, ¢oast of the island of
Hawail, between the community of Kailua-Kona and West Hawaii's Keahole
Airport. The map on the following page displays the relationship of the site and
the major landmarks in the area.

Due to the geographical boundaries presented by the Kohala Mountains, Mauna
Kea and Hualalai; traditional district associations; and, common climatic and
economic characteristics; the districts of North Kona and South Kohala (outlined
in "green®) are considered as comprising the General Economic Market Sector of
the subject properties. The other portions of the island differ from this sector in
regard to climate, soil and terrain conditions; historic and projected land uses; and
histerical and long-term economic growth potentials. While agricultural and
conservation uses dominate the County's other seven districts (outside of urban
Hilo}, South Kohaia and North Kona are undergoing consistent land-use transition
from agricuitural 1o resort, residential and other development types.

The Primary Economic Market Sector of the subject properties is the coastal
corridor stretching from Kailua-Kena to Kawaiahae, 2 distance of approximately
33.3 miles. This lava strewn region of the island, shown in "red” on the map, is
arid, sparsely vegetated and has relatively uniform development potenlals.
Queen Kaahumanu Highway, and the properties fronting both sides thereon, is
generally considered the mauka {or inland) boundary of the Primary Market
corridor,

The Competitive Economic Market Sector of the Kohanaiki property is the
statewide major Neighbor Island destination resort industry, comprised of eight
identified master-planned communities in varying stages of development, This
sector, and each comparable project, is discussed at length, establishing the
criteria for {facility and locational characteristics necessary for efficient and
successful development of such projects. In this portion of the report, the
concept of cumulative atiraction, or “critical mass" is addressed--a necessary
marketing atiribute.

-11-
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General Economic Marker Sector

The South Kohala District

Strewching from sea level to a height of 7,000 feet, the South Kohala district
encompasses the majority of the west and southwestern slopes of Mauna Kea and
the Kohala Mountains in the north.central portion of the Island of Hawail, The
districy had a resident population of 4,667 according to the 1980 U5, Census,
divided somewhat equally between the upland Waimea-Kamuela area and the
coastal plain surrounding Kawaihae Bay., Current population estimates for the
Bistrict range upward of 7,000,

Historically, the present districts of North and South Kohala were considered as a
single unit, with their greatest claim being the birthplace and early headquarters
of Kamehameha 1 {the unifier of the Islands}. The construction of the Pufukohala
Heiau along the shores of Kawalhae Bay, one of many historic sites in the area,
led to his gaining complete controf of Hawait, The harbor provided by the bay was
the peint where Kamehameha cleared all foreign arrivals o the Islands, Joha
Young and Isaac Davis, Englishmen who became the first fereigners of major
importance in the Islands, served the King at Kawaihae, permitting Captains
Vancouver and Clevelard to land the first cattle and hotses, respectively, in the
area, thus, earty on establishing the ranching use and culture dominant in the
area, Other prominent figures in the districes history include missionaries
Lorenze Lyons and Elas Bond, as well as John Palmer Parker, founder of the
expansive Parker Ranch, While the character of Kohala has changed greatly
through history, the relative isolation of the area has served to protect many of
the ancient Hawailan and early historic sites from destruction due to
development, There were i} sites in the area designated for protection and
restoration by the County General Plan of 1974.

The district of South Kohala has two distinet physical eavironments: the upper
elevation areas (2,000 to 7,600 feet above sea fevel}, centered in Waimea, and
characterized by grass-matted roiling hills with cooler temperatures and emphasis
on agricuitural and residential tand uses; and, the coastal plain stretching from

~12-

the shoreline upslope to Waikoioa Village, which is typified as an arid region with
Kiawe trees, sparse vegetation and scattered resort-oriented development,

Trhe coastal areas have an average temperatuse range of 73 1o %¢ degrees, with
less than ten inches of rainfali per year. Temperatures decrease and rainfall
increases at higher elevation levels, with Waimea receiving 40 inches of rain per
year, and having an average temperature range of 62 to 67 degrees.

The watershed of the area is similarly divided, The Waimea Village watershed
extends 1 the Kohala Mountains, which have high rainfall figures, Intermittent
streams from this range flow into the Waimes area where they then turn westerly
and dissipate into the permeable lava fHows of Mauna Kea, rumning dows the arid
western slope 1o the Kawaihae-Aneho'omaly shoreline. This area has few defined
channels and infrequent stream fiows. The Waimea region is generally more
susceptible to ticoding than the lower siopes and coastal plaing however, high
intensity storms periodically flood Mamalahoa Highway fram Kawaihae to Puako,
with the beachfront areas sibject 1o inundation, The entire coastline of Socuth
Kohala is susceptible 10 tsunami action,

Due 10 the topographical extrames evident in the district, South Kehaia has 17
"Natural Beauty” sites so designated by County General Planners, Typically, the
sites are centered around the shareline, with eight bays and three beach argas
listed. The white-sand beaches of this district represent the majority of extensive
strands on the Istand.

The primary economic activities in the area are cattle ranching, diversified
agriculture, and the rapidly expanding tourism industry. Cattle interests utilize a
majority of the district acreage, with pastures located along the upper slopes of
Mauna Kea, stretehing seaward. The largest of the holdings in the area is the
Parker Ranch, with approximately 230,000 acres of grazing supporting roughly & 3-
30,000 head. Silage crops, such as corn and serghum, cover increasing acres of

previously grazing land, These crops are wtilized by the cattie feed lot
operations,

~13-
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Additional farming is centered around Waimea, considered one of the Big Islands
mest productive areas, Cabbage, celery, iettuce, and other vegetables are grown
in abundance, as well as melons and floral products. Experimentation using other
diversified crops is widespread. The State maintains an agricuftural research
facility in the Lalamile Agricultural Subdivision nearby the Waimea airport. The
agricultural industry is viewed as a potential economic growth sector for the
mauka, or up-country areas of the district; however, the competition for
resources and land, bought about by tourism and residential development; the
inconsistency of historic supply and demand levels for agricultural products in the
State; and, the lack of sufficient ingxpensive water supply, hampers the general
large-scale expansion of farming.

According 10 State officials, there are approximately 1,500 acres currently
cuitivated in the Waimea area. This represents one-half of the potential for
arable production farming In the region, In [98] (the most recent final figures
available), the Hawaii Agricultural Reporting Service estimated over 32,060,060
pounds of melons and vegetables worth $8,827,00C were grown on the Big Island,
Over 90 percent of these totals are from Waimea or South Kohala's 200-plus full-
time {armers,

Tourism, which is rapidly becoming the primary employer and economic force in
the district, is geared toward the highly desirable warm, dry climate prevalent at
lower elevations and along the coast. The renowned Mauna Kea Beach Resort,
established in 1965, was the early, long-reigning foundation of the industry,
Featuring an 18-hole Robert Trent Jones championship golf course, a luxurious
310-room hotel, condominium unilts, houselots, and other amenities, the [,0060-
acre originally Rockefeller-financed resort began the now strangly-emerging
movement te make South Kohala ene of the Neighbor istands' favorite resort
playgrounds. As discussed later in the repart, this UAL-owned development has
recently announced plans for large~scale, long-term expansion, with a second golf
Course and another luxury ciass hotel proposed,

The Mauna Lani Resort, its golf course opened in 1980, and an exclusive 35.coom
resort hotel in spring 1933, is aaticipated to move into & rival position with the
Mauna Kea Resort. This potential 3,700-acre development also features a fult

line of resort amenities, including high-priced condominiums {the second

wlfe

development of which has been recently publicly presented) in addition to one of
the world's classic beachirant gelf courses,

The third major resort development in the Diswrict is located in the expansive
31,060-acre Trans Continental's Waikoloa holding which stretches upsiope from
Anaehcomalu Bay to above the 2,600-foot elevation level. The 50C.acre
beachfront resort currently contains the S&3eroom Sheraten Royal Waikoloa
Hetel, with plans recently unveiled for construction of a $360 million 1,260-room
Hyatt Regency in the project. In addition to the standard amenities, the resort is
currently pre-selling units in its first condominium project, The residentialfresorty
community of Waikoloa Village is located approximately eight miies infand from
the beachiront development,

Low-density residential and a single multifamily project (Puako Beach
Apartments) are scattered along other beachfront areas.

While other resort districts in the State experienced stagnation during the §930
through early 1983 recession, with virtually no inventory expansion thotel or
condominium units) or other construction evident, South Kohala's visitor plant
underwent large-scale expansion. Two luxury-class hotels {(Mauna Lani Bay and
the Sheraton Roya! Waikoloa) and three condominium projects {Mauna Lani
Terrace, Waikoloa Shores, and the Villas at Mauna Kea) weére completed or
announced in the period. Due to the climatic characteristics, scenic atiributes
and amenities available to the district, South Kohala is seen by many experts as
being one of the focal points in State tourism over the long-term. Currently,
there are approximately 2,760 hotel rooms and 333 condominium units {completed
or firmly propesed) within the coastal resort region. A minimum of 2,500 and 800
additional hoted and condominium units, respectively, are additionally prejected

for the area in the next decade.

Kawaihae, with a current resident population of approximately 200, is the second
largest community in the district. The residentialiy-oriented village has limited
commercial facilities, with the interistand port of Kawaihae being the major
industrial land use and focal point in the community,
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Comrmercial activity in South Kohala is centered In Waimea and within the
resorts, with lesser dev:elopmeat in Kawalhae and Waikoloa Village. Major
projects in Walmea include the Parker Ranch Shopping Center, the Kamuela
Country Store complex, and strip-commerciat developments along the main
highways servicing the town,

The two major transportation facilities in the district are the deep-water port at
Kawaihae and interisland alrport at Waimea, The former is anticipated to
increase in importance as the area develops, particularly if plans for manganese
nodule processing on the Istand are actualized, A commuter atrstrip serving the
Waikoloa and Mauna Lani Resorts has recently been opened along Queen
Kaahumanu Highway near the vacation areas.

Public {acilities located in Seuth Kohala include the Waimea Medical Center, fire
stations at Kawaihae and Waimea, and several public and private schools,

Recreation in the district is geared toward public and private facilities along the
coast, maximizing the recreational potential of the ocean. The limited number of
other quality beach facilities in the County places a premium on South Kehals's
available parks, particularly Hapuna Beach State Park, considered one of the
finest in the State. State and County parks are found ai various elevations
theoughout the district with severat hunting preserves in the higher regions.

Central Urban Area: Waimea--Waimea is situated in the saddie between the
Kohala Mountains to the north, and Mauna Kea 1o the south, approximately 40

minutes driving time from the subject. Despite the small size of the town and
generally cool temperatures, the eastern portion is considerably damper and

subject 1o greater winds than the western sector.

Established in order to supply suppori facilities for the Parker Ranch and to
provide a cool, quiet retreat from warmer Istand climes, Waimea-Kamuela has a
permanent resident population of approximately 1,200 within the £52 acre census-
defined vitlage. An additional 600 to 306 persons live in the ranching and {arming
community surrounding the town center,
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The often fog-shrouded eastern area is less desirable for residenzial purposes
according to the area's populace. Topography is typically rolling hifis throughout;
however, the northeastern portion of the community has & generally steeper siope
with cut-pads required for home construction, The.:south and western portions of
Waimnea have a more even topography, consisting of rolling hills interspersed with
plain areas, The entire region is further tilted as to graduatly slope westerly
toward Kawaihae Bay.

The majority of community arwributes are described in the preceding section
describing the South Kohala district, of which Waimea is the most populious
residential, commercial, and agricultural afea. Among the amenities not
specifically mentioned are the Kahily Community Theater, one of the finest
performing auditoriums in the State, and the Hawaii Preparatery Academy (HPA),
Hawaii's most respected private school. Currently having an enroliment of 530,
HPA provides boarding facilities and is a major draw for residents of the ared.

There are a variety of restaurants, shapping and secrvice businesses in the
community; with overnight accommodations available at the Kamuelz Inn and the
Parker Ranch Lodge.

In general, the town residents reside on fots ranging in size from {6,600 square
feet to 20-plus acres, with the majority of parcels in the one-half to three-acre
size range. Primary interests in the cemmunity are farming, equestrian, andg
other outdoor-related activities, taking advantage of the areas unigue cool,
mountain-like atmosphere.

The North Kona District

The Kona region, a primary compenent of West Hawaii, is divided into the North
and South Kona districts, which stretch along the coastal plain and western {lanks
of Mauna Lea and Hualalai for nearly 50 miles, Relatively young geolegically, the
topography is characterized by lava seil gently stoping from the shoreline to the
upper elevations of the inland mountains. Mauna Loa, partially within South Kona
and seasonally snow-capped, is the second highest Pacific Island peak with a
13,67 7-I00t volcanically-active summit.

-17-
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Generally, temperatures in North Kona decrease and rainfall and vegetation

increase the further mauka the location, Along the relatively barren coastal plain
lemperatures average from 72 to 80 degrees, with rainfali between 25 and 30
inches annually, In the central elevations of the district, from 800 10 2,300 feer
abave sea level, temperatures are approximately five degrees lower than at the
caastline, with 60 to 70 inches of rain per year, The sunny Kona coastline appeals
1o tourists and retirees resulting in large-scale rasori-type development; while the

large majority of permanent residents prefer the cooler, agriculturaliy-otiented
central elevation areas. Land above the 4,000
and fern rain forest, and sparsely populated.

-foot level is typically ohia-lehua

Kailua-Kona and Kealakekua, the major communities in North Kona today, are

signiflcant iocales in Hawaiian history; central villages of the large native

population which once resided along the Kona Coast, Captain Cook first landed
on Hawaii at Kealakekya Bay in January 1779, and was tater kilied there,

The Town of Kailua (recently renamed Kalfua-
Kamehameha the Great's kingdom in 1312, In 1820
and soon oranges, grapes, cattle,

Kona} was made capital af
) the first missionaries arrived,
horses and other Crops were established. The
safe harborage available In the fumerous coastal coves resulted in much whaling
trade during the early decades of the nineteenth century,

The 1980 census reported a total of [3,74% residents in North Kona,
estimates ranging upward of |6,000. Kailua, one aof the State's farger non-Qahu
comrnunities, recorded a 1930 peputation of 4,751; with Kealakekua and Helualoa,
the district's next two largest towns at 1,033 and 1,243, respectively. Asa whola,
the region grew by 3,916 residents, or 134,52 percent from (970 figures; which
was §.36 percent above 1960 levels,
for North Kena of 25,000 by 1995,

with current

Governmental planners forecast a population

Tourism is the pritmary economic activity of North Kona, an

d the major econemic
stimudus for the entire District,

Agriculture, still the main focus of South Kona,
has been relegated 1o a secondary status in the North,
approximately 4,509 transient units ay
percent of the Island's total inventory,

Currently, there are
ailable in North Kona, comprising 62.55
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Visitor arrivals, an important economic indicator In the North K::na district, have
fluctuated on the "Big Island® over the past several years, In 1984, 7;16,890
tourists stayed an average k.64 days each, spending more than 5410,000,090. The
visitor count is down frem the record 210,000 visitors of [978. For a variety of
reasons, ranging from the effects of Hurricane hwa on Kaual 1o lower airfares and
general economic recovery, 1984 expetienced large increases in numbers of
visitors, growing by nearly three percent for the year. The Stanford Research
Institute {in studies prepared for the State) estimates the visitor count on the Big
Island will increase to between 1.6 and 2.5 million annually in the next 15 years,
Figures such as these, and the recent addition of direct Mainland flights,
encourage continued investment in all West Hawali economic sectors. Average
length of visitor stay is also expacted to Increase over present levels,

Many industries—real estate, commercial, service-oriented, and retail in
particular—have benefitted and expanded due to the income generated through
turism. Property values, in general, have increased significantly over the past
decade, a result of the influx of visitor, resident and retiree capital, This sharp
tise in land prices has created concern in the agricultural community; however,
the increased market size and additiona} public services have off-set some of
these difficulties,

While the historic base of Morth Kona was ranching, fishing and diversified
agriculture, the past decade has seen a transition in the socioeconomic character
of the region from an aguarian life style to & resort and residentially-oriented
community designed to meet the increasingly urbanized employment needs in the
tourism-spurred Kailua-Kona to Keauhou development corcidor. Yet, as tgur‘:sm
Is generally oriented toward the warm sea coast area, away from upland
residentialfagricultural neighborhoods, & continued harmony between agricultural
and urban/resort development Is anticipa ted.

Ranching, considered a poor use of the rocky and relatively expensive land in the
District, has given way te a variety of subtropical and temperate crop prcduc:ior?
agricultural uses, although (for tax purposes) many bulk acreage haldings are stil}
used for grazing. There are expansive macadamia nut orchards in both North and
South Kona, with avocades, coffee, citrus and floral/nursery products also
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cuitivated, Commercial and charter fishing is a traditional and continuing
economic activity, and a swong identification -source for the Kaitua-Kona

COMmmuUnity.,

The Big Island has become a focal peint in the United States® search for
alternative energy sources. A recent project successfully converting ocean
temperature differences into energy {Ocean Thermal Energy Conversion} was
canduciad off Keahole Point. Other tests underway are investigating geothermal,

biomass, solar energy and wind turbine pawer.

Keahole Airport, the States newest facility, is located approximately eight miles
north of Kailua-Kona and has been handling direct Mainland flights (via United
Airlines) since July 1983, Expanded boat anchorage has been made available at
Honckohau {adjacent to the subject properties), and Keauhou Bay harbors.

The Nortk Kona water system is primarily supplied by four wells at Kahaluu and
Waiaha Sweam, with the Kahaluy wells providing the bulk of the water. Current
source oulpul capacity is approximately eight to ten milfion gallons ger day,
somewhat below the anticipated fevels, thereby contributing to the current water
shortage being experienced, limiting development., Most residences in the Kona
area are serviced by individual sewerage (cesspool} facilities, with urban Kaljya-
Kona and Keauhou being serviced through municipal sewerage systems, Power

and telephone utilities are available along major roadways throughout the district,

Central Urban Area: Kailua-Kena 1 Keauhou Corridor--Kailua-Kona, the

population center of West Hawaii, is developed with hotels, condominiums and
stores generally direcied toward the visitor industry. In addition to tourism, the
village is the commercial and residential hub for the agricultural and retiree

communities in the surrounding areas.

The corridor between Kailua Village and Keauhou, stretching from the shoreline
upslope to Mamalahoa Highway, is in 2 state of gradual transition, with properties
along the ocean being improved with condominiums and high density residential
projects.  The cocler mauka areas are being developed into single-family
residential  subdivisions as  State Land Use (SLU) and County zoning
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designations are changed to permit such improvement, and water is made

available.s Commercial frontage improvement has been along Alli Drive and
Kuakini Highway,

The 2,000-acre Keauhou resort area is currently experiencing its second phase of
grewth with planned residential and condominium development centered around
the existing hotels, resort multifamily projects and the Keauhou Golf and Caountry
Club.  To date, 1,330 hotel rooms and 647 condominium units have been
constructed in the project. Extensive non-tourist commercial development is only
AGw occurring in Keauhou--an exampie of the gradual change taking place as
businessmen and retailers move into the corridor from traditional Kealakekua and
Captain Cook locales,

Educational facilities are provided by slementary and secondary schoels located
immediately north of Kailua-Kena, with an additional school midway between
Kailua-Kona and Keauhou. A high school is located approximetely 12 miles south
of the village. All schools have bus service. Police and fire protection are
iocated in Kaitua-Kona,

Kona Viliage Resort, a 62-acre holding currently improved only with a 95-room
hotel, 12 miles north of Kailua, is the only other master-planned resort area in the
Noeth Kona district. The isolated village has experienced historically high
eccupancy rates in recent years being operated as a polynesian-style low-key
retreat destination. The Village is located approximately eight miles north of the
subject property at Kahuwai Bay, and its owners have recently sold adjoining bulk
acreage to developers who have expressed a desire to expand the resort area and
develop candominium or other uses in the holding.

Primary Economic Market Sector

The Kailua-Kona 1o Kawaihae Coastal Corrider

Arid and sparsely vegetated, the lava-strewn coastal corridor stretching from the
northerly boundary of Kailua-Kona te Kawaihae is considered the primary

economic market secior of the subject parcel. Properiies within this 33.5-mile
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strip, of which Queen Kaazhumasuy Mighway is the general mauka {or inland)
border, share similar climatic, soil, topegraphical, infrastruciure and development
potential characteristics. South of this currently underdeveloped corridor, the
greater Kailua-Kona wurban area and commensurate land-uses dominate,
Northerly, past Kawaihae, the general stope of the land increases, as does
precipitation and wind velocity, and ranching land uses predominate,

Pre-westernization, this region of the leeward Hawali coastline was populated
only along the shoreline, with fishing villages scattered among the various coves
and bays in the area. The subject property has evidence of such use, Developed
fishponds, natural brackish anchialine pools (which are found only in this area and
on southwest Maui), and the acean provided sustenance for the villages. However,
the communities were plagued periodically by lava flows from Hualalai and Mauna
Loa which continued until [859. The corridor was considered as one of nine
deserts within the Island chain by ancient Hawalians,

Following the decline of native viliages In the late (9th Century, the region was

barren and void of development save for sporadic use as second hame, vacation

Feireats or fishing encampments. Two factors have contributed to the dramatic
change undergone in recent years as the corridor has moved from an isolated un-
improved area 1o being one af the most desirable visitor destinations in the State.

First was the establishment of the Mauna Kea Beach Resort and Hotel, which
opened in 1965, A world-class facility developed by the Rockefeller family, it
iltustrated the adaptability of the corridor's physical features to weil-designed
projects. Furthermore, along with Kona Village Resort, which opened in 1966, it
expased the tourist indusiry to the positive climatic and recreational traits of the
region,

The second factor contributing to the current vitalization of the area was the
completion of public factlities, notably the completion of Queen Kaahumanu
Highway through the coastal fava flows {connecting Kailua-Kona and Kawaihae)
and the npeﬁing of Keahole Airport, A wide two-laned, high-speed thoroughfare,
the highway has opened previously inaccessible shoreline areas to use and
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development and stabilized the region by permitting high-speed travel between
Kawathae and Kailua-Kona,

Despite these influences, the corridor is currently, to a large degree, un-
developed and in feral condition. A'a and Pahoehoe lava comprise the substratum
throughout the region, with scattered soil pockets near the shoreline. For the
most part, the area is unarable and not conducive to crop production in its
existing state. Although more recent flows are void of vegetation, the older lava
supparts pil grass, kiawe trees and haole koa, among other species.

Of the existing land uses evident in the Primary Economic Marke? Sector, resort-
eriented development is primary. The map on the following page shows the
location of the existing major projects relative to the subject property, Discussed
within the General Economic Market Sector presentation, the four major resort-
type heldings are summarized as follows:

Waikoloa Mauna
Kona Beach Mauna Kea
Project Name Villapge Resort Eani Beach
Size in Acres 621} 500 3,200 1,000
Year Opened 1966 1981 1982 1965
Hotel Rogms:
Existing 95 343 351 310
Proposed{2} - 1,260 - 300
Condominium Units;
Existing - - 80 23
Preposeal2} - 114 tis i7

i Additional 38 acres nearby submitted for $tate Land Use change from
conservation to Urban,

@) with construction anticipated 1o commence within two years,

These developments will be addressed at length later | Is repert.  Generally,
the resort operators are optimistic regarding both shart- and long-term tourism
potentials in the area, All of the projects are of high quali ty, with three of the
four existing hotels being considered as among the most exclusive in the State,

Room tariffs, dining costs and condominium unit prices are commensurately high,
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PRIMARY ECONUMIC MARKET SECTOR
DEVELGEMENT LOCATION MAP

Kailua~Kona to Kawalhae Coastal Corridor
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1. Xona Industrial Subdivision
2. Kona Bay Estates
3. Gentzry's Kona Marina

5. Kena Village Resort
6. HWaikoloa Beach Rasorc
7. Mauna Lani Resore

8. Puako Beach Lots

%. Mauna Kea Beach Resert
10. Kawathae Village

Kagi Uana I1 {industvial Park)

4. Kaloke Light Industrial Subdivision
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The secondary major land use in the corridor is industrial, with parks developed at
either end of the area in Kailua-Kona and Kawaihae, and a third under
construction fronting the mauka side of Queen Kaahumanu Highway one mile
south of the subject. The Kaei Hana Il Park, located in Kawaihae, is centered
around spatial needs created by the interisland port, while the Kailua-Kona
davelopment {planning its fifth phase of construction) has evolved into a mixed-
use industrialfcommercial area with wide ranging tenant types. The Kaloko Light
Industrial Subdivision, near the subject property, is also scheduled for general
industrial uses. The West Hawaii Concrete and Allied Aggregates quarries and
batcﬁing plants are also located on the mauka side of the Highway nearby the
subject property.

The only quasi-commercial development in the corridor, outside of the resorts, is
Gentry's Kona Marina, a recently completed construction adjacent to the
Honokehau Harbor. The project contains tackle shops, a restaurant, storage, boat
repair and other commercial and Hght industrial facilities oriented toward marine
service. Additional commercial projects are being developed in urban Kailua-
Kona, just south of the Primary Economic Market Sector.

With the exception of the small Puako community (popuiation of 237 in [980)
situated between the Mauna Lani and Mauna Kea Beach Resorts, residential uses
in the Kailua-Kona to Kawaihae corridor are limited to scattered second homes
and retreats along the shorelirie or in resert development. For the most part, the
outlying shoreline improvements are not serviced by county utilities. In all, the
full-time resident population of the corrider is approximately 3090, This relatively
low total is mainly due to the intense heat of the region throughout the year; with
residents generally preferring the cooler upland areas. A 4g-lot %ﬁxury-oriemed
development, "Kona Bay Estates” with parcel sizes ranging from 7,852 to 26,337
square feet, has recently been completed on 11.5] acres situated at the exireme

southerly portion of the Primary Econamic Market Sector.

Public land use in the corridor includes: the Keaholé Airport, servicing West
Hawait, a 780-a¢re project zone approximately one mile north of the subject
hotdings; Honoleohau Harbor, a 165-berth small boat barbor immediately two miles

seuth; and, the Kailua-Kona community solid waste disposal station {dump), with
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the Humane Secisty adjacent, mauka of the highway between the subject and
Kailua-Kona. Additionally, the Naturaf Energy Laboratory is ldcated on 10.25
acres at Keahole Point between the ocean and the 3irport.

The only agricultural land use in the prismary economic marke: sector is Phase 1 of
the 06-acre Keahole Agricultural Park across Queen Kaahumanu Highway from
the Airport, currently containing 35 leasable lots. However, only seven of the
parcels are currently in use; two planted in mango fruit (as yet upmatured), one
improved with shade houses, another recently planted with plumeria trees, and the
remainder being developed, Aquaculture is also being attempted adjacent to the
Natural Energy Laboratory on a quasi-experimental basis.

There are four public parks in the sector. The best developed are the Old Kona
Alrport Park {sporting fields, beach facilities, meeting house, canve sheds) lacated
at the scutherly end of the corridor, and Hapuna State Beach Park {three miles
south of Kawaihae), which is improved with cabins and picnic facilities. A public
beach parlk is included in the Waikoloa Beach Resort development on Anachoomaly

Bay. The fourth public area, Wawaloli Beach Park, is adjacent o the subject.
property and is unimproved,

In summation, the Primary Economic Market Sector containing the subject
property is generally underdeveloped, The signiticant majority of private capital
invested in the area has been within the destination resorts along the coastiine,
While the expansion of urban Kailua-Kona wiil undoubtedly utilize some of the
seutherly portions of the defined corridor {for a variety of uses) all available
indicators point to the continuing dominance of resort-oriented development.
Climatic traits that are desirabie among tourists; the increasing demand for
quality Neighbor Island resort destinations created by the expanding visitor
industry and the deterioration of Waikiki; and, the desires of governmental
planners, are among the positive characteristics which contribute to this trend.
The lack of a proximate resident pepulation, the undesirability of the continually
hot climate amang residents, poor soil conditions, and avaitability of competing

supply are factors which limit the patential of other large-scaje uses over the
short-term.
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Competitive Econgmic Market Sector

State of Hawail Destination Resort Industry

The most vibrant sector of the statewide tourism Indusiry, and the focal point of
visitor-oriented capital investment over the past decade, master-planned
destination resorts communities--through the use of integrated improvement and
marketing strategies--have proven t¢ be the most desirable itype of tourism
inventory development, With the attractions available in destination resorts, it is
generally conceded that the long-term success of the Hawaii visitor industry
(outside of Walkiki} lies in their continued, efficient improvement; this hoids
particularly true in light of the disparate swip-construction undertaken by

individual short-term, profit-oriented developers in many Island beachfront areas.

Resort development at Kohanaiki would be considered as an entry in the
competitive market formed by the major Neighbor Isiand destination resorts
within the State. Its long-term potential wouid be dependent upon its ability te
ofier, maintain, and attract based on the attributes of the site and amenities
made available relative to other competing projects.

For this reason {and in consideration of the general health of the statewide
tourism industry), we consider the destination resart industry as the Competitive
Economic Market Sector for the subject holdings. In ihe section of our Market
Study covering resort improvement, we present a comprehensive analysis of this
market sector, and provide criteria which a subject resort development program
could be judged against (undertaken elsewhere in this document) in estimating its
potential marketability.

The continued urbanization ef Honoluiu/Waikiki, availabifity of cceanfront tand at
reasonable prices in outlying or Neighbor Island locaies, and the modernization of
interisland air travei, were major contributors o the development of master-
planned resorts in the State of Hawail during increasing demand periods in the
E960's  and (1970, Independent smail-scale projects {single hotels and
condominiums) were undertaken in various communities; however, sucCess was
fimited due to the lack of sufficient visitor infrastruciure facilities,

retail/restaurant space, and developed recreational oppar tunities.
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In order 1o provide a sustgining atmosphere that could compete with the
opportunitips then available in Waikiki {including shopping, dining, transportation
and other services), outlyingfouter-island resort devetopments had to provide
effective wide-ranging diversions (beyond physically desirable locations) to
consistently attract high volumes of visitors. In practice, the integration of
mixed resort uses (achieved through master planning} proved synergistically
beneficial w0 each component; and the resorts experienced quab‘ﬁed SUCCESS.
Efficient communities contained a variety of hatel, condominium, commercial and
recreational sites.

The major dilemma facing bulk-acreage resort developers is the extent of
investment required to achieve a state of syrergy; or at what peint are there
sufficient improvements, amenities and facilities so as to create a marketable
cumulative attraction, without the need to overbuild infrastructure, This "critical
mass” level and mix Is important to planning decisions as the failure or
insufficiency of one or more components could significantly hamper overall
success. In addition to man-made improvements, physical attributes (as scenic or
recreational characteristics) strongly contribute to the critical mass of a resort
developrent.,

The optimum relationship in achieving maximum cumulative attraction {in regard
o land use type and intensity} is not readily quantifiable, nor is the ease of
reconciliation between develoger desires and public land use plans, Therefore, we
have investigated the Hawaii major istand destination resort market in regard to
existing and planned composition, and recreational and locational characteristics:
establishing a market correiation of the facilities, or critical mass, necessary for
efficient resort development. In order to remain competitive in the market, the
subject would have 1o provide similar amenities and epportunities, We
acknowledge that the subject owners are seeking land use approvals for an
"interrmediate” resort, while those analyzed are planned as "major" resort
communities. However, the characteristics necessary for market success are
similar for both types, and to date there has been minimal intermediate-class
resort development undertaken.

Currently, there are eight Neighbor Island master-planned projects in the State

which we consider as being or having the potential to be considered as a futls
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amenitied destination resort, These major island projects (we have omitted Kalua
Koi on Moiokail are summarized .on Table . We note that only those
developments fulfilling the definition of an integration destination resort
{contained earlier in this report} were analyzed, Vacation or desﬂnatien "areas",
such as Poipu and Coconut Beach, Kauai, and Banyan Drive in Hilo, which have

diverse ownership and development ohjectives, were not considered comparable.

Histerically, the development of integrated resort communities has been cyclical;
with pericds of intense demand and construction activity followed with terms of
stagnate market conditions. Additionally, demand can be periodically
regionalized (as experienced oa the Kohala Coast during otherwise slow 1933-34),

or widespread (as during the statewide demand of 1978-79).

Despite these anomalous trends, analyzed at-length during the course of this
assignment, the demand for destination resort development has steadily grown
ower the past 13 years. Return visitors, FITs, and the middie- to upper-class
travelers, all of which are growth sectors within the statewide tourism market,
have consistently demonstrated an increasing attraction to the master-planned
cemplexes. As statistically presented in the Demand section, the resqit has been
that proportionately greater numbers of visitor/days being spent on Meighbor
Islands, which have centralized resort areas typically dominated by a destination
community.,

Consequently, an aging Waikiki, tacking the recreational facilities and ambience
available at planned resorts, is developing an tmage of catering to "budget

minded" travelers, Proposals for a convention center or other significant capital

improvement projects within the Waikiki Special Design District may increase the.

size of potential market available, but will nat stem the flow of tourists to the
physically more desirable and less dense resort projects.

Viewed over the Jong-term, the cyelical economics of resort development da not
diminish the success of, and established and projected increasing demand for,
Fesort lodglng units and facilities with destination resorts. In estimating the
demand for development at the Kohanaiki site (considered as competitive in this
market}, we have examined density, timing, absorption, and other indicatars from
the previousiy identified comparable master-planned projects. This analysis is

presented in the section of our Market Study regarding resort development,
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SUMMARY OF MAJOR ISLAND RESORT DESTINATIONS

State of Hawaij

Hg, af bRty [2)
Asprox,
Ares
Acres (1)

Total
Existing Propased

tamg at notels {W}
Conggminturs 4L}

Licatran

Gautn -~
Ledairg

2,0 2,105 7,09 feaunau Beagn (K}

Koaa Laguon (#}

Kona Serf {#)

Kagunou Hesore (1)
Keduboy &xani {1}

Surf & Racquet Clup (C}
Leaunge Palena (£)
Lountry Clup Vitlas ¢}
Keauhdu Punahele (C}
Xanated ¥ Keaubaw {C)
Keauhou &1 (0}
Keaunou Gardens (L)
Ledward 4,000 359

§,180 Haues Xea Beach {4)

¥illas & Mauns Kea (O}

Lraward 3,400 43 6,28% Mauns Leni Bay 1)

Ragaz Lasi ferrace {C)
Haune Lant Potat (£3*
Lepwdrd 568 548

§.008 Sharaton Aoyal Watxoloa (H)

waikolon Shares {L)v

Harth i, 200 1,630 e Sheraton Princeville {d)*
Hanalel #lantation {Hj¥
K114 rat ()

CITEFs % Princeviile ()
Hale Kai (C)

Hanalel Bay Hesort (L)
Ex'to Kai (L)

Hakai Ciub {0}

Kaune %af {C)

Palt de Xue (C}

Faliu1i Cottages {£}

Puu Fos {C)

Sengpiger Yitlage {D)
Seatotge {0}

Princaviile (£}

Pusmans (C)
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Identification of Potential Subject Use Types

Based on our investigation of the subject property's General and Primary
Economic Market Sectors, and the commensurate cbvious limitations which exist,
we are of the opinion that there are five potential use-types which an infermed
individual may consider in development of all or part of the subject hotdings. The
uses ares

Commercial
Industrial
‘Residential
Resort (Condominium/Hotel)
Agricultural

Our experience has demonstrated that the most probable efficient use of the
subject holdings is in integrated resort development, thus this is the focal point of
cur study. The other uses, with the exception of industrial {which is a major
existing land use in the Primary Economic Market Sector) are presented ondy in
spmma.ry form, with complete data and analysis contained in our files,

For all use-types except resort, emphasis was placed on trends within the Gemeral
and Primary Markets (supply, demand, absorption, etc.); in discussion af resort
potential, the wrends within the competitive market are singularly addressed. This
includes the four existing infegrated resort communities currently being

developed in West Hawaii,
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MARKET ANALYSIS OF POTENTIAL USE TYPES

Commercial

General Economic Market Sector Development

The major communities in this market sector, previgusly identified, contain the
significant portion of the avaitable commercial inventory; both kmproved space
and vacant, "zoned" properties.

Historically, Waimea {due to Parker Ranch influence} and Kealakekua/Kainaliu
{serving the surrounding agricultural community) were the most commercially
developed towns, with strip improvements located along the Hawaii Beit Highway
and other major thoroughfares, However, the growth of Kailua-Kona in the past
decade, and the projections for its continued urbanization, has stimulated business
migration to the near-coastal area of the village fronting Palani Road, Alii Drive
and Kuakini Highway,

The existing commercial {resail/service) developments in Waimea and
Kealakekua/Kainaliu have efficiently met the demand of the communities in past
years, and are not considered as either comparable or competitive with potential
commercial use of the subject properties,

The Kailua-Kona to Keauhou urban corridor is currently experiencing a substantial
expansion of available commercial space inventory, and these trends are

considered as having impact on the potential for similar-type subject use.

In discussing retail/service space and iand supply and demand, it is necessary 1o
acknowledge the differentiation in the orientation of available properties,
Although use-types may cater to a limited market of cross-over clientele, a
market dichotomy exists between tourism and resident oriented businesses,
Restaurant operations typically are targeted towards service of both visitors and

the local populace, with overall emphasis dependent upon location.
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Tourism-eriented commercial development is centered along Alii Drive, from
! Kuakini Highway to the Kopa Hilton. Secondary facilities are located in the
hotels within the Keauhou-Kona Resort. The aperations are intended to serve the
maore than 4,000 transient vacation units along the coastal plain in the corridor.

With the exception of the converted Kona Inn shopping mall {stili undergoing final
refurbishment) and the arcade at the Hotel King Kamehameha, the Alii Drive
commercial improvements are one- and two-story low-rise structures containing
from 6,000 to 25,000 square feet of leasable area, Although tenant turnover rates
are relatively high (in comparison to typical remil market segments), fluctuating
in accordance with the fortunes of the Island’s tourism industry, there are
currently few vacant spaces. With the exception of the King Kamehameha Square
project {circa 12,000 gross square feet) cutrently under construction, and the
Keauhou Shopping Village {72,000 square feet)-both attempting to solicit the
resident and tourism consumers, are the only commercial projects planned for
tourism service on a short-term basis,

The latter facility will be West Hawaii's targest shopping mall, and is anticipated
to be the focal point of retaiiing activity in the region for many years. Although
the anchor tenants (KTA Supermarket and Liberty House Department Store) have
been signed, full absorption of space Is projected by the developers to require a
minimum of 1§ months to two years, depending upon the continued expansion of
tourism capital influx levels.

This project, along with the planned expansion of the Kona Coast Shopping Center
(previously the area's largest) and the recent or proposed construction of the
Sakamoto Electric complex, Territorial Centre and the W. F. Dillingham
Medical/Professional Center, should provide a sufficient amount of supply to meet
commerclal demands in the greater Kailua-Kona urban area for five or more
years. And, it is noted that several office/service commercial buitdings, natably
the Kailua Trade Center and Hualalai Center, both constructed in [983-81, have
large amaunts of vacant space still available.

Preliminarily, a commercial cemplex is planned for the mauka area of the

propesed Y.0, {TSA) bulk acreage development approximately four miles upsicpe
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from the subject property, i governmental approvai and market acceptance of
the residential offerings is achieved.

Additionally, as discussed at length in the appropriate secticn of this report, a
significant portion of the improvements in the Kona Industrial Subdivision are
utilized by nonconforming commercizl tenants, The availability of such less
expensive space {particularly as the "rural-life style" area residents have shown no
displeasure in frequenting the light industrial subdivisien} has hampered the
demand for standard-guality commercial space. As the lower rents in the
subdivision permit lower overhead and price levels, this trend is anticipated to
centinue aver the shart-term. The next phase of the development (76 lots) is
going to emphasize this "mixed-use” concept 10 an even greater degree, and
thereby fill the major supply space need for resident-oriented commercial space
in the community for five 1o seven years, at a minimum,

Primaty Economic Market Sector

There are currentiy no major commercial developments within the subject
properties' Primary Economic Market Sector,

Within the identified resorts, there are shopping arcades contained in the existing
hotels, and ali have expressed a desire o develop a commercial facility to serve
the growing destination communities. However, all plans are preliminary at this
time, and dependent upon the successful implementation of their hotel and
condominium projects.

There is a single "Mom and Pop" store in Kawaihae, and one counter-service
eating establishment, There is aiso & convenience/general store six miles inland
at Waikoloa Village.

Major commercial-use additions in this market sector outside of the resorts, witi

only be within the industrial projects detailed in the following section.

J— s, DARARAN

Summary

Based on the apparent trends within the marketplace, it is our opinion there exists
insufficient demand to make large scale commercial development of the subject
praperty feasible, The continuing concentration of inventory, and demand by afea
businesses, for urban Kailua-Kona locations, and the availability of tradizionally-
acceptable alternative sites and improvements in existing and proposed industrial
projects, will undoubtediy fill general market expansion needs for the remainder
of the decade.

At best, selected portions of the bulk.acreage subject property could be viewed as
having long-term commercial potential, if large scale residential development
ecewrs in the Kalaoca area upslope; however, the difficuity in obtaining subdivision
and governmenial approvals, and the cost of infrastructure comstruction
{particularly water) would likely make such use projections specious,

Limited ancillary commercial requirements wili exist within a resort

development, were the subject so improved.
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Industrial

General Economic Market Sector

There are no large acreage (more than 20 acres) industrial subdivisions or
otherwise significant developments in the $outh Kohala and North Kona districts
outside of the identified Pritnary Economic Market Sector,

In Waimea, individuat lots are improved with industrial-type uses (often as
grandfathered or nonconforming with the underlying zoning) along Mamalahoa and
the Kawaihae-Waimea Highways, A majority of the developed uses are oriented
towards the needs of community farmers and ranchers, and are often contained in

older ar lower-quality improvements,

Simikarly, there are scattered industrial-type uses along Kuakini and Mamalahoa
Highways in the southerly portions of the North Kana district near the towns of
Henalo, Kainaku and Kealakekua, Again, farmers contribute to much of the
consumption demands.

While in past years the agricultural communities of Waimea and the identified
North Kona villages represented a meaningful degree of industrially-oriented land
use demand, the expansion of the tourism and service industries in the last tweo
decades has resulted in the shifting of primary consumer market areas into the
Kailya-Kona urban region., Over the short-term, there are no large ingustrial
developments planned outside of the Primary Economic Market Sector, aithough
the recent opening of several agricultural subdivisions, in addition to those stilf in
planning (notably Waikii Ranch), could stimulate a fimited, but increasing demand
in the Waimea area during the next decade,

Primary Economic Market Sector

Within the Kailua-Kona 1o Kawaihae coastal corridor there are three existing or
underconstruction  large acreage industrial  subdivisions, A fourth,

industrial/ commercial project, has alse recently been completed adjacent to the
Honokchau Harbor,
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The Kona Industrial Subdivision

Currently encompassing approximately 52 acres on the northerly edge of the
Kailua-Kona community, at the southern end of the Primary Economic Market
Sector, the Kona Industrial Subdivision began sales in January 1985 of Increment
Vi; part of a 103.9-acre expansion of the subdivision, This development is the
most significant industrial complex on Hawaii’s leeward coast, and an important
ecenomic factor in Kailua-Kona.

A total of 53 lots, ranging in size from 1.0 to 6.1 acres, were developed during the
first five increments fram 1969 through [981. The individuai phases are
summarized on Table 2. The fee landowners and master lessors are the Trustees
of the Liliuokalani Trust (First Hawailan Bank). The table is keyed to the facing
map.

Accounting for the five lots remaining for lease in Increment V, the rate of
original product absorption over the 13-year development period has been an
average of 3.20 lots per year. The lots are leased ungraded, with the lessor
providing only off-site infrastructure improvements.

The subdivision has been the source ¢f speradic controversy since its inception dug
to two factors: tenant-types allowed, and ground lease rent increases, ‘In some
respects, the issues are related.

The zoning designation of the project {Ml-1a) is generally considered one of the
most broad classifications within the County of Hawali Zoning Ordinance, While
the legistative attempt was to provide warchouse, operational and limited
storefrantage for wholesaler/disteibutors and lght industrial uses, the actual
experience has been the profiferation of {potentially) nonconforming retail,
restaurant and other commercially-oriented lessees, The result of this tenant
influx (more concerned with lower rents relative to available commercial
facifities than in appearances) was increasing demand, so that space lease rents
escalated 1o levels that while stitl-readily acceptable to commercial users, were
high for industrial tenants. Attempts to expedite enforcement of the zoning
codes have proven unsuccessful to this point.  The problem of noncenforming
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SUMMARY OF THE KONA INDUSTRIAL SUBDIVISION

TABLE 2

Kohanaiki Market Study

Estimated

Fee Stple
Land Value
{Per 5q. Fr.}

Annual
L ease Per Acre
End Reopening Rentaj

Begin

No. of
Lots

Increment/
Phase

Existin

NIA
N/A

11/1/69 1073071999 11/3/1979 § 1,500
7/1/73
il

e
sfi/g1

Ll
—

£,060
8,100

7171983
7/1/1987

6/36/2003

1l

83,10

6/30/2007

i

v
v

3.25
6.89

2, 500
24,000

7/1/1989
31171991

&/ 3G/ 2009
4/30/2041
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$8.50
N/A

$29,620%
NIA

NfA
NIA

7/1/2005+

77142013
NA
N/A

7i1/1985
N/A
N/A

4z
17+

Proposed:
Vi/1
vi/2
Vi/3

N/A

N/A

7

*Estimated,

Trustees of the Liliuokalani Trust, and The Hallstrom Appraisal Group, Inc., July 1955,

SOURCE!
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commercial uses becoming major tenants in industrially-zoned areas {thereby

damaging legitimate commercial space developers), is rampant on all the outer
istands.

The controversies surrounding rent renegotiation are common in all Hawaii real
properiy sectors, The rapid appreciation of land over the last decade bas resulted
in current market ievel rents many-fold above earlier fixed-term periods. For
industrial tenants in the Kona complex, the appraciation effect was worsened by
the general economic recession experienced earlier in the decade which limited
consumer demand. Many lessees have expressed of the opiion that the fee
owners of the jand considered the ability of the non-conforming commercial
tenants ta-pay higher rents during the renegotiation process, which was eventuaily
decided through an appointed ‘arbitration panel.  As shown on the table, the
indicated per square foot fee simple value for land in the subdivision {upon which
renegotiated rents are based) has escalated at an anmmually compounded rate of
13,44 percent between the first rent fenegotiations In 1977 and the considered
land value for the proposed 1985 expansion,

The ;Srcaposed 76-lot Increment VI expansion is anticipated as requiring three
development phases spaced over an estimated eight-year absorption period (or an
average of 9.5 new lease agreements per year), The minimum lot size will be one

acre, with "strict architectural and tenant guidelines to be enforced.” All off-site
intrasteucture will be underground.

According to Clifford Poulton, President of the Kuakini Corporation, the
contracted developer of the expansion, the project has received rezoning and
other necessary approvais and clearances, The engineering and expansion design
is being completed by Belt, Collins and Associates,

The first increment of the expansion, witl contain approximately 42 iots and
require 30 percent of total phase development costs. The proposed jease
agreement is as foltows:

-~ $110,600 Land Lease Agreement Premium,

- A 30-year lease term,

- Three ten-year fixed periods,

~38-
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-— First ten-year period rents fixed at an annual retorn of
eight percent on $38.50 per square foot of site area.

s Second ten-year period rents at a 37 percent increase, or
using Cost of Living adjustment, whichever is greater,

However, we have received informaticn that agreements offering only $70,000
premiums are under consideration.

The developer intends the project to be a "high quality development, with. a
Mainland feel..a business park", thus continuing the existing temant mix trends.
Mr. Poulton has estimated that approximately half of the twnants wiil be Kona
companies refocating to the project, and haif will be otherwise new businesses to
the area.

The Kaloko Light Industrial Subdivision

Construction has recently been completed of the first phase, containing 5% lots,
planned for this approximately 250-ac¢re development, which will have a total of
190 circa one-acre lots upen completion. The subdivision, located on the mauka
side of Queen Kaahumanu Highway one mile south of the subject, is shown on the
map on the following page.

The estimated $t6 milllon project is being developed by Pan Pacific Land
Corparation, on a site owned by TSA Iaternational, a major landowner/developer
in the immediate subject area. KOG Construction was awarded the site

improvement contract.

Offered on a fee simple ownership basis, the Phase [ lots range in price from $5.35
to $7.73 per square {oof; with the lower prices located in the mauka sections, A
current price list is contained in Addenda Exhibiz I, The lots will be individeally
finished graded.

Terms of sale require a 25 percent down payment with the ouistanding balance

Linanced through First Hawaiian Bank at 12,75 percent annual interest, or .5

percent over the prime rate, whichever is lower. A deposit of $5,000 is to be
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submitted with the purchase offer, an additional $20,000 within ten days, with the
remainder of the down payment due at closing. The first sales were scheduled to

close in December [984. First Mawalian wiil alse act as the escrow agent.

Water to the subdivision is supplied by the County. Howaever, the develaoper,
anticipating the time lapse prier 1o construction of improvements by alf
subdivision purchasers, has allocated a portion of his limited commitment to
construction of a golf course nearby (if approved). Should acéelerated absorption
and improvement require the developer to service the Iindustrial park
commitments prior 10 the completion of planned water supply enhancement
projects, supply problems could arise. Potential solutions should this occur,
include limitations imposed on later lot sales, abandoning service to the golf

eourse, ar {most probabiy) developing of extensive storage facilities on the site.

According to the lead broker for the project, Ken Uyeda, the lots have been
privately promoted for the past three years, with a "long list of* national and
local corporations expressing strong interest. Currently, 21 iots have been sold or
purchase contracts submitted for approval. "Tentatively, all of the lots in Phase |

should be seld within 90 days {of completion),” says Uyeds, or circa the date of
this report,

Major users are anticipated to be importers, distributors, trucking concerns,
warehouse and other light indusitrial-type businesses inciuding "very well known
jocal and Mainland corporations®.

Uyeda estimates that 20 percent of the potential purchasers are businesses
relocating from the Kona Industrial Subdivision; primarily due to dissatisfaction
with the leasehold tenure. He stressed the importance and desirabifity of fee
simple ownership, and said that many parties had held off locating in Nerth Kona
until such was available,

Proximity to the Honckohau Harbor and Keahole Airport are viewed as potentially
major advantages. Due to the distance from urban Kailua-Kena, it is doubtful
that commercial-type uses will represent as significant a portion in this
development as within the Kona Indusirial Subdivision.

-50-
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Kaei Hana II

A development planned to eventually encompass a total of $3.60 acres, the Kaei .

i3

Hana Ul Industrial Subdivision narth of the Kawaihae Harbor has leased 22.60 acres
since original subdivision offering in 1963. The project is owned in fee and
administered by the State Department of MHawakian Home Lands, one of many
developments on ceded native lands. The site was formerly planned for
development with a puclear power plant by the Hawaii Electric and Light
Company; a concept abandoned In the late [960's. The acreage thereafter began

te be used for industrial purposes. The property is zoned for light indusirial use,

2
-
=1
3]
-
-
o
@
f
el
g

[}
=
S
&
o~

b
=4
&
o

o

EN

=

o
o
a
[~%
Z
o
2
43
w
o
K]
o
[
=
)
“r
.
s
o3
&
2
<
<3
S
L
R

200G and 2012, Current rent is
1993 and 2012, Current rent is
1988 and 1998, Current rentis

Lease Terms/Comments

Located at the extreme northerly end of the Kailua-Kona to Kawaihae coastal

To be re-subdivided,

penings in

penings in

corridor, the emphasis of the subdivision is on general industrial and warehouse

ings in
[year.

type uses, The primary attribute of the Kawalhae location, currently an

G00/year plus ten percent override.
pehingsin

To be re-subdivided.

pen
24,000

otherwise small and inconsequential community, is the inter-island Part of

¥

Same as Parcel 13, Annual rent currently $8,450,
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Reopenings in 193] and 2011, Current rent is

53 year lease from 3/1/72 1o 4/30/2027.
52,510/ year.

30 year lease from 5/5/1978 to 5/4/2008.
Reopeaings in 1988 and }1998. Current rent

54,618,623/ year.
55 year lease from 7/23/1971 to 7/22/2026.

63 year lease from 9/1/1968 to 8/31/2033.
30 year lease from 5/5/1978 to 5/4/2008.

To be re-subdivided,
Request for lease by lessee of Parcel 6.
To be re-subdivided.

45,000/ year.

Kawalhae {operated by the State of Hawail Department of Transportation Harbors

Ren
$15
Reo
5

Reo
Reo

Division} which services the expanding leeward Hawaii region. The completion of
Queen Kaahumany Highway enhanced the market area serviced by port users,

A total of eight lots, ranging in size from 1.000 to 6.513 acres, have been leased

Kehanaiki Market Study

in the project; five of which have been improved, The sales period required to

L essee
Vacant
Yacant
Vacant
Yacant

market the absorbed ots has been 17 years, resulting in an average annual market

Arakaki Electric

demand of .47 lots per year. However, according to Bruce Taylor, Property

Hans Wittemeyer, et al,
Vacant
Schumann Lumber Co,
Yacant
Pioneer Lumber Co.
Kawaihae Millworks
South Pacific Ship
and Chandlery, Ltd.

Boyd Enterprises, Inc.
Kawaihae Development Co. 30 year lease from 5/7/1984 to 5/6/2014.

Director for the State, the project {due to the extent of the previously planned
use} was opened ™en te |5 years” ahead of schedule, and that effective

development did net begin until 197% resulting in a six-year period having six

SUMMARY OF THE KAEI HANA I INDUSTRIAL SUBDIVISION

lease agreements signed, or an average demand of one lot per year.

Size
fin Acres)
3.594
20,339
o171
2.120
£.513
§1Z.961
2,000
26.256
5.800
1.000
2.G00
2.588
2.850
11.13%

A schedule of existing tenants is shown on Table 3, keyed to the facing map.
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-7
-0
16
il
12
13
-14
15
-1%

As shown, the most recently recorded lease was for 2.85 acres in May 1984,
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The most significant development yet planned for the subdivisien is the multi-use
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TABLE 3
Tax Map Key

industrial/commercial project proposed by Hans Wittemeyer, a successful center
developer in the South Pagific, A post office, supermarket, multi-story office
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building, |5 siorage/warehouse bays and ice house are preliminarily planned for
the up to $7 million complex, The State has approved concepiual plans {May
1984), and approximately $505,000 in site work has been compieted. A mid- to
late-1986 comgpletion date is anticipated, Despite the lack. of cdn’;petiﬂg
facilities, and "strength of the concept”, pre-leasing programs have been slow as

potential tenants remain skeptical pending funding and start of construction.

Future expansion plans call for re-subdivision of the larger remaining parcels,
according 0 Taylor, with (perhaps) some change to residential-type development
along the highway frontage. On a long-term basis, the Department is optimistic
about demand for the lots, citing the expansion of the Kawaibae area forecast for
the next decade and the current lack of available services as iategral contributing

factors. A major problem to subdivision growth is water supply and storage, with

only three additional water hookups available at this time. The Couniy is planning

enhancement of services to the area. Storage and transmission afe the existing
sighificant liabilities. There is the possibility water will be made available by
mauka Ranch operators, who have a four and are-half inch line in-the area..

Gentry's Kona Marina

A modernly designed industrial/commercial complex adiacent to Honokohau
Harbor, Gentry's Kena Marina is intended to meet the demand for marine-oriented
retail, warehouse and service space created by the smal boat harbor.

The approximately 35,000 square feet of gross improvement area {not including
the boat stack-storage facility in the project) is located on 4683 acres leased by
developer, Gentry-Pacific, Ltd., from the State of Hawaii Department of
Transportation, Harbors Division on April §, 1983 (Document Mumber H-82-4,
which is summarized in Addenda Exhibit [). The project occupies a waterfront
site at the southeasterly corner of the harbor.
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An artist's rendering of the finished development is reproduced on the following
page. Master ground lease terms call for:

. Léngéh af Term: 35 Years, five-year fixed rental periods.
Restricted Use: Marine or Marine~refated activities.
Annual Rent Phase [, 2 acres
$25,000 per annum for the first {ive years
Phase H, 2.083 acres (#f undertaken)
$.272 per square foot, annually, throughout first five-
year period, waived first year.
The remaining six; five-year periods renm will be at 100
percent of Fair Marke: Rental, as determined.

The comgplex, housed wuhm ‘a smgse :mpmvement, -contains 30 individual ieasable
spaces fangmg i saze “from’ the | 120»-squafe-toot "F:sh House Starage Space to a
,ODG—sqpare,—iom harbor-{ront restiurant, ] There are a total of six standard
{,152-square-foot -bays, with three double bays. Al warehouse bays have 320

square feet of mezzanine space.

The: 1mpwved area is teased as "eft*, or unfinished, space. Loading doors,
ventilation and mezzanine smpmvemen!a are provided, Common elements within

the project are fimited,

The market offered, or contracted, s.u_iﬂease.agreemem terms are displayed on
Table & e R '

According to Charley Pang, lead project broker, the market accebtance of the
;}r'o}:en';i has ‘bées above expectations. He forecasts total absorption of the
j;aasahle aré'a by fall af 1985, "Ninety percent” of the spaces are already under
contract, with high levels of interest expressed by other potential tenants.

The developer is anticipated to cemmence construction of the second increment

on the site, upen completion of Phase I; however, plans have net, as yet, been
finalized. It is the intent of the State to permit leasehold development of up to

ity
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TABLE %
SPACE LEASE RENT LEVELS
Gentry's Kona Marina
Kohanaiki Market Study
Net Leasabie
Space Type Area {Sq.F1.) Monthly Rent

Warehouse:

Floor Space 1,§52 to 2,240 $ .60 Per Square Foot

Mezzanine 526 $ .20 Per Square Foot
Fish House Storage 1,120 $1.00 Per Square Foot
Cald Storage 1,806 $ .60 Per Square Foot
Fiberglass Shop 1,200 § .60 Per Square Foot
Restaurant 4,000 $ .25 Per Square Foot, first three

{"atilla the hun™) years. Increase of 15 percent

each year for years four and
five. Negotiate next three,

five-year periods,

SCURCE: The Hallstrom Appraisal Group, Inc., July 1935,

iy 5

30 acres for maritime-oriented commercial, light industrial and siorage uses in
the harbor area. Development of a fuel dock and ancillary facility is the next
project planned {on 10,000 square feet leased in MNovember 1983). Lease rental
income is perceived by the State as the primary contributor to recouping the
capital Investments and operating economics of the Honckohau facility; not, boat
slip rentals,

Other Potential Developments

There are no other significant bulk acreage industriai subdivisions planned in the
Primary Economic Market Sector in the foreseeable short-ferm, Neither are

there lands sa designated on the existing County of Hawaii General Plaa.

in addition to the proposed incremental expansions described in the identified
developments, growth is anticipated to occur within the Keahole Airport and
Natural Energy iaboratory projects, However, use in both areas is conwolled and
somewhat specific; the Airpert growth dependent upon tourism expansion, and the
Natural Energy Laboratery on availability of subsidy researchfentrepreneural
funds and grants,

Summary

The previously "“limited” invelmtory of industrial-oriented development that has
historically existed in the Primary Economic Marketr 3Sector, is currently
undergoing expansion that will poteatially place mere than 273 lots on the market
over the next eight to ten years, This effectively quadruples the number of lots
{69) completed as of the beginning of 1985,

Despite the positive economic {actors evident in the South Kohala and North Kona
districts, particularly the significant growth in the touris:in industry, it is doubtful
that demand wilf increase sufficiently to create a need for additional industrialiy
zened lots beyond those planned during the next decade. Absorption of lots would
have to occur at an average of over-25 units annually over the next ten years {a
five-foid increase above combiped histeric trends) before a market sector
“shoritage™ was created,
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it is our opinion, that development of the subject into a bulk acreage industrial
subdivision project is not sufficiently probable from an economic viewpaint to be
considered as a potential Highest and Best Use alternative within our analysis.
This is primarily due to the large increase in inventory currently proposed for the
sector,

Residential

In analyzing residential real estate market trends within the identified Economic
Market Sectors, population and housing demand forecasts, and histeric locatianal-
specific demand were necessary in addition to summation of individual projects in
the areas.

Traditionally, residential development in the South Kohala and North Kosa
districts has been generaily along Mamalahoa Highway, in the 800 tc 3,500 foot
elevation range. As discussed in previous sections, this is due to the climatic
desirability of these "mauka® reglons, which experience significantly cooler
average femperatures, more stable reiative humidity conditions, and more
abundant rainfail. This latter trait permitted imgrovement based on catchment
water supply prior 10 the construction of public and private systems. Elevations
above the 3,500 foot level are, for the most part, considered less desirable due to
extreme rainfall levels, overcast/foggy conditions prevaleat, chili factor, and
access difficuities.

The opinion js generatly expressed by area residents, that the climate of the
coastal (or lower elevation) regions, while excellent for tourism/vacaticn home
development, is consistently too hot Moppressive) and alternately too humid/arid

for mass appeal except in closely proximate shoreline properties,

In South Kohala, approximately 6,200, or 38,57 percent, of the district's estimated
7,000 current residents live above the 300 foot elevation tevel, Many of these
individuals have residential or agricultural fots in or near Waikoloa Village
{estimated population 406, 900 to 1,100 fout elevation} and Waimea {2,500

estimated population, and 2,000 to 3,400 foot efevation},

.

Puako, population 237 in 1980, which has all development within 100 yards of the
shoreline, and Kawaihae, population circa 200, which is a bedroom community
servicing port and resort employee housing needs, are the only permanent
residential coastal communities,

The impact of urbanization and tourism dermand has resulted In some residential
development in the Kailwa-Kona to Keavhou corridor not on either the shoreline
or above the €00 foot elevation level, The availability of infrastructure, services,
empioyment opportunities, as well as the overall population increase, contributed
to this development type,

Cursory demographic analysis of purchasers in mid-range (between shoreline and
the 60C foot elevation) subdivisions reveals a significant ratio of investors/
speculators, retirees, and "second-home" parties. Lower to middle income

purchasers and renters are also prevalent,

However, with the exception of these approximately 1,300 lots, within eight
subdivisions, the large majority of residential improvement in the North Kona
district has been in the mauka communities of Kalaca, Holualoa, Keauhou,
Kainaliu and others, or within & tightly defined shoreline strand of the urban

carridor,

It is our cpinion, the continued expansion of the greater Kailua-Kona area over
the next decade (as forecasted by government planners) will result in increasing
residential development within the Kailua-Koena te Keauhou urban corridor at all
elevational levels, stimulated by the attributes of the area. However, the mauka
and beachfront jocations will continue to be considered most desirable, with mid-
elevation range development resulting from the lack of vacant mauka and

shareline developable acreage, and available infrastruciure,

Qutside the defined urban corridor, residential development in the South Kohala
and North Koena districts s anticipated to be largely oriented towards the mauka

regions, and secondarily, within the coastal resorts,
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For brevity's sake, our in-depth statistical analysis of population and housing
supply and dernand trends has been emitted from this document, although, it is

contained in our files. Our conclusions are surmmarized as foliows.

The projected expans;mn of the resident population at rates approximating
9.60 percent annually on an average basis over the next ten years (1985 to 1995)
witl create the demand for circa 885 additional housing units per year in the
General Economic Market Sector. Investor, vacation and second-home purchasers
wili also contribute to market activity,

Based on historical preferences, current econemic/growth trends, and availability
of infrastructure, it is highly probable that a significant majority of future
residential inventary (sites and homes} will be added near the existing
communities of Waimea, Kalaca-Kealakehe, and the Kailua-Kona to Keauhou
corridor,

The former two of these areas are considered desirable due to the prevalling
cocler climatic conditions {a major factor), and the rural equestrian/agricul:urag
lifestyles available. An  estimated 500 subdivided residential/agricultural
hornesites are proposed or under improvement in the greater Waimea area, and
plans to develop a minimum of 1,800 lots (the majority in the Y.O./T3A project} in
the Kalaoa area are currently being discussed with County planners, and are to

receive approval [or subdivision as County water becomes available.

In addition to the planned projects, an estimated 1,000 existing fots {fully-
improved with off-site infrastructure and water approvals) that are within the 16
major identified subdivisions in Kalaoa-Kealekehe are stifl unimproved, Based on
historic demand trends in the area, for vacant and improved properties, there
exists/is firmly planned a sufficient supply of developable lats for over 17 years
(2,200 lots divided by 159 average trapsactions annually), These figures assume
that all properties transacted are aot returned to the market wnimproved at a
later time, that historic construgtion trends will continue, and that a high
percentage of current owners {as yét not having improved the Iots) would be
desireous of selling their holdings,

~G9-

There is currently a minimum of a 266-day supply of lots listed by area realtors,

Although the effects of the 1931-82 recession upon the "improved residential®
market In the area have eased, with sales activity returning to 1979-30 levels
during 1983 and 1984, demand is not [orecasted to increase beyond 70 ansactions
per year over the short term (56 sales in [983, average of 3.6% per month over last
5i months}, Based on existing demand levels (approximately 60 transactions
annuaily), there is currently a 2.7 year supply of homes listed for sale,

The expansion of the tourism industry along the. Kohala Coast is anticipated to
contribute (o demand in the Kalaoa and Walkoloa “bedroom™ communities;
however, the existing and planned subdivisions should more than compensate for
this increase.

In the Kailua-Kona to Keauhou corridor the oversupply condition is not as extreme
but readity evident. [t is estimated that a minimurn of 600 to 800G existing lots are
currently unimproved, or a market supply equivalent to 2.1% to 2.86 years based
on  histeric/projected demand wends (under the assumptions listed abovel
Approved and under construction subdivisions will contribute an additional 800
lots over the next three to five years, effectively doubling the currently availabie

inventory to upwards of five years of market supply,

Over the past 51 months, improved residences have transacted at the rate of 3.47
per menth in the corrider. A%bwing for the ecanomic recovery and expansion
over the past 20 months (56 sales in 1983}, and continued anticipated growth, it is
projected demand over the short term (three to five years) will be circa 60 homes
annually. At this absorption rate, there is currently a 2.9G-year supply of listings
{173) with Kona realtors.

Within the Primary Economic Market Sector, the tmited availability of subdivided
homesites {321 total) both hampers the depth of analysis possible, and is indicative
of the overall historic market demand to some degree. In past years, the lack of
access to the sector {resolved with the completion of Queen Kaahumanu
Highway), severely restricted residential (and gencral} development potential.

The consistent high temperatures prevalent in the region, extremely poor soil
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canditions, lack of infrastructure, and distance from facilities/services are the

existing primary factors Limiting market demand.

The majority of the homesites {270, or 34,11 percent) subdivided in the area are
oceaniront, in close proximity to the shoretine, or within a quality resort
development. The remaining subdivided residential properties are older, lower
priced homes within a fully improved planned development having extremely small
lot sizes.

It is apparent that successful residential development in the primary coastal
corridor is dependent upos association with one or mare strong locational
amenities, specifically oceanfrontage. The strong success of Kena Bay Estates,
which was effectively sold-out upon completion of infrastructure improvements
{40 Iots sold to "100 interested parties” approached over a three-year period),
illustrates the continual demand for well-situated properties.

As a free-standing residential development, it is doubtful that a sufficient demand
exists 10 justify the bulk acreage subdivision of the subject parcel inte residential
use; however, the near-shoreline areas would likely achieve rarket acceptance.
This portion of the property is limited relative to overall size, and subject to
severe restrictions for environmental and historical reasons. [1 is our opinion that
the cost of infrastructure imgrovement coupied  with locational-demand
constraints, would make such svubdivis%on ol Kohanaiki unfeasible.

However, limited armounts of residential developrment might be included were the
subject property improved as an integrated resort. Currently, seven of the State's
13 destination res&)rts.contain single-family homesites, with four of the remainder
planning subdivisions within the next three years. In alf cases the iots are situated
on interior resert parcels; with the demand for the properties being created by the
availability of resort amenities. The degree of such improvements, and the
petential market absorption parameters within the primary economic sector, are
discussed within the Resort section of this report,

=51

Resort

Having surpassed agriculture as the primary industry of West Hawaii, tourism is
anticipated by private and public analysts and plarners to expand its economic
dominance throughout the century. Via capital Improvement investment,
purchased local goods, and creation of employment, the visitor industry stimulates
a wide-range of business sectors in the community, notably construction, real

estate, trade, transportation and financial concerns.

Fer these and other reasons, the County of Hawali has been amenable to weli-
planned destination resort development during recent years. However, the
individual improvement of single, smaller holdings typically resulting in denser,
incongruous, aesthetically lacking sirip development {as has occucred in the
Kailua-Kona to Keauhou urban corridor, in Kihei, Maui, and elsewhere)} is
discouraged.

Resort development, whether on a bulk or individual ot basis, is dependent upon
the relative bealth of the County of Hawaii tourism industry, During periods of
increasing visitor arrivals and expenditures, a demand is creatad for finished hotel
and condominium units, related resort uses, and similarly developable sites.
Conversely, declining tourism indicators resulis in diminishin_g, often siagnate,
demand for resort-oriented real estate, and generally an averhanging supply of
available units,

in the following sections, the tends within the State of Hawaii and County of
Hawail visitor industry are summarized, Thereafter is presented a comprehensive
analysis of the statewide destination resort industry based on our analysis of the
eight integrated major Neighbor Isiand resart communities previously identified.
It is our opinion this is the Economic Market Sector in which a Kohanaiki rasort
development would compete, and is therefore of greater interest than merety the

General or Primary Sector indicators would be.
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The Tourism Industry

Our conclusions regarding the State of Hawail and County of Hawail tourism

industries based on our investigation of the physical and econemic components of

the market, and analysis of historic and current aperating and Income trends, can

be summarized as follows:

State of Hawaii

1.

The State of Hawaii visitor industry has recovered quickly and strongly from
the 198G through mid-{982 economic recession which plagued the dollar-
influenced werld, While other tropical destinations are only now beginning
to achieve pre-recession levels, Hawaii posted record vears in 1982, 1983,
and 198% in regard to number of tourist arrivals and visitor expenditures. In
1934 a total of 4,835,580 visitors spent an estimated $4.542 billion in the
State, while enjoying an average jength of stay of 10.5 days, the highest
figure in more than 20 years. Preliminary 1985 data indicates this could be
the most successful year ever for the industr}, particularly for Neighbor
Isiands, with Kauai and the Big Island returning to late 70's record levels,

The major centributors to this increase, beyond the general expansion of the
Mainland economy, are the low air fares brought about by the deregulation
of the airline industry, the publicized political and economic instability of
competing vacation areas {notably Mexico and the Caribbean), and the pent-
up demand for quality leisure time brought about by the 5iagnatéan and
insecurity which were prevalent during the recession, The continued
aggressive marketing of Hawail is another facior in the recent resurgence of
the tourism industry.

The visitor accommodation inventory {number of rooms available} has
consistently exhibited continuing growth trends over the past decade despite
the vaguaries of the ecomomy, At the last accounting, in February 1983,
there were a total of §35,%19 transient rental units available in Hawali, with
more than half (52.34 percent} located within Qahu's Waikiki Resort

District. An emerging wend since 1977 has been the increasing percentage
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of condominium units in the lodging inventory. This is primarily due to
three causes: i} the potential for faster and greater retusns to the developer
in condominiums as opposed to hotel construction; 2} the demand in the
warld market for Hawali resort condominiums as an investment tool; and, 3)
the increased returs, and hence smaller negzit‘we cash flow, avaiiable to
ewners through vacation as opposed to fixed-lease rentals, Condominium
rentals are achieving ébntinualiy greater occupancy success, particularly
AMONg return wisitors, due to their typically larger size, more relaxed
atmosphere, competitive pricing, and kitchen facilities {(which are generally
unavailable in hotel rooms). Currently, circa 32 percent of all transient
rental units available are lfocated in condominium projects; 68 percent in
hotels. The number of condominium rental units has more than tripled since
1977, hotel rooms have increased by 11.50 percent over the same peried.

While average daily room rental receipts have continued to climb during the
course of our study period, other relevant income categories (c;écupancy
rates, food and beverage revenues) have been erratic over the past several
years. Preliminary 1985 figures indicate a returning to the growth trends
experienced throughout the 1970's,

The short-term prospects in the State of Hawail visiter industry appear
strong. Should the economy continue i present rate of expansion, and
competition among air carriers remain high, induswy growth for the
remainder of the decade shoyld continue at five or mera percent annually.
The apening of the Neighbor Isiands to direct Mainland air service, and the
conti'nuajly increasing pér;cmagé of return travelers in proportion to al
visitars, are factors anticipated to keep long-term growth prospects at an
annualized rate ef three 1o five percent per year until the end of the
century. The economic and political emergerice of the Pacific Basin as a
factor in world-wide economic and United States affairs will also stimulate

Hawall teurism, particularly i Expressed State goals of m&king the State

" the “crossroads of the Paclfic” are realized,

Selected graphs depicting historic statistical trends for the years 1972 to 984
(through June only), are contained in Addenda Exhibit lll, The indicators

Sl
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analyzed include: Average Lengih-of-5tay, Room Rental Rates, Occupancy Rates,
and Food and Beverage department revenue levels,

County of Hawail

L. Foliowing three successive years of declining or stagnate economic
indicators, the County of Hawaii towrism industry has experienced strong
recovery through 1984, However, this current expansion of the visitor trade
has yet to result in indicator levels approaching the record figures
established during the late 1970's. The number of visitors to the Big Island
in 1984 totaled 756,890, according to the Hawali Visitors Bureau, a
6.25 percent increase from the (983 figure of 712,380, {which represented a
3.0 percent growth from 1982 levels). Through March of this year, 205,530
tourists had visited the County, a stight drop relative to the similar period
during the previous year. The record visitor count was 905,000 in 1978, It
has been estimated that tourism contributes more than $625 miilion annually
to the County, and supplies more than 3,000 jobs, making it the largest
Island business. Continuation of the trends apparent in recent years would
result in near-record totals for arrivals and expenditures in 1983, with shoet-
term prospects highly positive,

% Among the primary factors stimulating the resurgence {other than those
addressed in summation of statewide influences), were: the commencement
of direct Mainland-to-Kona flights in early 1988, now running several times
daily; the opening {and associated publicity) of the Mauna Lani Bay Hotel;
the increasingly-recognized quality of the Kohala Coast resorts; the
competitive pricing of many Kailua-Kona properiies; and particularly, the
continued deterieration of Walkiki encourages travelers to visit MNeighbor
Isiand destinations. A marketing campaign implemented in 1932 and 1983
targeted toward traditionally strong market segments is considered a
secondary growth facter, The Hile vacation area {located along Banyan
Drive) has not experienced recovery to nearly the same degrea as the Kona-
Kohala region, and continues 1o be rated (according to Panneli Kerr Forster
statistics} at or near the bottom of the ten statewide destination areas in

regard to occupancy, room rates, and other economic data.
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The number of units currently available on a transient basis in the County
totated 6,944 as of February 1985, a slight decrease from the previous year,
{The cause for this loss in visitor rooms is due to the closing-for-conversion
of the Sheraton Waiakea and Hilo Lagoon hotels,) Of the existing units,
4,336, or 62.44 percent are in the Kailua-Kona 1o Keauhou wban corridor;
16.83 percent, or |,169 units, are located in Hilo; and, [,43% rooms {2072
percent} are located elsewhere, the majority (circa 1,230} within the
Primary Economic Market Sector. The number of transient accommodation
units in the County has not increased as rapidly over the past decade as
experienced on other Hawaii Isiands, expanding to current tevels from the
3,263 units available in June 1974; equivalent only to a 31.89 percent
increase.  However, the opening of twe large hotels {(Sheraton Royal
Waikoloa and Mauna Lani Bay) and the beginning of condominium
development in the Kohala resorts since mid-1981, has placed West Hawaii
in the forefront for projected expansion during the coming ten years, while
other Meighbor Island resorts have remalned relatively stagnate. A
significant addition to the County total will come with the completion of
the 1,260-roam Hyatt Regency scheduled for late [987.

The Kona ledging plant has long been composed, to a large degree, by
condominium units placed in rental programs by absentee owners. The
resuit has been an evolution of the areas tourism industry around this
condominium concept {and commensurate benefits) much to the chagrin of

hote} ewners in the Katlua-Kona community,

The average daily room rate {received) in 1984 showed an increase of 13.23
percent on a County-wide basis, up to $57.17 per night from 19383%s $30.49
figure. This annual increase, the largest during the t2.year study period,
followed four years of minimal growth fram 1980 through 1983. During 1972
through 980, steady annual increases of 10 to 14 percent were recorded,
Major contributing factors 1o the sigaificant increase during 1934 included
the pent-up needs for increases muted by hoteliers during recent siow
perieds, and the relatively high occupancy levels achieved .by the upper-
priced Kohala resorts, particularly the Sherazton Royal Walkoloa and the

Mauna Lani Bay Hotel. An anticipated increasing demand for lodging,
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created by the growth in visitor arrivals, the estabiishment of the Kohala
Coast as an exclusive destination region, and the synergystic effects
resulting  from  cumulative high-quality development, should result in
continually increasing room rates over the short-term, at 12 to 20 pergent
annually. This figure would be anticipated to stabilize sevefal years past
the opening of the proposed Hyatt Regency at Waikoloa, which will likely
intluence the rate structures of many area operations.

Ceeupancy rates in the County have generally been the lowest of the State's
four Districis over the study period. This is due to the creation of a large
condominium inventory in Kona at a faster pace than visitor arrivals
increased, and the continued dectine of Hilo as a desired destination.
Ai.though occupancy was at the highest average level during 1934 since 1979,
the annualized figure of 35.58 percent occupancy was still, well below
statewide averages. However, 1984 totals represent a signiticant increase
fram the 1982 and 1983 figures when occupancy rates fell to all-time lows
of 44,15 and 44,66 percent, respectively, From 1972 through (979,
occupancy rates ranged from 56.02 {1977) to 63.66 {i978) percent. This
stable range was the result of inventory development roughly equivalent to
the expansion of the tourism industry. In [98C, when arrival totals began to
fall, many Kona projects {planned during positive economic times) were still
being constructed; coming on-line as the recession deepened, further
aggravating declining occupancy levels. Occupancy rates are anticipated to
cantinye climbing over the next three years, a result of the growth trend in
Big Island visiter arrivals, the continuing establishment of the Kohala
coastal resorts as pre-eminent destinations, and the lack of ex%ﬁting plans to
increase average quality, non-cempetitive inventory during this time,
However, the effect an operating Waikoloa Hyatt Regency w.ill have upon
future trends is not clear. The majority of individuals expressing opinions
feel that the hotel will contribute greatly to the region, helping to form the
Pcritical mass” necessary to fully establish West Hawali as a premier resort
ared; yer, the potential does exist, if the tourism market again declines
later in the decade, that such a recognized operation could damage other
hotels unable to compete. 1t Is our opinion, that the Hyatt Regency will
positively impact the existing projects,
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As with other industry indicators, the ratic of food and beverage sales per
accupied room was aiso ex;:erienciné significant growth during 1984,
following several years of stagnate or declining revenue totals. Through
1984, the County average for food and beverage sales per-occupied reom
were at $26.44 and $10.60, respectively, (or $36.84 combined) per day, up
22,92 percent from 198¥s combined total of §29.97, which was .63 percent
below 1982 figures. With the exception of 1973, when totals dropped 3.93
percent from the previous year, the period from 1972 through 1981
experienced increases in food and beverage sales every year. Again owing
1o the acceptance of the higher-priced resorts, and the curreat success of
the visitor market, it is our opinion that these revenues will continue to
climb over the next decade at growth rates of three to five percent

annually, at or slightfy above inflation levels.

In 1984, food and beverage revenues were equivalent to 64.44 percent of
average daily room rate figures. In 1974, the ratio was 92,91 percent of
room revenues. This downward ratio trend is evident in all sectors of the
Hawaii tourism industry, a resuit of changing dietary habits, the prevalence
of fast-fnod and non-hotel eating establishments, competition among hotel
operatars, and the increasing market share of condominium units (which

cantain kitchen facifities).

Despite the depressed indicators evident in 1982 and 1983, the current and
long-term prospects for the tourism industey in the County of Hawail lock
positive at this time; te a much more significant degree in West Hawali
{Kona-Kohala) than in Hile. Through 19384 and the first quarter of {985, the
market has evidenced substantial recovery, and no lessening in demand is
anticipated aver the short-term. The major centributors to this resurgence
(previously - discussed) provide a strong foundation for attracting visitors,
with the deterioration of Waikiki having the greatest potential long-term
impact., The probability of achieving optimistic geals has been substantially
enhanced with the emergence of the Kohala Coast as a high-quaiity, self-
promoting destination area; with the recognized possibitity that the region
could undergo massive growth as experienced in West Maui and other

Neighbor Island resort communities, In light of the existing and projected
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wends, and other available -studies, it is our opinion that the number of
visitor arrivals and expenditures will increase at compounded rates of from
three to {ive percent throughout the ceniury.

Selected graphs depicting historic statistical trends for the years 1972 to 1984
{through June only), are contained in Addenda Exhibit V. The indicators analyzed
include: Available Rental Units, Room Rental Rates, Qeccupancy Rates, and Food
and Beverage department revenue levels, While the subject is seeking less-
Inwensive deveiopment than most of the projects analyzed, the characteristics
recessary for success are similar, and a Kohanaiki resort community would have
o maintain market levels of densities, facilities, amenities, and location in arder
10 remain competitive.

The overall desirability of a destination resert, assuming it is constructed,
managed, and marketed in a qualitatively competitive manner, is a functlon of
two general characteristics: facilities and Jocation., Both of these factors are
comprised of a variety of sub-attributes and relative quatity levels. While the
subject is seeking less-intensive development than most of the proiects analyzed,
the characteristics necessary for success are similar, and a Kohanaiki resort
cammunity would have to maintain marker Jeveis of densities, facilities,

amenities, and locatien in order to remain competitive.

In the following sectiens, we analyze the eight identified existing major Neighbor
island destination resort projects based on the format outlined below. A
sumination of the developments, and opinions regarding the apparent efficient and
desirable levels of improvements necessary for successful market acceptance of a
fesort, are also presented. It s this general criteria which forms the basis for cur

conclusions about the potential for a resory development on the subject holdings,
The historic construction {supply} and absorption {demand} trends for each project
are of primary Impartance in our anafysis, The resact descriptions are presented

in accordance with the order displayed on Table | {foregoing), beginning with the
Island of Hawaii, then Kauai and Maui,
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1.  Introduction

2. Facitities
Hotels
Condominiums
Commercial
Single Family
Recrestional
Proposed Expansien(i)

3. Location

Oceanfrontage

Climate

View Planes

Topography/Size

Archeological/Other Points of Interest
TransportationfAccess

Environs

Other

(1) Expansion plans as proposed by the developer. All units may not be permitted

under existing zoning.
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Keashou-Kona
i. Intraduction

Developed by the Kamehameha Investment Company on 2,000 acres fronting
Keauhou, Maihi and Kahaluu bays, five miles south of Kailua-Kona, the Keauhou-
Kona Resort currently contains 1,330 hotel rooms (in three facilities) and 843
condominium units spread among nine separate projects, Amenities inciude a golf
course, archaeological sites, and shoreline parks. Additional development,
including a $10 million, 72,000 square foot shopping mall {West Hawaii's largest}

and 135 single-family lots are scheduled for completion in 1985,
The master plan for the resort is shown on the following page.

The Big Island's first general-market planned destination (discounting the
previously limited, exciusive Mauna Kea Beach resort praject), Keayhou-Kona has,
in many respects {notably hetel occupancies and overall recognition}, failed to
achieve the level of success experienced by other Neighbor lIsland resort
developments, Generally, this is attributed 10 three factors: 1} the lack of quality
white-sand beachfrontage; 2} extreme competition from nearby condorainium
rentals; and, 3} the existence of several non-resort, privately owned parcels in the
complex which create a disparate appearance and hamper a unified atmosphere.
Additionalty, Alil Drive and Kamehameha 1l Road, heavily teaveled thoroughfares
and the only access to the southerly portions of the Kailua-Kona io Keauhou

corridor, bisect the resort and further serve to diminish the overall ambiance,

2. Facilities

Hotels - There are currently three hotels in the resort with no existing expressed
plans to construct additional operations, The Keauhou Beach (317 rooms} and

Kona Lagoon (434) hotels are both standard-class operations located in the iess
desirable northerly portions of the resort near Kahaluu Bay. The Kona Sucl (537}
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is a weil-designed deluxe-class property on a headland of Keauhou Bay. Table §
summarizes the characteristics of each facility.

All three of the hotels have transacted on the open market at least once during
the past 13 months and were publicly acknowiedged by the sellers ta be
unprofitable at the time of sale. In general, the operations have historicaily
experienced low occupancy levels; consistently under 6G percent for the Kona
Surf, and 10 to 20 points lower for the other two properties. Actual roem: rates in
recent years have been heavily discounted from advertised rack rates, with the
result being that the bay and lagoon hotels schieve among the lowest rates in the
State,

Currently, the Kona Surf and Keavhou Bay (as a result of refurbishment
undertaken by short-time owners, Summit Hotels) are in good condition. The
Kona Lagoon is in poor condition, with dated and aging furnishings, fixtures and
grounds.

Competition from cenwal Kallua-Kona hotels and similarly-priced area
condominium rentals has significantiy denuded the success of the Keauhou Bay
and Kona Lagoon operations, which being well-removed from the resort's golf
course and other quality %pruvements, offer minimal amenities beyond the
identified competing properties. The opening of the Sheratan Royal Waikoloa and
Mauna Lani Bay hotels along the Kohaia Coast subatantii-iiy diminished the
market share available 1o the Koma Surf, which was originally intended as a
stmilar-ciass facility.

Management at the three hotels have undertaken various new promotionat
techniques including: heavy marketing directed toward group travelers; aggressive
targeting of Japanese tourists; extremely low “"Kamaaina® rates for State
residents; and in the case of the Kona Surf, an "Orchid Class" service, In this
campaign, orchids are placed throughout the facility up to 20,000 per day
according 10 General Manager Dob Herkes.

Condoriniums -- Within the Keauhou-Kona Resort, condominium development has

periodically fared more successful than its hotel developments, experienacing
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KEAUHOU-KONA HOTELS FEATURES SCHEDULE
Kohanaiki Market Study

TABLE 3
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cyclical market activity trends similar to those within other resort areas in the

State,

Since 1970, a total of 845 condominium units have been offered within the resort,
Table 6 summarizes the nine projects {15 phases) and their original marketing
absorption.

From late 197§ through mid-1979, market absorption of units on a pre-sale basis
was extremely rapid, with seven consecutive offerings in the resort achieving selt-
out within two months, Several projects, notably Kanaloa (@ Keauhou (Fairway

Villas) which sold out within one business day, required even less time.

However, outside of this peak period, abserption has been prolonged, with the
most recently offered units as yet having faited to achieve total sell-out. In fact,
the failure of the marketing program at Kanaloa (§ Keauhou (Ocean and Bay viltas
phases) was so acute, 88 units were sold in syndication to a group who will operate
the units on a rental basis for a minimum of seven years before again releasing
them on the market.

In general, aver the past four years, activity has been stagnate with prices and
numbers of sales failing.

Commercial — Outside of limited facilities (restaurant and retail) in the three
hotels, typically sundry shops and in-house dining rooms, the Keauhou-Kona
Resort had not attempted to develop free-standing commercial space prior to
1984, In that year, construciion began on & 72,000 square foot shopping center,
which upon completion would be West Hawail's largest. ‘The primary cause for no
commercial development in the resort was the ready availability of sufficient
space in nearby Kailua-Kona viliage,

Unlike centers in all other resort projects except Princeville, the Keauhou-Kona
facility is not solely oriented 1w serving the needs of its (and proximate} tourists.
In fact, the prime tenanis are retailers {supermarket, drug store, department
store} vying to compete in the general community marketplace. This is in
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TABLE & SUMMARY OF CONDOMINIUM MARKETING
Keauhou-Kona Resort
Kohanaiki Market Study
Morth Kona, Hawaii

HO. OF
SEM]-ARRUAL A¥G, HO. OF
#, of BATE OF HAAKETENG SALES PER
FROJECT MAME UNEYS HARKET NG PERIODS fERIOD
Keauhou Resort i3 Enc 1969 8 6.00
Keauhau Akahi 43 £nd 1974 1 48,80
Xeauhay Surf & 50 Beg. 197% 2 25,00
Raquet, Clup
Keauhou Palena 58 Beg. 1976 3 18,57
Kesuhou Surf § 8 End 1976 1 %.08
Raguet Club [T
Country Club vitlas | & Ead 1417 i £7.00
Lountry {lub ¥illas 1} 49 3eg. 1974 i 49.00
Resuhou Punahele } 48 Eng 1973 1 38.00 {1)
Keavhoy Surf § 117 End 1573 H 1r.oe
Ragquet {lup 111
¥pashou Pynahele 1] 46 End 1978 1 35,00 {1}
Xanaloa 0 Xeduhou &2 Beg. 1979 t 62.00
{Fairvay ¥illas)
Keauhou Kai 18 End 1979 } 18.60
Keauhoy Gardeas | 11z feg. 1930{1) 9 3.82
Kanalos @ Keauhou L1 Beg. 1986{2} b 3.8
{Ocesn Villas)
Ksnalos 0 Keauhou 52 Eng 1381(3) ? .43
{Bay ¥illas)
0TALS @s T
Total gaits Sold 116 a7 15.56

1} Ten units ger increment were retained by developar during initial markating,

2} Project taxen hack by lender following poor pre-sale response. Curreatly being
re-ngrketed, with 15 total sales to date,

{3} 16 unils sold on markat, 18 incleded in syndication with gnits pelow, 12 are
U111 avarlable for origisel purchase.

(8] AVl 52 wnits in project syngicated. Yo be operated os rental pool basiz for a

ninimus of 7 years tefore re-sals,

Source: the Halistrom Appraisal Group fac,
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keeping with the overall apparent trend of the resort away from just a visitor

development to a resort/residential communirty,

With only circa 60 percent of the space currently leased, it is estimated: the
center will meet the tourist and resident commercial space requirements in the
area for the next two to three years.

Single Family — The first single-family residential fots in the Keauhou-Kona
Resort have been offered on the market since late 1984, The response for the
135 lots in the Keauhou Estates subdivision has been mixed, with 43 reportedly
spoker: for 1o date. Set along the fairways of the second championship golf course
being developed {in Phases) within the resart, the lots have excetlent makai view
planes aithough they are circa 1/2 mile upsiope from the oceanfront. The asking
prices, fram $95,000 to $180,600, are among the most expensive along the Kona
Coast.

Existing pians call for an additional 1,0600* single-family lots to be developed in
the resert over the next |5 to 20 years.

Recreational -~ With the completion of the nine mauka holes under construction
along Kamehameha Il road, the resort will contain 27 golf holes (1% coursesh
Future expansion plans call for an additional nine holes, thereby completing two

{ull championaship courses within the next two to five years.

Tennis courts are available to guestsfowners at the Kona Surf Hatel and within
several of the condominium projects (notably the Kanaloa @ Keauhou and Kona
Surf and Racquet Club developments) although there are no facilities offered on a
general basis for resort visitors., There are reported talks underway for the resort

te purchase courts from one of the condominiums for general resort use,

There are several oceaniront parks within, or adjacent to, the resort along with a
shereline trails system, However (as discussed fallowing), water recreational
potentials are limited due ta the lack of quaiity beachiront areas. Kahaluu Beach
Park, a County facility at the northerly end of the resort, has poct quality of sand

with extremely limited beach area, and is subject 1o gross overcrowding.
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Proposed Expansion -~ As discussed In the foregoing paragraphs, the Keauhou-
Kona Resort is currentiy experiencing substantial edpansion in what is generaily
considered Phase I} of the overall development program, Beyond the single-family
iots, commercial center, and gal course enhancement of this phase, there are no
ather concrate expansion plans. Developers are being sought for multifamily
mauka sites, but interest has been minimal. There are no specific additional hote}
facilities proposed at this time although sites have been designated for such use,
1t is likely that primary long-term efforts will have to develop the single-family
residential parcels in the higher elavations of the community.

Under current plans, the resort will eventually contain:

Hotel Rooms: 3,34
Condominium Linits: 3,787
Singie-Family Lots: 1,210

Commercial Sites: two, 7.6% and 1.50 acres

3. Location

Oceanfrantape — The absence of quality beachfrantage within the Keauhou-Kona
development is the most oft cited reason for the poor marketl acceptance of the
project.  This is further compounded by both the general lack of white-sand
beaches in the North Kona District {which could help mitigate the problem), and
the very exposed nature of the Keauhau region aceanfront, making access inta the
water {over the rocky shereline) precipitous,

There are three bathing areas serving the development, Keauhou Bay is a
relatively well-protected inlet which suffers from non-resort homecwners
controlling the majority of the shoreline, and the {relative) noise and water
pollution generated by its heavy use from iocal {ishermen, cance clubs and
yachters. Maihi Bay has a pebble and coral beachfront, requires a hike for access
and is susceptible to harsh wave and current action, However, it does offer

excellent snorkeling potentials during calm periods,
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Kahaluu Bay is a public beach with weli-protected swimming and diving zones,
consistently having superior conditions. The thin grey sand beach, however, is the
only year-rounid strand in the area, and is consistently overcrowded tourists and

jocal residents,

Climate -- Being in the lee of Hualalai and Mauna Loa, the resort typically enjoys
excellent, windless climatic conditions. Yet, the Xona environment is. the most
tropical of any Hawail resort area, frequently overcast in the afternoens and
highly bumid during the evenings and at night. Temperatures average 72,1 to 77.3

year-round, and precipitation is approximately 25 inches per year.

Mornings are generally clear and warm; the most favorable time of day, There is
ne defined rainy season for the coastal areas of Kona, aithough late winter and
early spring are usually the wetter months. Only during infrequent "Kona wind”
conditions, which pericdically plague all of the State leeward resorts, is the air
other than caim at Keauhou-Kona.

View Planes - In addition to the ocean panoramas available from mest areas in
the resort {a result of the significant slope of Hualalai), there are superior mauka
views upslope into the heavily wooded regions of the mountain, The lower bands
of the mountain are increasingly being developed, thereby damaging some of the
impact of the scene, yet in general, Keauhou-Kona has seme of the finer mauka

views ameng the studied resoct developments,

The bays and inlets of the resort shoreline further allow for enhanced view
petentials. The headiands of the bays give excellent coastal view planes towards
Kailua-Kona (northei’iy} and southerly towards Mauna Loa. The Kena Surf has the

best site, in regards to scenic panorama, of any oceanfront property in the resort,

Topography/Size -- As discussed above, the topography of the resort is.relaiively
steep, and overal] the iost extreme of any resort development in the State
(although Kapalua has some more severe areas). While this permits greater view
potentials for mauka peoperties, it limits recreational potentials {strolling,
playability of the goH course, etc.).
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The 1,600 acres of the preject are sufficient enough 1o atiow development of a
najor community., For the most pari, the project is situated on an A'a lava
stratum, either barren or covered with feral haole koa and kiawe growth prior to
development.

Archeological/Other Points of Interest -« The Kona Coast was the site of a major

native population, hence, most desirable oceanfront sites have evidence of fishing
villages or other communites. As the resort was developed prior to the full-bloom
of the native Hawalian awareness movement, some of the archeological sites were
damaged or destroyed at the time of development. A holua (or lava rock slide}
stretching thraugh the southerly portions of the resort, which would be considered
both rmandatery to conserve and a desirable attribute under current development
philasophies, had lengthy sections removed ja the building of access roads and the
original golf course. However, other sites, including a heeiau {temple) and housing
area adiacent to Kahaivu Bay, were refurbished during the construction of the
Keauhoy Beach Hotel,

The other significant point of interest in the development is a marine blowhole
situated along the sixth hole of the golf course. This is accessible via a shoreline
trail,

Transportation/Access — Approximately 13 miles from the Keahole Airport,

which inaugurated direct Mainland flights in 1984, the resort is among the closest

in the State to the airport which services it. A high-speed highway (enhanced
with the completion of the Queen Kaahumanu extension in late 1984} provides
ready access to the entrance of the development. Alil Drive, an oceanfront
theroughfare, provides further access directly into Kailua-Kona {the region's main

community) appraximately five miles north.
Public transportation is available though extremety limited, However, it is more

substantiai than that servicing resorts other than the subject, There is a shuttle

bus which provides service from the Keauhou-Kona to a Kaliua-Kona shopping
mall,

~£9.
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Keahole Airport is one of the newest and most attractive Neighbor Island airporis
in the State, and appears capable of handling the necessary traffic loads
anticipated over the next 10 to {3 years.

Eavirons -- The Island of Hawaii as @ whole, and the leeward coast in particular,
has excellent facilities conducive to towist development and an unmatched
variety of scenic and climatic petentials. As previously mentioned, West Hawaii
has the highest concentration ¢  istorical sites in the Staw {an emerging
desirable attribute among visitors), with developed cultural facilities at Puwhonua
O'Honaunau (the City of Refuge), Puukoholo Heiau, Lapakahi State Park, Meokini
Helau, and many others. The first two are operated by the National Park Service,

which is attempting to secure an additional cultural park in the area.

Within severzl hours drive is the Voicanoes National Park, which may consider the

major point of interest in the State.

Additionally, the rich farmlands of the mauka regions are a source of interest and
products {notably coffes and macadamia nuts) highly recognizable and desired by
wisitors. The offshore sportfishing grounds of Kona are world famous for Pacific

blue marlin and ahi; Kailua-Kona being headquarters for many fishing tournaments
each year.

The wide variety of climates on the Isiand permit exceitent sightseeing potentials,
including vast lava fields, stunning valleys, open cattle ranges, waterfalls, rain
forests, witd flower fieids, and seasonal snow.covered peaks.

The major drawback to the Kena Coast is the lack of accessible sandy beaches.
However, as development in the region continues, many of the curreatly hard-to-
reach bays in the North Kona and South Kohala regions should be opened for

public use,

In general, the eavirons of the jeeward Hawail coast are excellent in regards to

desirability among tourists,

1G-
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Mauna Kea Beach
i. Introduction

Spearheaded by Laurence $, Rockefeller, the Olohana Corporation was established
in 1964 1o guide the resort development of mearly 4,000 acres surrounding
Kaunaoa Bay. With the opening of the 310-room Mauna Kea Beach Hosel one year
later, the project became the first planned resort development in West Hawali,
and among the forerunners in the State,

The resort is developed on a leasehold basis with the site owned in fee by Richard
Smart (the Parker Ranch),

The existing Master Land Use Plan for the resort is shown on the following page.

Catering specifically to the upper-class {or "Carriage trade”) traveler, the resort
attained unparalieled acceptance, becoming the benchmark against which future
tuxury-oriented projects ln the islands were compared. As amenities for the
award-winning hotel operation, the complex alse included a championship [3-hole
galf course designed by Robert Trent Jones, Sr., a seven-court tennis garden, lush
landscaping, and one of Hawali's finest beaches,

The exclusive and isolated atmosphere desiced by the then-operators resulted in

minimal stimulus for development within the resort.

This attitude was changed considerably when UAL, Inc, {parent company of United
Airlines, Wesiin Hotels, and Mauna Kea Properties} purchased approximately
3,500 acres from the Olohana Corporation in 1979. WAL, inc, also purchased an
additional 48,250 acres between the resort and Hapuna Beach Park in Janvary
1979 for $13,700,000, or $284,056 per acre.

The larger teansaction, according to the parties, allocated $46,775,000 1o the
hotel, undertying site and operation.
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The second parcel is designated for resert use by the State Land Use Commission,
and is the proposed site for additional hotef development within the next three

years.

It has secome the expressed intent of UAL, Inc. through its Mauna Kea Properties
subsidiary to promote and develop the resortinte its fullest paléiitial, capitalizing
on its well-established luxury image. Many cite this commitment as a primary
reason for the decision by United Airlines to begin direct Mainland service into
the Keahole Airport when restrictions were lifted in 1983,

2.  Facilities

M-—Mm{)ugh one year younger than the Kahala Hilton, the Mauna Kea
Beach Hotel was Hawaii's first fully contained destinatien hotel.  Considered
among the premier hotels in the wark‘i since its opening in 1963, the complex
boasts an exceilent location, recreational amenities, award winning restaurants
and relaxed elegance; which all subsequent luxury hotels in the State have
attempted to emufate, Attracting a wide-ranging clientele fostered over twe
decades of operation, the faciii_ty has continually operated at high occupancy
tevels despite the highest average room rates in the State. The facility is
currently the only hotel within the resort, although plans are progressing calling
for a second similar quality project adjacent to Hapuna Beach in the resort's
southerly area. ’

The existing 281.82-acre hotel site on the shereline of Kaunaoa Bay was originally
develaped by Rockefetten; Resors along what was then a desolate coastline
accessible via a winding mad. leading downslope from the 3,200 foat elevation—
with the pearest major airpor? some 60 miles distant. Due in large part to the
continued success of the hotel, a high-speed coastal highway was constructed
acceierating other resort development. Westin Hotels, 2 subsidiary of UAL, took

over management operations of the project in 1979,
Despite its age, the physical plant at Mauna Kea Beach remains one of the most

eiegant in Hawait., While certain constructivon techniques have been outdaled, the

open-air style and landscaped interior atrium remain contemporary and the
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predecessor of all other luxury hotel designs in the State. The majority of the 310
guest rooms have excellent southerly ocean views br are iocated adjacent to the
targe grass park fronting the beach area. The rooms are exceptionally well
appointed, Historically, the hotel has experienced annualized occupancy rates in

the 90 percentite; one of the consistently most successful in the State,

Condominiums - Currently, there is only one condominium project within the
Mazuna Kea Beach Resort, the Villas at Mauna Kea, a 4#0-unit development. There

are no existing plans for additional condominium construction.

The 23 units of the first phase of the Villas at Mauna Kea were offered for sale -

beginning June {, 1983, and achieved exceptional market acceplance. Within six
months, all of the units were under contract,

The units, 22 two-bedroom and one, four-bedroom, ranged in price from 4750,000
to $1,200,060, the highest average price level of any project ever offered in the
State by a substantial margin, Gross unit sizes range from 3,262 to 5,336 square
feet for the single~story, semi-desached residences.

Neo financing was oifered by the developers with the large majority of purchases

being cashy althaugh, some buyers did arrange for private financing.

In addition to their large size, the units are well-appointed with a wide-range of
tuxuries and appliances including private pools/spas, ceiling fans, skylights,
landscaped courtyards and tretlises.

Phase 11 has met with more muted success, only nine of the 17 available units
having been absorbed in the first 1§ months of marketing. Sales prices are
comparable with the first phase units. According to reattors with Mauna Kea
Properties, the subdued acceptance frelative to Phase 1) is due to: the seasonal
fluctuations in demographics ameng visitors in the resort; the then-existing pent-
up demand for units that was displayed in Phase [ marketing; and, primarily, a
reluctance to purchase until Federal Income Tax reforms are finatized. This

latter factor is currently affecting demand for resort units statewide.
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Commercial ~— To date, there are no cammercial facilities available at the resort
beyond. the restaurants (four} and retail {six shops housing circa 10,300 square fget
of retail space} within the existing hotel. The developers, atthough acknowledging
the long-term need for commercial space, do not consider it a prierity. A
restaurant and pro shop will be included in the clubhouse scheduled for

construction along with the development of a second golf course.

Single Family -- The first development in the resort, other than the hotel and
infrastructure, was the subdivision of 33 quarter-acre homesites along the 8th and
163h holes of the golf course, on an approximately 70-acre development site. The
arigina sales prices for the "Mauna Kea Fairways" lots ranged from §105,000 w0
$250,000, and required 21 months to achieve full market absorption. This equates
10 a demand of 1,57 lots per month, It Is noted, however, that sales terms
required “payment in full® of the lots {offered on 3 leasehold basis} prier 1o
construction of improvements, and set forth strict structural guidelines, These
restrictions may have hampered acceptance, but enhanced the quality level of the
complex, The lots are located in the mauka, or less desirable, area of the

development along Queen Kaahumanu Highway with partial ocean vigws,

The first project undertaken by UAL, Inc. was The Falrways North, a 32-lot
residential subdivision located on 68 acres adjacent to the 5th and 6th holes of the
golf course. The homesites range in size from 23,033 to 62,787 square feet, and
are offered en a leasehold basis at prices zanging from $175,060 to $500,600.

Sales of the lots began in Summer 1982 with only nine having been sold to date.
Realtors cite the purchase restrictions {similar to those i the Mauna. Kea
Fairways purchase agreement) and availability of quality condominiums within the

resort as the primary factors inhibiting absorption.

In conjunction with this sales program, the resort ajso began marketing
memberships into The Club at Mauna Kea to homesite owners and condominiym
unit purchasers. The membership entities g}&f!icipaticn in all recreational {gell,
tennis, pool, etc.) and social benelits offered by the hotel, along with credit
privileges.

Tl
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Recreational — The amenities available at the Mauna Kea Beach Resort compare

favorably with other Hawaii destination resorts, although the existing hatei
facility is lacking some of the more modern appurtenances such as a whiripool and
bealth spa, :

Robert Trent Jones, Sr. designed the championship goif course to maximize the
scenic ocean views available and minimize the need for extensive grading. Many
of the techniques were copied by athers {including his son), and used in building
other Hawali courses, notably at Mauna Lani, Waikoloa Beach and Makena resorts.
Mauna Kea's third hole, across a wave-swept bay, is among the most famous in the

warld,

Seven tennis courts are available with seven others currentiy under construction,

A sand volieyball court is also located on the hotel grounds,

Only Kapalua Bay Hetel can match Mauna Kea Beach's diversity in programmed
guest aclivities. In addilion to hotei and ground tours, classes in lei and quilt
making are offered, as are nightly firstrun movies (with free popcorn), group
exercise sessions, and various gaming tournaments, Additionally, during school
vacation perieds, the resort provides a complimentary supsrvised children's

program featuring picnics, hiking, games and crafts.

Due to its age, the grounds of the Mauna Kea Beach Resort are exceptionally
mature and weli-groomed, While not as verdant or ornate as those at the Hyatt
Regency-Maui or Stouffer's Wailea Beach Resort, the gardens feature over 70
species of flora in an open relaxed setting fully encircling the hotel. The grounds
and open-air atrium contain a "priceless" coliaction of Asian and Pacific art. A

variety of tropical birds grace the atrium area.

Additionally, a well-maintained shorefine trail stretches from Kaunaoa Bay 10
Hapuna Beach Park, southerly adjacent to the resort, which gives excellent
coastal view planes and access to oceanfront points of interest, Hapuna Beach
Park, a State enclave, is one of the finest and best developed facilities in the
State park system.
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The hatel will alse provide horseback riding, hunting, deep-sea fishing and even
skiing (when available} oppor runities for guests,

Proposed Expansion .- Recenily, the resort developers have announced plans for
large-scale expansion including a second golf course and 300-room hotel of
comparable quality with the existing operation.

Portions of the golf course will be located on the mauka side of Queen Kaahumanu
Highway and wiil be serviced by a loungefrest srea facility. This is the first
example of a resort development utilizing mauka acreage.  Prefiminarily,
construction on the course is scheduled to begin in late 1985 with completion
within twe years,

The hotet will be located on the acreage purchased apart from the primary resort
acquisition transaction, averlooking the Hapuna Beach State Park. According, 1o
the developers, the hotel, afthough not directly beachiront, will be of the quality
as to charge room rates circa $17s nightly in current dolars. Preliminarily,
construction on the hotel is planned to begin (if approved) by 1986-87.

An established market reputation, the regional expansion of tourism, an increasing
demand among upper-class travelers, and the master plan of the developers are
the primary reasons cited for the growth of the resort. With the addition of a

second hotel, the developers viewed a second golf course as integral,

Long-term concepts also call for addizional homesites {possibly with developer
constructed custom homes) and quality condeminium development. No time table
has been established for these projects.  The 28-unit planned residential
development to be called The Bluffs at Mauna Kea, located between the shoreline
and the 12th hole of the goif course, is the mest advanced project plan,

It is the expressed intent of Mauna Kea Properties to develop the resort heldings
on an in-house or closely-controlled basis, as practicable, over the short-term,
thereby fully capitalizing on the established acceptance of the Mauna Kea name,
and controlling development inventory and quality levels. No developable sites in
the resort are being publicly marketed at this tirne,
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Totai long-range plans for the entire 4,000 acres call fort

Hotel Rooms: 1,160
Condominiurm Units: &,000
Single Family Lots: 2,560

Commercial Sites: one, 5.4 acres

3. Location

Qceanlrontage — The wide, sandy beach of Kaunaona Bay, fronting the Mauna
Kea Beach Hotel and the centerpiece of the resort, is the finest on the Big Istand
and one of the best within the State. Backed by a 60-yard wide coconut palm
shaded private park, the beach frontage is easily among the most appealing at any
resort analyzed. And, as the only access Is through the secured resort oF via a
coastal trail, the area is essentially private for resort guests, The sheltered bay
rarely has severe wave or current problems, and the snorkeling is good when the
water is not subject to pariodic cloudiness as is prevalent from February through
summer. A complete line of ocean activities equipment, including scuba lessons

and tours and catamaran sailings, is available 10 guests,

Cutside of the approximately 3/4-mile crescent strand of the bay, the resort has
maostly rocky shoreline which is retatively unprotected and does not 1end itself to
water recreation, but is extremely scenic. The proposed hotel in the resort will
be on a bluff overlooking Hapuna Beach State Park, another excellent white sand
beach.

Both Kaunaoa and Hapuna Bays have sandy botioms, a substantial benefit, with

ceral formations found only along the forming headlands,

Climate — The Seuth Kohala coastline has leng been considered as having
extremely desirable climatic conditiens for resort development. Average
temperatures along the lava strewn region are among the highest in the State,
averaging 73 to 30 degrees annually, The area alse has some of the driest weather

in Hawalj {it was considered & desert by the ancients) with less than 10 inches af
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rainfall per year on the average, The precipitation is typically concentrated into
& Hmited number of extreme downpaours.,

The major climatic drawback to the region is the strong afternoon winds which
are relatively consistent throughout the year. However, unlike the other major
resorts in the vicinity, Mauna Kea Beach is somewhat protected due to its
location on the downward side of a coastal bluff, which serves to block most of
the turbulence,

The combinatien of factors: sunny, hot, and arid with minimal winds, make the
resort one of the best located in regard to climate of any major destination
community in the State, '

Yiew Planes — The scenic panoramas available from the resort are only average.
While ocean views trom the interior parcels are pientiful, the topography of the
resort and further mauka lands, limits the inland views. The slopes of the nearby
Kohala mountains are not as desirable a view amenity as other Hawaii mountains,
as they are typically windswept and dry.

Many of the sites in the southerly portion of the resort and the higher plateau
near the existing hotel do enjoy view planes south along the Kohala/Kona
coastiine, which is a superior panorama. But the existing development in the
project, beyond portions of the hatel grounds, several of the lots and selected
condeminium units do not exploit this available scene,

Haleakata (on Mauiy is not visible from the resort property, as it is from other
area resorts, '

Topography/Size - At 4,000 acres, the holdings of UAL in the region are
sulficient to permiz adequate development as 1o allow cumulative attraction (or
critical mass), Approximately 1,000 acres are in the resort proper, makai of
Queen Kaahurnany Highway,

As previously mentionaed, the fopography of the site (abruptly sloping seeward
from the highway) is one of the resort's main advantages by serving 1o bleck the
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winds which plague the area. Next to Keauhou-Kona, the development has the
most significant slope of any resort property in the State, permitting excelleng
ocean views from nearly all interior parcels. Because the slope is not gradual (as
at Keauhou-Kona), but of a terraced varigty, the golf course is not a constant
sidehill lie,

The underlying geology is of older A'a and Pahoehae lava flows, similar to that
found throughout West Hawaii. The undeveloped portions of the resort {and the
entirety of the property prior to development) is covered with pili grass in the

mauka areas, and with haole koa and kiawe thickets in the near shoreline region,

Archeology/Cther Points of Interest -- Unlike other West Hawail properties, there

are no significant peints of archeoclogical, environmental or other culturat
significance that remain on the resort property, nor is the resort promoted based
on its history {as are other destinations in the region), This may be due to the
fact the property was developed prior to community goncern for such sites, and
any that may have been in existence were not saved, Nor are there any major

anchialine ponds or fishponds as are found throughout leeward Hawail,
White the lack of such sites would be considered as slightly detrimental to a new
projeet, which use such points as marketing and thematic tools, the established

natuse of Mauna Kea Beach mitigates this concern,

Transportation/Access — The major facility providing air service to the Kohala

Coast area is Keahole Ajrport, approximately 26 miles south of the resort. Queen
Kaahumaou Highway provides direct vehicular access to the property, This
highway is probably the best outer-island roadway, a very high-speed
thoroughfare. Prior to the highway's opening in the late 1970, visitors flew
either inta General Lyman Field in Hilo (60 miles easterly) or into the small
commuter terminal in Waimea (10 miles east). It is doubtful that many resort

guests utilize either of these facilities at this time.

The resort is near a major intersection {3 relative term) in the West Hawaii

region, enhancing the touring potentials from the developiment.
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Environs — Mauna Kea Beach enjoys many of the same regiosal attributes
expressed in  the discussion of the Keahou-Kona project, altheugh it is
significantly more outlying and removed from the farming communities and parks
of the South Kona district.

The "gold coast” of Kohala has long been considered a potentially prime resort
destination development area by Hawail governmental planners, As the sunniest
and driest region in the $tate, the coastline offers dramatic views, deep clear
water, and {due to the lava soii) little potential for other uses. The small bays of
the coastline were favored by ancient Hawaiian royaity, who constructed
fishponds, villages and trails which, although restricting some development,
contribute to the mystique of the area today. The scarcity of the developabile
sites enhance the exclusivity of the varlous resort projects. For these reasons,
the Kohala coast typifies the perfect Hawaiisn setting for many American
tourists, particuiariy those from the sunbelt,

There are three major drawbacks to the arear periodic severe wind-conditions;
the perceived lack of beaches, which though existing, are difficult 1o access for
the nen-resident; and, as previously mentioned, the isolated nature of
development and lack of a nearby urban genter. This latter difficulty is being
somewhat eliminated by the rapid expansion of vacation facilities in the region.
While all other resort areas suffered stagnation to a near-total degree during the
1980-1982 recession and beyond, the Kohala coast was experiencing unparallsied
grewth., Two high-quality hotels were opened (Mauna Lani Bay and Sheraton
Royal Waikoloa), three condominium projects were announced and well-received
o the market, and several projects were proposed but failed to receive
governmental permits, The room rates, condeminium unit prices, and dining costs
are among the highest for any region in the State, which bodes extremely well for
future development in light of the success currently being experienced in this
destination sector,
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Mauna Lani
I Introeduction

Potentially comprising approximately 3,200 acres along the shoreling of Makaiwa
Bay, the Mauna Lani Resort is the yourgest destination community in the State;
with gotf course and hotel opening dates of 1982 and 1983, respectively.

Set on the most recent A'a lava flow {Mauna Loa, 1859) in the area, the concept
for the project is generally accredited to the late Francis 'l Brown, a prominent
Hawaii politician and partial owner of the site, Additionai acreage was purchased
from Signal Properties, Inc¢; one of their select Parker Ranch properties.
Approximately 775 vacant and feral acres are also leased [rom the State of
Hawaii Department of Land and Natural P;esources, at a current annual rental of
circa $17,000, which serves as & buffer zone between the resort and the nearby

Puske ocganfront community,

The Jand development arm of the Tokyu Corporation {a Japanese-national
conglomerate), also known as the Orchid Island Resorts Corporation, purchased
the primary 3,201.48 acres of the raw resert site through two transactions
recarded in April 1972 and January 1983,

The targer purchase, 3,036.983 acres from Sigonal Properties, Inc., was comprised
aimost entirely of mauka-lying land having fittle oceanfrontage. At the time of
purchase, the two Tax Map parcels were designated for Conservation, Agricuiture
and Urban uses under the State Land Use statute. The County of Hawaii General
Plan cailed for Extensive Agriculture, Open, Medium Density Residential, and
Alternate Urban Expansion uses of the property. County zoning was unplanned at
the time. The $11,537,500 cash purchase price equated to §3,300 per acre,

Key to the resort develepment was the acguisition of the [64.5 acres gwned by
Brewn which encircled Makaiwa Bay and five historic fishponds, now ferming the
beach and major shoreline features for Mauna Lani State land Use
classifications identified 56.0 acres {fishpond and shoreline areas} as within the

Conservation district, 10§.5 acres as Urban. The County of Hawaii Geagral Plan
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designated 74.5 acres as Conservation, and $0.0 acres for Alternate Urban
Expansion. Following the first transaction of this property from Brown to Tokyu
in April 1972, Tokyu placed the property into its Qrchid Island Resart Corporation
division ailocating an indicated value of 347,916 per acre.

Accerding to the resort devetopers, planning was beyond the preliminary stages by
the time of the land purchases, and required ten years in total. The State Land
Use Commission petition for necessary designation changes was submitted in
1974735, with final map amendmeﬁts only recently passed by City Council.
Approximately 300 acres have received regulatory approval for development; the
remaining resort acreage will be re-zoned by the County on a phased basis as need
is demonstrated.

The map on the following page depicts the current master pian of the Mauna Lani
Resort,

There are 3 total of 21 sites ranging In size from 3 to 40 acres available for
developinent within the resort. While offers have been made on some parcels, the
resort developers have been cautious thus far in giving serious consideration due
to the apparent strength of the existing condominium unit market, the desire to
malntain strict quality and density guidelines, and other unspecified reasons.
Negotations have been undertaken to retain Merrill Lynch as a marketing

consultant, directing placement of selected multifamily parcels,

Specific unit and parcel prices have not been established by Tokyu, but prices
circa $1,000,000 per acre for shorefine properties, and $500,000 per acre for
inland sites have been discussed, according to the developer. The density of

muyltifamily units allowable per acre will be from eight ta 2.
2,  Facilities
Hotels - Advertised as the "new jewel of the Kohala Coast,* the Mauna Lani Bay

Hotel, currently the oniy hotel operation in the resort, offers an exceplional
modern facility set on 29.090 acres of one of the Big lsland's recent stark, black
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A'a lava flows. Stressing seclusion and exclusivity, the facility {which opened in
February §983) is marketed entirely towards the very upper-income Hawail
traveler, in direct competition with the Mauna Kea Beach Hotel four miles north,
The hetel has been wellereceived particularly among Southern California,
Japanese and corporate incentive group visitors, many of whom were regular
guests at Mauna Kea Beach that become disenchanted when that operation was
taken over by Westin in 1979, The emphasis on controiled well-planned
development along the Kehala coastiine, coupled with the year-round extremely

hat arid climate, will provide increasing demand for the Mauna Lani Bay Hotel,

The 351 guest rooms at the Mauna Lani Bay Hotel, while of high-quality, are more
congervatively appointed than other tuxury hotels in the State. Over 80 percent
of the rooms have ocean views, the remainder with scenic mauka panoramas of
the Kohala mountains, Mauna Kea and Hualalai,

According to the hotel operators, the hotel was "in creation for mere than ten
years at a cost exceeding $200,000 par coom,”

Condeminiums - Two projects, totaling }96 units have been announced within the
Mauna Lani Resort, contained In two projects: Mauna Lani Terrace and Mauna
Lani Point.

The first resort condominium project announced on the Kohala ceastline, Mauna
Lani Terrace achieved {avorable market aceeptance, "selling out" the 80 upits
over a saies period of approximately two years, according to head broker, Bob
Rediske. Prior to completion, four of e units failed to clear escrow, and while
offers have been received, are still listed as available for purchase,

Original asking prices ranged from $3635,000 for a one-bedrogm, one and one-half

bath unit to §895,000 for three-bedroom, three and one-half bath residences.

In light of the stagnate (and often depreciating} market experienced in all other
resort condominium sectors within the State, the syccessful marketing of these
units {and those at Mauna Kea Beach Resort), despite the record average prices,
was considered as a sign of definite market trend change.

-83

There are seven units available on a resale basis, in addition to the three unsold
“deveioper's” units. The successful resale of two units is also significant in an
otherwise slow market statewide. The resales both were marketed in less than six
months, and showed appreciation from original purchase prices of 18.3% and 12.50
percent, respectively,

The difficulty in marketing three of the four unsold original units is due to their
relative high price {over $730,000), according to .representatives of Mauna Lani
Realty; the pote'ntial buyers of such priced units prefercing the more exclusive
and expensivc umls offered at the Yillas at Mauna Kea project, which are priced

upward from this level.

The flé-unit proposed Mauna Lani Point condominium commenced pre-sale in
January 1933, _and. ce_rn#lction af the first phase {55 units] of cénstruc-tiun is
anticipated by mid-1986. The project is designed by Media Five Ltd., Honolulu
architects, and.is to be .lccatcd on a mauka parce! adjagent to the picturesgue
sixth hole of the Francls Brown golf course, but having unobstructed ocean views,

As of May 14, 1983, oniy seven of the units had been spoken. for; significantly. less
than anticipated at the Ee_gi:aniu_g of the pre-sale period. Again, unceriainly in
income tax proposals was,.th,e oft cited primary factor., However, munerous
potential purchasers expréssed "strong” interest when the tax issue is favorably
resalved. Acknowledging this, ﬂ;e developers have adopted a "longer-range" plan
for the Phase Il units.

Projections are for complete seli-out of Phase !' by spring 1936,

Commercial - Currently, the only commercial space within the resort s
contained withj};_ the hotel (four restaurants/iounges and eight retail spaces
housing approximatel& 8,350 square feet) and within the goif clubhouse {one
restaurant and a pro shop). Additionaily, there is a small pro shop adjacent ta the

existing hotel tennis garden,

The resort deveiopers acknowledge and stress the need for an integrated resort

comumercial facility in the resort, particularly in light of its isolated location,
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Within the rext major expansion phase of the resort, scheduled to commence in
the latter part of the decade, a 60,000 square foot center is planned. This wiil
represent Phase ! of the improvement of the 12.65-acre commercial site, The
second hotel in the community, planned for the same period will also house a
retail arcade,

A second clubhouse, serving the planned second golf course, will also contain a
festaurant. The 1O court tennis garden currently under consteuction will have a

juice/snack bar facility.

Stngle Family — Single-family subdivision is planned for the resort on a long-term
basis; however, there are no firm dates or sites established,

Recreational -- The recreational facilities within the resort, © a large degree,

are associated with the existing hotel operation, and are commensurate in quality
with the striking hote} improvement. The hotel's large free-form swimming pool,
whirlpeol and sundeck area is adjacent to the beachiront, and designed to offer
the maximum individual privacy in a common open area. The complex is lacking
i that it has no shuffleboard caurts, health spa or gaming room.

The 6,813-yard Francis H. i Brown Championship Golf Course, considered by
many publications as among the world's ten best, was allowed to mature for two
years prier to opening of play, and is rapigiy becaming the most famous in the
State; a tush carpet of green set on an otherwise barren rock wasteland, Holes
include shots acrass acean inlets and anchialine ponds.

Ten varying-speed tennis courts, available exciusively for hotel guests, are
designed to minimize wind and visibifity interferences, and an additional 12,
serving the resort at-large, are under construction. The hotel tennis pro, Craig
Pautler, is renowned in the State, having previously been head of a variety of
famous Caribbean and Hawaii resort clubs,

A second golf course is scheduled for construction within the next three years,
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There are several large historic preserves in the resort and an extensive trail
system which passes by the many historical sites on the property, connecting with
the numerous fishponds near the shoreline. The quality of this development is
among the finest of any resort in the State, rivaled only by the nearby Waikaloa
Beach destination project,

The off-site recreational opportunities are extensive, but represent one of the
hotel's most cited paradoxes. Although hunting, horsehack riding, other goif
courses and a myriad of pepular activities exist in the Kohala district, the isotated
aature of the Mauna Lani makes all wips beyond the limits of the resort a timely
undertaking. QGuests often note the lack of nearby restaurants, shopping, and
night-life which is generally available at other luxury hotels,

The tasteiully designed grounds of the resort, while featuring ancient fishponds,
petroglyphs and other historical sites, are still several years from maturation
resulting in a generally stark current appearance for the community. However,
the atrium/interior of the hotel is extremely well landscaped (among the more
striking in the State) and features ponds and streams stocked with a wide variaty
of Hawalian reef fishes, including sharks,

Proposed Exnansion — The firmly proposed future development within the resort,
beyond the underconstruction condominium and tennis garden projects, includes a
second golf course, health club, commercial village and second hotel similar in
quality to the existing operation.

The Tokyu Corporation has repeatedly asserted its projection that the entire
planaing and development of the Mawna Iani Resort hoidings . would reguire
approximately 75 years, or roughty from purchase in 1972/73 until the end of the
century. It is this long-term commitment to sustained, quality development (as
evidenced in the major capital infrastructure expenditures) that has generated the

rapid market acceptance of the hotel and condominium offerings 1o date,

The developable shoreline resort holdings, covering $00 acres, are planned to
include upon completion:
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Hotel Roarms: 3,000
Condominium bipits: 5,283

Single-Family Lots: undecided {limited, if any}

Commercial Sites: Five Acres
3. Location
Oceanfrontage -~ Makaiwa Bay, fronting Mauna Lani offers excellent swimming,

diving and sailing potentials, While a rock reef protects a smail, close offshore
swimming area, the majority of the bay is subject to winter storm swells and
strong currents. The water generally has a high degree of ciarity, but due to the
relative young age of the lava flow on which the hotel was built, a coral reef has
not yet developed; although tropical fish can be seen in abundance.

The white-sand hotei beachiront was man-made by digging a shallow pit along the
racky shoreline and importing sand. The ability of the beach 1o survive in the high
winds common throughout the area is questioned by seme local residents. Despite
its artificial qualities, the beach is wide and picturesque for hotel guests. QOcean
activities equipment, inciuding boat rental, is available.

The remainder of the resort shoreline is rugged A'a lava and not conducive for
guest use, although the near shore anchialine and fishponds do have some

recreational potential, Any additional aceanfront hotels will iikely require a man-
made heach area.

Clisate -- The climatic conditions at the Mauna Lani Resort site are very similar
to those experienced at the Mauna Kea Beach Resort {which see); however, as the
project is situated on a flat lava flow, it is not protected from the sirong
afterncon gusting winds which plague the area.

The winds create difficulty for afterncon golfers, and resulted in the resort
enclosing all beach chaise lounges with wind canopies,

View Planes -~ The view petentiafs af the property are excellent, offering coastal

pancramas southerly o Hualalal and Keabole Point, northerly to the Kohala
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mountains, and across the channel to Haleakala on Maui. As previously
mentioned, the mauka views of the Big Isiand's mounéains {Atauna Kea and Mauna
Loa) and ceniral plain are among the finest NON-OCEAN SCENGS available from any
resart in the State, save Princeville on Kaual,

However, the relatively {iat topography of the properiy itmits the ocean views

from interior parcels.

Topography/Size -- The Mauna Lani site was relatively flat and featureless prior
to commencement of development,. Aithough the rough underlying A'a lava is
extremely malleable {using appropriate crushing and grading equipment), the
property will always be insufficlently sloped to buffer the periodic gusting wind
conditions or enable mauka parcels 1o enjoy ocean views. The stratum proved 10
be very conducive 1o golf course development, with rolling fairways and elevated
greens and tees easily constructed, making the course ane of the more scenic and

playable in the State.

With 3,200 acres available for development {only 800 of which are currently
master-pianned), all makai of Queen Kaahumanu Highway, it would appear there
is more than suificient acreage to establish an effective full-amenitied resort

community.

Archeologicat/Other Paints of Interest — The Mauna Lani property was the site

for one of the most impertant and successful fishing villages in the islands. And
the fishponds within the resort, which cover approximately 300 shoreline acres,
were the largest constructed/adapted by the native Hawailan population.
Although large amounts of the ponds were destroyed in the fava flow which
inundated the area (creating the "leal” that forms the resort property), much of
their historic and scenic values remain. When the site was owned by Francis
Brown, hundreds of coconut palms were planted around the ponds, many of which
he restored to their pre-fow cendition,

1t is said that King Kamehameha was [ond of the ponds and they were reserved for

the Alil., Today, preservations have been created in the rosort with signs and

pathways leading guests to the historic areas, including petroglyphs, home and
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temple sites, rock walls and other significant points.  Additicnally, the
Mamalahoa, or "kings highway," an ancient shoreline trail system transverses the

property and is marked and preserved.

Mo other resort in Mawaii, with the exception of nearby Walkoloa Beach, enjoys
such a ¢ritically important historical location and has done so much to preserve
and exploit its potential as has Mauna Lani. This marketing angle has proven to
be successful for the resort, providing an ancient contrast to the ultra.modern
facilities which have been developed.

Transportation/Access — The resort is alse accessed from Queen Kaahumany
Highway, as is Mauna Kea Beach, and serviced by the Keahale Airport, The
airport is approximately 21 miles south of the site,’

A small airstrip has been constructed acrogs the highway from the resort that is
utilized for two flights dally by a commuter airline. It is not considered as a
substantiai benefit to Mauna Lani, The resert is the most isolated of those on the
Kohala Coast, being some 29 miles from Kailua-Kona and {8 miles from Walmea
Viilage.

Environs ~- See Mauna Kea Beach Resort.
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Waikoloa Beach
1.  Introduction

A 500-acre complex along the shores of Anachoomalu Bay {containing one of the
Big Istand's better white sand beaches) and Walalua iniet, the Waikeloa Beach
Resort is the focal peint of Transcontinental Development Company's 31,000 acre
planned community,

The map on the {ollowing page depicts the approved resort subdivision plan.

Stretching some 12 miles inland from the shoreline, the entire project is
conceptually designed to include up 1o 5,300 singte-family residences, 5,200 multi-
family units, and 3,000 hotel rooms. Currentiy, all development is contained
within the resort, and near Waikoloa Village, located seven miles upsiope from the
destination area.

Transcontinental obtained the acreage from the Beise-Cascade Corp. in a
purchasefexchange program during the mid-1970's. At the time of transaction,
Boise-Cascade had invested approximately 3540 millien in the development,
including private gas, sewerage and water systems consiructed since 1963. Seven
water wells have been drilled; five fresh-water wells at the [,200 foot elevation
ievel (producing in excess of two million gallons dajly), and two lower glevation
brackish wells for irrigation purposes.

Although final land use classifications have only recently been obtained, necessary
zoning clearance allowing development on the resort acreage was granted in 1978,
The initial infrastructure for the resort (including roads, utilities and an 18-hele
goif course) was completed in 1981, commensurate with the opening of the 543-
room Sheraton Royal Walkeloa Hotel, currently the only major improvement in
the complex beyond a golf ciubhouse/pro-shop/restaurant and a small realty sales
office.

However, the resort is in the process of major plant expansion which will make
Waikoloa Beach the County’s dominant tourist destination. The first condormninium
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project in the complex, The Shores at Waikoloa (Phase I}, has been offered on a
pre-saéle basis since November 1983, and Injtially achieved strong market
acceprance relative to most resort projects in neighbor island vacation areas,
Additionally, plans have recently been announced detailing construction of the
$360 million Hyatt Regency Hotel within the resory the largest private
undertaking in the history of the State,

Existing amenities in the resort inciude:s an j8-hole championship goif course
designed by Robert Trent Jones, Jr., with plans for an additional 18 holes to be
constructed in conjunction with the Hyatt project; one and one-half miles of sandy

beachirontage along Anaehoomalu Bay; and, extensive Hawaiian archaeological
sites,

2. Facilities

Hotels -~ The first hoe} opened on the Kohala Coast after more than 15 years of
dominance by the Mauna Kea Beach and Kona Village operations, and the only

existing operation  within  the resort, the Sheraton Royal Walkoloa was.

conceptually designed to meet the aeeds of the middie- to upper-middie class
group and independent travelers ynwilling to meet the tariffs of the existing high-
priced facilities, Sheratoen management considered the compiex one of the finest

in its worldewide chain, and were hopeful of its positive impact upon the
corporate image.

The Royal Waikoloa began operation in late 1981, At that time, the Big isiand
was experiencing a declining numbee of visiter arrivals, resulting in initial
accupancy rates below pwojected jeveis. In order to stimulate use, the hotel
otfered substantial discounts to tocal residents and group travelers.

However, the fortunes of the operation have increased significantly during the
past 18 months, due to the expansion of the Hawaii tourism industry generally,
and the emergence of South Kohala as a widely recognized destination,
specifically, The high-profile publicity campaign accompanying the opening of
the nearby Mauna Lani Bay Hotel contributed to the recognition of the Royal
Waikoloa, Despite the "poor relations" attitude of the other arca hotels towards

-55-
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the Sheraton, the facility and aperation are considered of a luxury-class,
competitive with most hotels in the State. In many respects this attitude is
somewhat beneficial 10 the project as the high prices at the area's ulwra-luxury
hotels makes the Sheraion a "reasonable-priced” alternative offering comparabie

amenities and quality levels.

Additionally, the higher prevailing rates at the nearby operations, in cenjunction
with the expanding Hawaii County visitor market, permits the Royal Waikeloa to
achieve higher daily room rates than were it in another destination region. The
hotel is managed by Sheraton Hotels of the Pacific,

1t is noted that the hotel improvement is somewhat set back from the heachiront
due to the existence of the Anaeshoomalu fishponds, This is not considered a
negative characteristic, as it insures wide-angle ocean view planes and enhances

the open and cultural atmosphere forwarded by the facility.

The 523 standard guest rooms and 20 lagoon cabana suites of the Sheraton Royal
Watkoloa are relatively spacious and well-appoinied. The furnishings and finish,
though not of the class seen in the Mauna Lani Bay and Mauna Kea Beach hotels,
is nonetheless tasteful and of high quality.

Condominiums - The first condominium in the development is The Shores at
Waikoloa Beac-h Resort, the third resort-oriented project announced along the
Kohala Coast. The "Shores" has been relatively well received by the market since
its pre-sale offering began in November 1983, As of May 1, 1985, a total of 37, or
56 percent, of the units within the first phase were under contract. Thirty-five of
the units were spoken for in the first 12 months of marketing, but the uncertainty
of future income tax revisions dampened response during the winter of 1984-35,

although interest remained high.

Prices for the §6 apartments in the opening increment range from $175,000 for a
1,153 gross square foot one-bedroom, one-bath unit, up to $560,000 for three-
bedroom, three and one-half bath units circa 2,4G0 gross square feet in size.

According to head broker Bob Rediske, the most successful units thus far in the
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sales program have been the two-bedroom units ranging in price from $235,000 to
over 5600,000.

Although the project has not been absorbed at as fast a rate as experienced during
the first months of sale at the Villas at Mauna Kea and Mauna Lani Terrace, it is
still achieving a greater evel of activity than any other original sales program
within the State for a resort-oriented condominium. The announcement of the
Hyatt Regency is anticipated to further fuel sales during the coming 1923-26
winter season as tourist/purchasers are exposed to the hatel's master plan.

The significant majority of purchasers and interested parties are from Southern
California, said Rediske, with professionals, real estate investors, and wealthy
retirees constituting a substantial portion, He anticipates this trend to continue.

Rediske was also the original lead broker during the pre-sale of Mauna Lani
Terrace,

Commercial — Currently, the only commercial facilities are within the Rayail
Waikoloa hotel, which houses four restaurants and lounges and nine retail shops
conwining  approximately 7,300 square feet, The golf course clubhouse
additionally contains a restaurant and pro shop.

Although tong-range plans establish a seven-acre commercial center site within
the resort, the actual construction of the project wils likely be delayed, as the
proposed Hyatr Regency hotel wilf contain circa 45,600 square feet of retail space
and eight {or more) restaurants. This is anticipated to meet the demands of the
resort comimunity for the remainder of the decade,

Singte Family -- There are no existing single-family lots within the resort, nor
existing master plans calling for their cosstruction, Long-range goals could
propose up 10 130 unless there is greater demand for land use as condominium
sites, Because of the large acreage holdings of Waikoloa upslope from the resort,

single-family lots in the beachlront resort area are not viewed as integral,

Recreational -~ The resort offers a wide range of recreational facilities, equitable
with any luxury-class development,
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Within the existing hotel, a large free-form swimming pool, with adequate decking
and support facilities, is located between the improvement and the fishponds,
Resirooms, a poolside bar, ant shack shop encircle portiens of the pool area.

The Robert Trent Jones, Jr. 18-hole championship golf course at Waikoloa Beach,
censidered somewhat comparable with the famous courses nearby, is available for
guest use, A second course is scheduled to commence construction by late 19835,
The periodic strong winds of the region can inhibit play to some degree, a factor
which could be reduced as the course and resort landscaping matures,

Currently, the hotel has six tennis courts, with additional planned as occupancy
increases. The long range intent of the resort, in conjunction with the Hyatt
Regency project, is 1o develop sporis/health clubs, ragquetball courts, tracks, and
other facilities making Waikeica a "sports mecca” and the most amenitied resort

in the world,

As with the other hotels in the region, off-site recreational opporiunities are
numerous, However, despite the avallability of other activities (including
horseback riding, hunting, and golf and beaches elsewhere), the facility is
somewhat isolated, being more than 15 miles from the ngarest urban area. This is
a common ¢omplaint among guests to the Kohala Coast resorts, a problem which

will be augviated over time as additional capital is invested,

Proposed Expansion -- The proposed Hyatt Regency promises to be the major
tourism attraction along the Kohala Coast, and is anticipated to be a powerful
stimulus to resort development in the region. The |,260-room complex is being
developed by Chris Hemmeter, the force behind the extremely successful Hyatt
Regency facilities located at Kaanapali, Maul and Waikiki, Oahu.

Planned to contaln "every concetvable luxury and amenity, the hotel will feature:
14 bars and restaurants; a moenorail system connecting the three lodging towers;
intricate water features with gondolas transporting guests throughout the site;
and, complete sportsfheaith {acilities, including weight rooms, saunas, racquetbali

and tennis courts, and fully-equipped gymnasiums. According to Clifton Jenkins,
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Transcontinental Vice-President, the complex will be a "sports mecca . . . offering

so many things to do that it would be unthinkable to go anywhere else.”

Additionally, the hotel wili contain more than 45,000 square feet of retail space,
elaborate elevated gardens, four swimming poocls, and an extensive man-made
beach and pathing pond (if environmental approvals allow the excavation of the
tidal pools fronting the site).

The project will utilize more than 1,500 construction workers, and wiil
permanently employ an estimated 2,000 fuli-time hotel personnel; making it the
targest employer in the County, The hotel will create demand for housing in the
area {though mostly of a lower to middie income strata}, and is forecasted to add
ten percent to the Island's tax base,

Many prominent Big lsland individuals, including then Mayor Herbert Matayoshi,
have expressed the opinion the hotel will provide the "critical mass* necessary for
the Kohala Coast to "explode™ into the State’s primary outer-island destination
region by the end of the century, It is anticipated the hotel, if approvals are
readily obiained as expected, will be compteted by late 1987,

The effect of the facility on the resort is projected to be dramatic, hence, the
negotiation war between the Mauna Lani and Waikoloa Beach resorts undertaken
to attract the development, Jenkins said many other hotel developersfoperators
have expressed interest in Waikoloa sites since the announcement of the Hyatt
project. "We've talked off and on to virtually every hotel chain®, he has been
quoted, "We've been told that the minute Hystt signs, others will sign.” Marriote,

Stouffer's and Regent International are the most of t-mentioned interested parties.

Beyond the proposed Hyalt Regency and the Shores condeminium prejects, no
other developments are definitively planned at this time. In addition to the
interest expressed by other hotels in resort sites, numerous private developers
have approached the resort owners regarding condominium and single-famiiy
projects. According te Bob Rediske, broker for Waikoloa Realty, white the resort

is desirous of constructing additional condominium units, a comunercial complex

35

and residential projects, they are awaiting the realization of the impact of the
Hyartt announcement before concluding further ptans,

Existing master plans in the resort call for a total of

Hotef Rooms: 3,000
Condominium Units: 3,600
Single Family: 0 lots
Commercial: one site of seven acres

3, Location

Oceanfrontage - Anachoomaly Bay, ironting the resort site, has long been a
primary recreationat location along the West Hawaii coastline, Qffering one of
the few large, year-round white-sand beaches on the leeward side of the island,
the bay is popular amang residents and tourists. The Parker Ranch has long had a
beach park 2t Anaeheomalu {southerly adjacent 1o the existing hotel), and the
County required the resort developers to provide public park facilities and beach
access,  The relatively sheltered bay provides good anchorage, excellent
swimming and windsurfing, and other ocean activity opportunities, The winds,
prevailing currents, and seasonal wave action, Himit diving potentials; although
coral reefs abound in the bay and water clarity is excellent at times. Qcean

recreational equipments, including boats and windsurfers, are available for rental.

Waialua inlet, fronting the proposed Hyatt Regency site, is the only other major
shoreline feature (atthough there are anchiatine ponds scatiered throughout the
site} with most of the coast being rocky with inland sand pockets. The Hyait and
any  other  shoreline  development  would require  major  beach
development/enhancement. A trail system exiends the length of the resort's

oceanfrontage.

Climate -- Extremety similar to that at the nearby Mauna Lani Resort (which see)

Waikeloa Beach also has problems with strong afternoon wind conditions,

View Pianes -~ Same as Mauna Lani {which see), only slightly less desirable mauka
panoramas.
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Topography/Size -- The topography and geology of the Waikoloa Beach Resort is
alse very similar to the Mauna Lani, Although it is set on a somewhat older tava
flow (portions), there are greater amounts of vegetation {pill grass and kiawe} in
the feral areas. The near shoreline areas of the two resarts are very comparable,

At 500 acres {within the designated makai resort area), Waikoloa Beach is the
smallest of the identified projects analyzed. With the construction of a second
goti course and the 0-acre Hyatt site, approximately 80 percent {or more} of the
resart will be developed. It would appear that the 500 acres is only minimally
sufficient in size for a major destination resort, In light of this, it is
understandable that the developers are hesitant to commit portions of the iimited
acreage available to single-family lots, which generally offer a smaller return
than does muttifamily or hotel use.

Archeological/Other Points of Interest — The resort is deveioped on a site that is
steeped in Hawaiian archeological remains, including petroglyph fields, hahitation
and ceremonizl building foundations, ancient trails {inciuding Mamaiahoa} and
other artifacts in addition to the fishponds., The resort has capit lized on this
theme, stressing the history of the location through design, finishings, marke ting
and signage. The remains of the cormmunity which once lived on the shores of the
fishpond have been identified, cleaned, and in some cases rebuill, Footpaths and
descriptive signs enhance the historical orientation. For 1his re.ason, the
landscaping at the existing hotel is somewhat subdued, with emphasis on shrubs
and smaller plants enhancing the natural topography and lava outcrops.
Bougainviliea and various other shrubs common to the region are most
predosminent. The majority of trees on the premises are palms surrounding the
fishponds,

The preservation of the existing archeclogical sites s one of the focal points and
major draws of the resort. The deveioped beachfront park, and the south side of
the bay swretching towards Kapalaoa (a scenic inlet) are the resort's ather major
interest sites.

Transportation/Access -~ This resort is also accessed from Queen Kaahumanu

Highway, as are the Mauna Lani and Mauna Kea Beach projects. Keahole Alrport,
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19 miles south, is the major facility used by resort guests; Waikoloa Beach is
27 mides from Kailua-Kona and 20 miles from Waimea, the primary communities
in the region.

Eavirons — See Mauna Kea Beach Resort.
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Isfand of Kauai

Princevilie at Hanalei
I. Introduction

Currently, the only major master~planned destination resort community on Kauai
(and likely the only one which witl be developed during the foreseeable future),
the Princeville at Hanalei project is situated on 1,000 acres of a coastal mesa
avericoking Hanalei Bay. Long-term expansion calls for an additional 300 makai
acres of resort/residential development. Currently, the program is in the land

use change application process.

As with the Waikoloa development on the Big Istand, the oceanfromt Princevilie
Resort is the focal point of a much larger master-planned community., The
Consolidated Oil & Gas Co, purchased the 11,000-acre Princeville Ranch holdings
{established in 1853), with the inten: of constructing a major agricultural,
residential and resort area over the course of 35 to 50 years. Beginning in [984,
the corporation started setling shares in a haiding company designed to further the
community's development.

Princeville stretches from the interior central mountain range of Kauai makai {or
northerly) te the Pacific Ocean, where it enjoys nearly five miles of shoreline.
The site has widely contrasting fand forms, including rolling grasslands, acres of
forest and jungle, picturesque Kalitiwai and Manalei Valleys, and the plateau of
the existing resort, The mauka for inland) acreage is presently used for caltle

grazing, with the valleys primarily planted in taro and other diversified Crops,

A reproduced map of the existing Princeviile Resort is shown on the fellowing
page,

Architectural controls within the resort are among the stiffest in the State, in
order to preserve the excellent mauka pancramas and rural atmosphere. Al

single and multifamily structures are limited 10 25 feet, with hotels a maximum

of &0, All utilities are underground, adjacent to macadam roadways that are
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otherwise unimproved {no sidewalks, gutters, etc.). Storm run-off is handled by
contured-grass gullies running parallet with the roadways, There are scattered

storm drain culvert implacements throughout the complex to aid in sheet-flow
run-off,

Originally, the makai areas of Princeville were intended to be used for,
townhouse, second home and single-family oriented development, However, due
0 a varlety of economic factors, improvement began along a multifamily concept
resutting in its emergence as a destination resort community.

Because of the evolutions in its Conceptual planning, Princeville has not been
developed in what is generally considered a standard resort improvement format,
Typically within a resort, hotells) are the first facilities built after the
infrastructure is compieted; establishing a profit center which helps in the averall
marketing of the project, Thereafter, condominiums are constructed, then
commercial and single-family developments. At Princeville, the order of
improvement was almost reversed, with singie family then condominium then
commercial faciliies. Although the resort has offered reai estate on the market
for nearly a decade, the first hotel within the community, the Sheraton
Princeville {306 rooms), is not scheduled to open untit later this year.

This hotel is the only one planned for development at this time, although the
Hanalei Plantation Hotel (originally designed as a condominium} containing
204 rooms is currently under construction imimediately adjacent to the resort,

sharing the same isolated promontory. Boeth of these operations are intended to
be of the luxury-class, "five-star™ quality.

The impact of a name hotel operator such as Sheraton should prove beneficial to
the resort, which currently suifers from an identity and recognition crisis among
all but the most seasoned Hawail visitors. This is greatly compounded by the
common perception that the area is extremely wet, with minimal nearby visitor
support facilities, Both of these insights are somewhat true, as is the fact that
although the north shore of Kauai has some of the Stste's most beautifut beaches,
there are few guality strands within the resort. Existing beaches are difficult to

reach down the precipitous shoreline cliffs buttressing the resort mesa.
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The major attributes of the project are its fush surcoundings and the spectacular
views available from the site, which are considered some of the finest panoramas

in the worid. Many movies, including South Pacific, have used Princeville as a
south seas setting, .

Including the two hotels under construction, the Princeville Resort currently
containg: 504 hotel unitsy; 1,093 condominium units spread among 20 projects; a
t6.68-acre, 52,000-square foot (gross leasable area} commercial center; 27 holes
of championship golf, and expansive clubhouse facility with two restaurants
{7 tennis  courts (spread throughout the complex); - and 633 single-family
homesites, A smali commuter airswrip and. riding stables are available in the

mauka areas of the Princeville holdings. Additional development {beyond the

prefiminary planning stages) call for 1,560 more condominium units, up to

300 hotel rooms, and 756 single-family Jots, Although there is 4 significant
oversupply of finished units and lots in the resort, interest has been expressed by
independent developers for available multifamily sites,

Relatively isolated, the closest town to Princevi!_le is Hanalei, a small rural
community with approximately 800 residents. Prior to the resart's construction,
Hanalei was aguarian based; however, sites are now in demand among, the wealthy
of the world. Only in recent years has Hanalei experienced a tourism-oriented
development push, and it has been extremely subdued, The prisme attributes of
the region are the numerous wide white-sand beaches, Hanalei Bay (one of the

larger, more picturesque in the State), Hanalei Valley, and the rugged Na Pali
coastling,

The prire transportation facility is the Lihue Airport, approximately 22 miles
south of the resort.

2. Facilities
Hotels - Currently under construction, the Sheraton Princevilie will be the fiest
hotel opened in the well-planaed Princevilie Resert community overfooking

Hanalei Bay. The 336,162 square [oot low-rise improvement will contain nine

wings ol guest rooms which cascade down the sea cliffs of the resort W the
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shereline. The project features spectacular views across the bay towards the Na
Pali Coast; among. the mast heautiful panoramas available in the State.

Designed by Boune and Associates, the facility is being developed by Princeville
Hotel Associates, 3 wholly owned subsidiary of Consolidated il and Gas, Inc., the
resort entrepreneurs. Originally, Marriott was to operate the hotel, but withdrew,

‘Sheraton Hotels of the Pacific is naw holding the management contract. They

anticipate the hotel wili be among the most luxurious i bts organization.
However, whiie Iwide_spread recognition of the Sheraton name should enhance
short-term cccupancy' rates, the chain is typically perceived as being of slightly-
less-than-fuxury quality. This_ may impéct the effart of the hotel to achieve a
stabilized higher rate struciure over the lmgnte:m. The 361 million project is
located on 23.129 acres occupying the plateau, cliff face and coastal area of
Princevitle's easternmost point,

The 300 guest units of the Sheraton Princeville will be divided hetween standard
raoms {294} and suites ().

Also under construction, the Hanalei Plantation Hotel wili contain 204 extremely
spacious wnits housed in 12 detached three-story  pods, each containing
approximataly 9,600 square feet of living and 2,200 square feet of lanai space. An
additional 22,000 square feet of space will be housed in a separate
labby/restaurant/commercial improvement, The guest rooms wiil be among the
largest in the Swate for a hotel operation.

The compiex is situated on a 19.183-acre parcel overlooking the Hanalel River,
Valley and Bay. The promentory site {steeply fatling toward the river) provides
excellent panoramas of Mount Waialeale and the Na Pali coastiine. Many consider
the view the finest available in the [slands.

Originally planned to be an exclusive condaminium project, with average prices of
clrca $990,000, the developer converfed the plans to hotel use as a result of the
stagnate demand for luxury condominiums during 1931-83, and the emerging
desirability of Hawail hotels as investment tools, As such, the project sulfers

from many traits which, while acceptable for a multifamily proiect, are not
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typical for luxury hotel facilities. At this time, there is no contracted
managemenifoperator, although several reputable firms including The Radisson
Corp,, and OMNI/Dunfey have expressed interest, The entire facility wilt cost an
estimated $48,000,000 to complete (inciuding land),

Gondominiums - Muitifamily development within the Princeville Resort, the
focal peint of early capital investment, has been sparodic; following the same
general cycles evident throughout the Hawaii destination resort industry.
However, with the exception of the high-demand period of 1973-79, the market
absorption of finished units has not been as intense as anticipated, or as successful
relative to other statewide master-planned communities.

The primary reasons cited fot -slow absorption have been the perceived incilinate
weather at the site and the lack of a hotel operation (which would serve to attract

a core of polential buyers and provide many needed facilities and amenities),

Since early 1973, a total of 1,093 condominium units have been offered within the
resart. Table 7 summarizes the 20 projects/phases and their original marketing
absorption. It 5 noted that several of the deveiopments, notably the Cliffs at
Princevilie, have been the subject of large-block forecicsure action when sales
reached unacceptably low levels for lenders, Additionally, in many of the
projects, large numbers of units have been purchased (or taken as payment) by.
various development or construction companies invelved with the individual
projects,

For & myriad of reasons, particularly its lessened recognition relative to the other
major Islands in the State, the condominium market on Kauai has not been ag
periodically- successful as that on either Maui or the Big Island. However, since
the implementation of a massive marketing program for the lsland as a resort
destination (undertaken following Murricane lwa), and the beginning of direct
mainland flights in the summer of 1984, visitor arrivals and overall fourism
demand has significantly increased. Should the economy remain strong, and the
tax laws favorable, it is anticipated by Princeville developers that there will be an
increasing demand for finished condominium projects in the resort over the next
two years,
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TABLE 7 SUMMARY OF CONDOMINIUM MARKETING
Pripcaville Resort
Kohanaiki Market Study

Morth Kona, Hawait

ND., OF
SEMI~ANNUAL AYG, N, oF
N, OF BATE OF MARKETING SALES PER
PROJECT RAME s BARKETING PERIDDS PERIOD
Palike ket w g Y
Printevitie Sea Lodge | 50 Beg. 94
Hanaled fay ¥iiias kH Beg. 19724
Bali Ke Kua |} 24 Beg. 1974
Prioceville Sea Lodge I . 38 deg,. 1974
Brinceviile Hausa Xai [ 28 8eq. 1977
AVEY Kat [ 59 £ng 1975
Pati ge Kuz il 34 End 1975
Palilad 3 End 1978
Hanalei Bay Resort 134 | Beg. 1578
Hale %oi 44 Beg. 1973
Kanahany [ 3a Beg. 1978
Puamany 9 deg, 1978 5
Ka Eo Kai | 2 feg. 1978 1
Printesille Paniglo i1 Beg. i3I8 2
C1iffs & Princeville 202 Beg. 1579 7 11,71 (1)
Puu Foa 56 Bag. 197% 4 52.50
AVii Kai II 56 feq. 1878 {2} ’ WA
Sandpipier Village § T Beg. 1879 (3 "Ik
¥a £o kai if & Beq. 1981 {8) %A
TarTaLs "-;‘.ﬁ;; .......
Total ynits Sald 823 49 16.89

£1) 82 wnits sold duriog original offering. Remaining 120 foreciased upgn, and
many later sold via comwissionesr's deed, .

£} Gnly 8 ynits seld during two-pius yesr offering. Remainder farecicsed wpon.

{3) 6 units solg in orsginal marketing. Remaiader Gispurses ameng construclion
Leaders,

(4) 9 units sald on open market, Remaiager controlled by develager holding company
or constryclicn ienders,

Saurce: The Hablstrom Appraisal Groug [ac,, Hay 1985,
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Gemmercial -- The commerciat facilities {restaurant and retail) within the resort
are centered in two areas, Primarily, the 52,600 square {oot gross leasable area
Princeville Town Center serves the greater amount of needs, housing some
18 stores and two dining rooms, The golf course clubhouse at the center of the
resort also contains two restaurant facilities in addition to a pro shop and lounge.
Additionally, several of the condominium projects (The Cliffs and Bali Hai)
contain resiaurants,

The Princeville Town Center, like the shopping village under construction at
Keauhou-Kana, is intended to serve both the resort guest and local resident
market. In fact, to access the center which fronts Highway 36 (the region's main
thoroughfare), one must exit the resort entirely.  The anchor tepant of the
development is a supermarket, Agaln, this ilustrates the dilemma of Princeville's
development  program, caught between its original thrust as g3 second
heme/residentiai community, and its more recent concept as a full-amenitied
destination resort,

Single Family - To date, there have been £33 single-family lots developed within
the resort, An additional 730 are planned for the first i,000-acre phase. Ddemand
for the lots has also been cyclical, however as some of the State's lowest priced
resort real estate, they have generally been absorbed at a more brisk pace than
that experienced at other major Island destination communities.

Currently, several of the projects are still in original sales, with approximately 20
percent of the inventory still available,

The success of the SFR lot sales programs Is not atypical in light of its relative
low-cost, the attributes of the resort, including extensive golf and promontery

frontage, iush surroundings, a strict architectural code ensuring mauka views, and
3 rural atmosphere,

Recreational « The primary recreational atrribute of the Princeville Resort is izs
27-hole championship golf course, designed by Robert Trent Jones, Ir,, which is
considered by many publications to be one of the ten best in the world. Planned
expansion calis for nine additional holes to be constructed, resulting in two
complete 13-hole layouts,
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Seventeen tennis courts are focated within resort condominiwm projects, and not
for general use, There is no resort-owned tennis garden as is {ound at many other
destination resorts, The Sheraton Prisceviile will not have courts, a rather
obvious ovarsight {according to many industry prafessionals} in view of the fuxury
level rying o be obtained.

There are stables and extensive riding trails available to resort guests in the
mauka areas of the Princeville acreage,  Qther recreational opportunities are
limited, a trait enhanced by the difficuity in reaching the oceanfront of the resort
properiy; down sermi-adequate trails along the face of the coastal cliffs.

in the area, however, there are many activity potentials, including expansive
white-sand beaches, reknowned helicopter rides, boat trips along the Na Pali
Coast, and many outdoor thiking and sightseeing} peints of interest,

Proposed Expansion -- At this time, expansion plans within the Princeville Resort
are Hmied, Although the master developers are attempting 1o receive zoning
approvals for an 800-acre addition {Phase I} to the existing resort. This will
likely take several years. Within the resori, there have been pians expressed by
independent developers for eight more condominium projects {or additional phases
of existing cnes), but most are in the hoiding stage until the impact of the hotel
openings and tax laws can be more fully understoud, and the current averhanging
inventory is more fully ahsorbed,

The most-firmly planned tmpravement is the proposed nine-hole expansion to the
golf course.

Within the 1,000-acre existing commusnity, long-term plans call for total

development as foliows:

Hotel Rooms: 1,600
Condominium Units: 2,300
Comrnercial Sites: two parcels, 16.68 acres total

1,460 tots

Singie Family:
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3. Location

Oceanfrontage -- As the Princeville Resort is located on a large mesa averlooking
Hanalel Bay and the Pacific Ocean, with steep sea cliffs ranging from 60 to over
120 feet in height, the development does not emjoy the quality of direct
oceanfrontage seen at other major istand destination projects. There are several
white-sand beach strands at the base of the plateau, but in general, they are
difficult to reach; requiring precipitous hikes down oft-muddy traiis. The
underconstruction Sheraton Hotel site has the largest beachfront in the resort
(though significantly smaller than that found at most major hotel properties), Due
to the cascading hillside design of the hotel, guests will have relatively easy beach
access. This beach varies in width from {5 to 40 feet, and is of a Elean golden
alluvial sand composition. Throughout the resort, the near tidal area Is studded
with loose volcanic stones and sand pockets, Off-shore areas contain well-
developed corai reef formations, which make for excellent diving potentials and
serve to protect the near shoreline and bathing areas from the seasonally (winter)
heavy surf in the north shore region. Swimming and diving is particularly good in
Hanalei Bay, except when heavy rainfall causes the silt level of the Hanalei River
{which empties into the bay near the resort) to increase significantly.

Some of the State's finest white-sand beaches are in the region {such as at Hanalel
Bay, mitigating the lack of quality frontage in the resort somewhat. There is no
doubt this negative characteristic of Princeville hampers marketing efforts and
the degree of return visitors,

Climate - The exwemely verdant countryside in the Princeville area results from
the significant rainfall received. Average precipitation in the greater Hanalel
area is circa 1135 inches annually, with periodic extremes ranging from 47 o
249 inches per year. The resort is the only major destination resort other than
Turtle Bay located on the northeriy-windward {or rainy) side of an island; and
Kaual is substantially wetter than Oazhu. Rain, or the perceived threat thereol, is
an anathema of resort operators due to the impact upon return visitors, and
wepidation caused travel agents in booking clients into a potentially troublesomae
climate. Fortunately, most rainfall periods are from evening to morning, and in
light of the high precipitation level, the relative humidity at the resert is not
generally extreme or unpleasant.
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The lush qualities of the location epitomizes Hawail for many individuals. Upper-
income travelers {who form the majority of Princeville visitors) have a greater
capability 0 pursue other activities, and therefore the rain has proportionately
less impact than on an operation appealing to lower income guests. As windward
locations are net, in reality, as wet as perceived, the long-term effect is liksly
minimized as the marke! becomes aware of actual conditions over time.
Furthermore, many travelers {particularly seascned Hawail visitors, residents, and
many of the older age groups} consider the cool, breezy weather substantially

more desirable than the hot, still-air climate of leeward locales.
The average temperature at Princeville ranges from 6% to 76 degrees,

View Planes — The view pancrama from most Princeville sites are perhaps the
finest in the State; across Hanalei Bay towards the northern Wailaleale mountain
range and the rugged Na Pall ceast. it is extremely rare in that it offers both

expansive seascapes and mountain scenes in a single view plane.

Although, the quality of ocean views from any of the properties on the edge of the
piateau is only average {little shoreline, just open ocean), the superior mauka
scenes are more than compensating. The lack of slope in the resort's topography,
fimiting ocean views from .interier pafr.eis, is overcome by the resort's strict

architectural codes 'vgh%s;h protect the mauka scenes.

Topography/Size -~ With more than 1,000 makai acres in Phase I, and an additional
8G0-plus acres due 1o come on line in the pext decads, there is more than
sufficient acreage for the resort to include the facilities necessary to establish
crivical mass. However, the lack of hotel operations has thus far damaged the

thrust to achieve the desired levels of cumualative attraction.

As previously inentionad, the resort is relatively flat {although it has been
sculpied to enhance the golf course contours and ease of rainfall run-off), situated
on a seaside promontory which is well-covered with rich organic and voleanic

soifs. The ffat character makes the golf course more playable.
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The mesa cliffs pese a major topographical problem, limiting shoreline access,
however they create expansive view potentials. The faces of the cliffs have been
designated for conservation, and may not be improved,

Archeological/Other  Points  of Interest - There are several significant

archeological sites within the Princeviile Resort. The Sheraton Hotel property
encompasses: Fort Ross, an earthen battlement ring built by Russian traders in
the early 1800's {of which minimal recognizable features remain); and, the
Kanaemaiki fishpond, now in-silted and overgrown, located behind the parcel's
beachfront.

1t i3 the intent of Sheraton to enhance both of these sites; the former with traiis
and signage, the laster {now basically an estuary) as a sanctuary/preserve with
averlooking paviliions.

Other than these two, there has been no integrated attempt by the resort to
capitalize on any native finds, Perhaps, as the site has been used in ranching
purposes for more than a century, few significant sites remain. The major point
of interest in the project is its excellent view, and if one is adventurous enough,

the caves, ledges and enclosed beaches of the shoreline area at the base of the sea
ciiffs,

Trapsportation/Access — The resort is approximately 40 minutes driving time

from the Libue Airport, which welcomes the large majority of Princeville visitors.
Vehicular access is via Highway 56, the only thoroughfare in the vicinity. This

can result in congested travel in the small towns along its length,

The Princeville airstrip is used by two small commuter carriers on a minimal
schedule basis, At this time, there are no pians to expand the strip, or for other
major airfines to route into this facifity.

Environs « The beauty of the region not withstanding, Princeville does not enjoy
the suppart facifities or points of interest that most resorts in the State do. While
Hanalel has undergone (very) limited tourism.oriented expansion in the last five

years, the comununity does not seem desirous of exploiting such a potental, In
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fact, the majority of residents wouid likely speak out against the type of growth

seen in near-resort towns such as Lahiana and Katlua-Kona.

North of Princevitie are many spectacular beaches, with well-established tiking
trails along the Na Pali coast. However, most tourism development is near Kapaa
(12 miles south) or on the south-westerly side of the Island, Due to Kauai's size,
the major points of interest, such as Waimea Canyon, Kolea-Poipu, and Barking
Sands Beach {all are on the Island's south-westerly side), are refatively accessible,

anly an hours drive from Princeville. Most archeological remains are also found in
this area.

This lack of activities and Hmited sightseeing potential Is not necessarily viewed
by travelers as a negative trait on Kauval, many of which visit the Isiand
specifically to enjoy its rural characier and "unspoiled” atmosphere. Yei, there
can be no doubt that the minimal level of suppert facilities and perceived wet
climate of Kauai hampers expansion iy numbers of arriving visitors.

-110-
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1siand of Maui
Kaanapali Beach

1. tntroduction

Considered the worlds first full-amenitied destination cesort, the Kaanapali
Beach development program was first announced by Amfac in 1961, Since that
time, it has grown into Hawali's most significant master-planned vacation
community, and its most successful; with all subsequent resort entrepreneurs
seeking to emulate its marketability. The community is a prime example of an
upscale destination resort development,

Although the area was acclairmed as the *playground of the ancient Al
Kaanapail was a desolate stretch of sand backed by sugarcane fields until the then
radical decision to undertake resort development was made public. Today, the
community is the site of the most intensive tourism-oriented capital investment
program other than Waikiki, and the most popular visitor destination outside of
the Honolulu urban resort district,

Currently on the |,169-acre property, there are six hotels (containing 3,761
rooms), i0 condominium projects/phases (housing 1,214 units), a 68,000-square
foat (gross leasable area)} shepping village, two championship gelf courses, a
commuter airstrip, and 73 single-family lots, In general, the average room rates
within the resort are among the highest in the $tate {and country) save for several

select luxury operations, with comparabie {inished condominium unit prices,

No other destination resort has more than three hotels, or {with the exception of
Princevilie} near the number of condominium units as found at Kaanapali, The
success of the resort created a massive surge of growth in the West Maui coastal
corridor (stretching seven north fo Kapalua), with more than 5,000 condominium
units developed in the area from 1972 through 1584,

A map of the resort is displayed on the following page.
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More tham 4,500 Maui residents are employed in the resort, making it the islands
aumber one employer. And it is said Kaanapall contributes nearly 20 percent of

the tax revenues (property and sales) generated on the island.

Folfowing the first phase of construction, the resort did not achieve widespread
recognition for over a decade, until Maui wndertook a massive mainland
advertising campaign in 1973 and 1974, Concurrently, a healthy econamy and
high-infiation created signiticant demand - for condominiam  units, and the
Kaanapali-mystique took hold, Qver the next eight years, these units and the
single-family lots In the community experience rapid appreciation, fueling the
rampant development along the West Maui beachiront,

The lmpact on the region has been substantial, changing the area from a
plantation te a high-powered resert district. Lahaina, a whaling port once
censidered the worid's most decadent and the capitol of the Hawailan republic
before its move 'to. Honolulu, is the economic and commercial center of West
Maui. ‘Four miles south of Kaanapali, it has more than doubled in size during the

past decade, resulting in severe residept housing and transportation problems,

The excellence of the Kaanapali Beach development has enabled hotel and
condominium/hotel operators to maintain high occupancy and rate levels on a
year-round basis regardiess of the seasonsl economic effects experienced
throughout the rest of the States With major hoteliers such as Hyatt Regency,
Sheraton and Marriott operating imthe resort, a large reservation system Is in-

place to assure a continuance of this frend.

Construction within the resort has been subdued during recent years, a lingering
effect of the 1981-82 recession, and the carrent uneasingss over proposed tax law
changes, However, Amfac has arnounced plans to close down the airstrip
{occupying approximately 108 acres in the northeriy makai area of the resort), and

solicit deveiopers for the liberated parcels.
In light of the quality of existing deveiopment; the weilwentrenched support

facilities in the area; and, the desirable attributes of the Kaanapali and West Maui

beachfront; the continued dominance of Kaanapali appears likely during the
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All of the other hotels in the resort, with the exception of the Maui Marriott,
have also been soid on the open market over the past decade, each obtaining
relatively high prices based on accepied income multipliers.

Condominiums -- To date, a total of [,204 units housed in 10 condominium
projects/phases have been developed within the resort. In general, the units are
ahove average in quality and have historically achieved seiling prices among the
highest in the S5tate, although they are now priced somewhat below the ultra-
luxury projects currently being developed in the Kohala Coast resorts on the Big
fsland.

The International Colony Club, Phasesl and I, were the first projects
constructed, the 42 units being offered for sale in [964-65. On the mauka side of
Honoapiilani Highway, which bisects the resort, the units met with average
market acceptance. Currently, the projects are divided between waterfront
(three: The Whaler, Kaanapali Alii, and Hale Kaanapali), central/gol! course
frontage {twor The Maui El Dorado and Kaanapali Royal), and mauka {twox: The

International Colony Club and Kaanapali Plantation),

Since 1976, only two projects have been construcied; the Kaanapli Royai which
sold out shortly after its offering in late 1979, and the Kaanapali Alii {in sales
since 1981) which has yet to be fuily absorbed on an original sales basis. As a
general barometer of demand for Hawaii resort condominium units, this activity
level bespeaks of the subdued market over the past four years. It is noted that
the Alii had excellent pre-sale activity, with up to 30 percent of the units spoken
for six months into the original pre-sale offering; however, prior to completion of
the buildings, interest rates sky-rocketed and the significant majority of potential
purchasers either failed to close their contracts, or were unable to qualify for the
higher mortzage payments.,

Table 3 summarizes the projects and displays their original sales history.
Whife many developers have expressed interest in multifamily sites in the resort,

there are currently no announced plans to offer additiona) condominiwm units
within the next two years.
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TABLE 9

SUMMARY OF CONDOMINIUM MARKETING
Kaanapati Beach Rasort

Kohanaikt Market Study
North Kona, Hawaii

PROGECT mane Tt mmeri
lﬁé:::a}imuk Laiony n ;eq. 1964
tnz:::-:;umi Calony 2 Beg. 1965
Hate Lasnapali 14 Feg. 1965
Raut €1 Oorado [ L1 Beg. 1969
#aud £1 Dorado 11 182 End 1069
Kaanapatf Plantatican [ 1 Beg. 1910
The Whaler ] 180 Beg. 1976
The Uhaler | 150 End 1974
Kedoapati Royal 105 Beg. 1979
Keanapali ki deg. 134§

ToTALS

Jota] tnits Solg

1,088

{L) Only 10% units have besn sofd to date. M
varigus eatities of the parent developer

Soursse: Yhe Hallstrom Appraisal Group Inc,
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Kaanapali condominiums were forerunners in the rental pool concept, achieving
high eccupancy and rate levels despite slumping market demand for finished units.

Commercial -~ The main commercial center at Kaanapali Beach is the Whater's

Viliage complex, built on a 3.513~acre oceanlront site. Containing 44 shops and
restaurants and nearly 68,000 square feet of gross leasable area, the open air ‘matl
is one of the main attractions in the resort. Unigue not only for its extremely
desirable location, it is aiso a whaling museum, with numercus exhibits. and
histeric collections spread among its boutiques and dining facilities, The compiex
also boasts West Maul's only movie theater,

Continuaily busy, it is this center which most resort developers attempt to
emulate in other destination projects, as it serves not only the needs of resort
guests, but also attracts other tourists and incal residents as well, The quality of
shops in the village are, on the whole, superior to that typically found in most
hotel or resort properties, a positive point in that this is the facility to which
many non-guests are first exposed.

Signiticant commercial space is also found in the Hyatt Regency, Maui Marriots,
and Royal Lahaina hotels, making the cesart {(collectively) one of the major
retailing reglons in the 5tate. Again, the hotel arcade space contains a generally
higher quality of merchandise (particularly in the Hyatt Regency) then found in
most Hawaii hotels. The remaining hotel's commercial space is limited to sundry
and other assorted guest-oriented shops.

There are three free-standing restaurants within the resort, two of which have
proven extremely popular with local residents as weill a3 area tourists, The golf
clubhouse also contains a restaurant and pro shop,

A 30,000 square loot complex (30,000 square oot retail, 20,000 office} has been
proposed for a J.l4-acre site near the El Dorado condominium. To be developed

by Harry Weinberg, it is currently in the land use approval process,

At one time, there were advanced plans for a second commercial center, “The
Thousand Palins" was to contain 66,000 square feet of leasable area, hawever the
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concept was shelved with the construction of large arcades in the Hyatt Regency
and the Maui Marriott. Future expansidn of the resort into the area currently
used for the airsteip will likely include this second commercial center on a [0~
{2-acre site,

Single Family - Long-term development plans cail for more than 350-single
family lots to be constructed within the resort, all on the mauka side of
Honoapiilani Highway, Te date, 75 have been oifered on the open market, and an
additional 120 are scheduled for sale during the next five years.

The first subdivision of 35 lots, Kaanapali Vista, set along the 5th, 6th, 14th and
3th holes of the Kaanapali Kal golf course, were extremely well received, selling
out within eight months of being offered. Approximately, 40 percent of the lots
have been improved with custom homes,

The 16 lots of Rayal Kaanapali Estates did not fare as well, and took more than
two years o be fully absorbed,

The first phase of Kaanapali Hillside, 24 of 145 planned lots, began focused
marketing in mid- 1984, with }& sold 10 date.

Recreational — The Royal Kaanapali and Kaanapaii Kal golf courses are twe of
the most popular in the State, although not of the same dramatic quality as found
in other resort developments. Hoth are championship: length, and average over
$0,000 rounds. a yeér.- They are the site of the LPGA Kemper Open. In 1977, a $2
million clubhouse was opened to serve the finks.

The courses offer excellent playability during calm weather conditions; however,
the mauka portions of the courses, which are substantially on the sidehill, are
subject 10 gusty afterncon winds.

Within the resort, there are more than 40 tennis courts; yet, they -are all in
individual condominium and hotel projects, and not operated by the resort. Plans
calt for a ten-court tennis garden and racquet club, developed by Amlac, in the
next phase of Kaanapali development.
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it is notad that each of the hotels also contain substantial recreation amenities,
including health Clubs/spas, expansive swimming pools, recreational programs for
guests, and other activities.

The quality of the Kaanapali beachirontage is the main recreational amenity of
the resort,  Excellent bathing and diving potentials abound, and many water
activities {including cruises, jet skis, parasailing, windsurfing, and others) are
offered. However, guests also complain that the abundance of such activities has

crowded the shoreline swimming areas and created a “Waikikish,” honky-tonk
atmosphere,

Proposed Expansion - Beyond the announcement of a desire to close the airstrip
and begin the infrastructure development of Phase I, there are mo substantial
plans being olfered for specitic facilities development at this time, According 1o
Amfac, the expansion will Include a tennis garden and commercial facility, both
ol which they will likely construct; however, there are no immediate plans for
hotel or muiti-family development in the area.

Long-term plans call for total improvement of the resort as follows;

Hotef Rooms: 3,000
Condominium Unitss §,260

Commercial Sites: three at 8.5, L.14 and 10-17 acres
Single Family: 215 lots

3, Location

Oceanfrontage — Kaanapali Beach is claimed by many as the best in Hawaii fan
arguable assertion). It is of golden coral and alluvial sand, ranging in width from
40 to more than 120 feef, The main strand extends from in front of the Hyatt
Regency, at the southerly edge of the resart, almost two miles 1o "Black Rock®
(after which the resort is named; Kaanapali meaning "The Place of the Black
CIff) fronting the Sheraton Maui hotel. A second, fess desirable beach {skinnier
and with coral near oifshore) extends from the northerly edge of the black rock
past the Royal Lahiana Hotel to beyond the boundaries of the resort,
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The near shore area of the main beachfront is generally free from coral growth,
enhancing bathing potentials. However, it also jeaves the beach relatively
unprotected from the infrequent high wave action in the area (a minor concern),
The beach is relatively steep in porticns creating an undertow and on-shore
current threat during high swells,

The secondary beach has significant off-shore coral devejopment and scattered
sand-pockets,

The diving potentials arcund Black Rock are superior, due to the coral reef
formations and protection the manolith offers, Water clarity is typically good,
with visibility in excess of 50 feet. A small inlet in the center of the rock has
been made 3 marine reserve, thereby enhancing the quality of marine life
available {0 view,

In recent years, the beach has experienced substantial periodic erosion, a cyclical
process typical of most Hawaii beaches,

Climate -- Generally, the climate at Kaanapali is excellent, with annual
temperatures ranging from 71.5 to 78 degrees, and rainfall circa 1§ inches
annually. The precipitation is heavily seasonal, making the early spring and late
fall months slightly fess desirable vacation periods.

As previously mentioned, winds can be gusty during the afterncon and evening
periods, bringing in precipitation falling in the nearby mountains, The wind does
keep the relative humidity tevel down, a factor plaguing the nearby town of
Lahaina whichism  in the lee of the West Maui range.

View Planes -- The ocean panoramas available from the Kaanapali Beach
deveic;pment are superior 10 those at most Hawali resorts. The aearby islands of
Lanal and Molokai provide excellent backdrops. Because of its location on the
island, Kaanapali enjoys excellent sunsets year-round, which are only enbanced by
the channel islands and the peaceful "Lahaina Roads" off-shore waters which they
create,
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Mauka views, upslope to the West Maui range are good, but aot as spectacular as
those at Princeville, Mauna Lani or Waikoloa or Keauhou-Kona. The
mountainsides are for the most part covered in sugarcane, with the uncultivated

areas typically dry and brown,

From a view plane standpoint, the resort takes advantage of its terrain. The flat
central area of the makai portion is used for golf course development, with the
sloping land further mauka improved with condominiums and residences offering
good panoramas. The slope is of a desirabie degree, ensuring view corridors
without being excessively steen,

However, the height and density of the structures on the Kaanapali beachiront has
Created a concrete “watl” of mid-rise constructions, so that interior parcels have
only ocean, and not beachfront or aear-shore, views,  This massive development is
one of the resort's major negative characteristics.

Topography/Size — As  stated above, the resort has superior  topographical
features with a wide, flat Coastal plane—for recreational, hotel and comemercial
development—backed by sloping acreage enhancing views from Interior single and
multifamily construction, The Black Rock is a major tapagraphical feature of the
shoreline, disrupting the otherwise Hat coastal area. Having been cultivated with
sugarcane for several decades, the resort has &o0d organic il conditiens,

At 1,169 acres, the resort has_su!fic_ient. acreage 10 permit upscale critical mass
development, particularly in light of the densities and height of structures
permitted. In most respects, Kaanapali is an exceilent example of the concept of
cumulative attraction and its potentials,

Archee!ogécal/()ther Points of Interest -~ In this area, the resort is lacking,
Beyond the tegends associated with the Black Rock, and the properties supposed

historical kapu status (for ali only), there are no major archeological sites
apparent in the resort,

The most significant paints of interest are: the Kaanapali-Lahaina Sugarcane
Train, a plantation-ers steam locomative (the only operating railroad in the
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$1ate), which provides transportation from the resort to Lahainag and, the fiack
Rack, which offers excellent views and diving potentiais,

Man-made constructions are the draw of the resort, and upon which its marketing
approach is based,

Iransportation/Access — Although there is a small commuter airstrip within the

resort, it is monopolized by a single carrier, and does not bring in a high
percentage of the resort's guests. A larger strip (prop planes anly} has been
proposed for the Mabinahina-mauka area, about three miles north Kaanapali
Beach, which would be wutilized by the MBOr carriers on a regular basis, It is
estimated, that if approved, the ﬂights to the strip would discharge circa 756,000
tourists per ysar, a'substastial number Being resort visitors,

Most travelers utilize the Kahului Airport, approximately 43 minutes driving time
{under good conditions) from the resort. The airport is the second busiest in the
State, with the most direct Maintand flights aside from Honolulu International.
The tacility is extremely inadequate for the dégree of traffic it serves, and there
is heated community debate regarding the desire and tinancial ability to construct
4 larger terminal and tarmac area. It is currently common that planes inust wait
for a "parking” space where they may unload passengers,

Honeapiilani Highway, the oniy vehicular route to West Maui, is alsa plagued by
stvere overcrowding, often f.esu-!'ting" in bumper-to-bumper tratfic from near the
airport 1o past Kaanapali, Ali parties {residents, public afficials, and developers)
fwte the inadequacy of the highway for the level of traific supported. However,
there have been no solutions u}'fered, beyond G‘:e construction of the Mahinahina
airstrip, which many area residents find objeétinnabie. A Lahaina bypass was
recently finished for the highway; however, the traffic demand had increased
during its planning and construction to the.‘point where it also is overcrowded, As
major portions of Honoapiilani Highway, from central Maui to Lahaina, are cut
inte solid rock cliff faces, the cost of expanding the two-laned thorpughlare would

be extreme,
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Environs — The West Maui region has an extensive visitor piant, weli-developed
with restaurant, retail and activity facilities. In fact, a common complaint is that
the development has continued to the point where the area is losing its rural
atmosphere and qualities as a relaxed vacation area.

Labaina is the focal point of the industry, and to some degree has maintained its
quaint environment and numerous historical points of interest, However, the
effect of tourism dollars has been such that retaii spaces along Front Street {the
major tourist avenue) no tonger contain artisans as a decade ago. These quality
retailers have been forced out by standard souvenir/curio/T-shirt shops which can
alford significantly higher rent levels,

The beaches of West and South Maui are excelient, and among the most accessible
and weH-maintained in the State, Promcted, for the most part by the channel
islands, swimming and diving is superior alf along the coastline, Much of the
beach areas are county parks, preserving this atwibute for future uysers.

Maui offers many scenic delights, including Haleakala National Park, the Hana
Coast, and lao Yalley, all of which are admirable sightseeing adventures, and &
contrast to the beach communities of West and South Maui. Additionally, the
State's newest atiraction has recently opened on the island "Waikapu Plantation,”
which contains the history and cultivated examples of the agricultural products of
Hawaii. The park has experienced success beyond the levels projected by the
developers, and is now one of Maui's most renowned attractions.

Other points of interest include La Perrouse Bay, Tedeschi Vineyards (the only
producing winery in the State} and the Seven Poals. However, the major draw of
the island will always be its developed recreational plant, with seven excelient
golf courses, countless tennis Courts, exceptional dining facilities, and superior
beaches and shoretine areas.
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Kapalua
i.  Introduction

Oifering an exclusive and secluded environment of 750 lush acres surrounded by
more than 23,000 acres of cultivated pineapple fields, Kapalua Resort was opened
in 1975, a project of the Maui Land and the Pineapple Company. The intent of the
master-planned community was to provide a luxurious a:mosphére remaved from
the increasingly congested Greater Lahaina-Kaanapali area. In most respects, the
quality of design and improvements has achieved those aims. The resort
acknowledges in its marketing programs that it is solely oriented towards the
upper-income traveler and second home jpvestor.

Due 10 the vast surrounding holdings of its parent company, the resort {though
having intense development adjacent southerly) is assured of maintaining its
exclusivity and degree of isolation relative 1o most West Maui properties,

Located at the northerly-leeward extreme of West Maui, the project is susceptible
to periedic strong winds, and a generally wetter climate than the Kaanapali
Resort, which is approximately five miles south along Honoapiitani Highway. The
property is developed on the slapes and roiling coastal plane of the West Maui
mountain foothills, with the shareline areas being rock outcroppings studded with
picturesque bays,

To date, improvements have been limited to a single hotel containing 196 rooms,
tour condominium projects housing a total ef 528 tinished units, two exceptionally
scentc [8-hole championship golf courses, a ten court fennis garden, and
22,000 square [eet {gross Jeasable area) of commercial space in a center adjoining
the hotel facility.

A map of the resort is displayed on the following page.
The resort has not undergone any expansion since 1978 when the kast condominium

project was compteted. Recently, plans have been announced for a secand Juxury-

class hotel having up 1o 600, afl-suite, rooms. A 2.Z-acre commercial site would
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also be developed simultaneously, Opening of the facility would be in three to
five years {rom the current date, Condominium projects are on “hold” until the
market "becomes active® according to its developers. The subsequent phase of
construction would likely Include a single-family subdivision and additional
condominium units, In order to insure ity ambience, the resort is not seeking to
achieve the density levels of Kaanapali or other West Maui properties, and is an
example of & low-key or conservative resort,

2. Facilities

Hotels — The only existing hotel operation at Kapalua Resort is the Kapalua Bay
Hotel, designed by the internationaily renowned Killingsworth, Brady & Associates
architectural group, The facility was recently sold to a group of investors for a
reported $26 million,

Despite several troublesome years following completion, the Kapalua Bay Hotel is
steadily establishing a recognized, well-deserved reputation for attentive
understated elegance. The low-rlse plantatlon-design complex is situated on a

21.71-acre site everfooking Hawea and Kapalua Bays at the northern end of West
Maui's famed resort coastline.

Due to {ack of stable management and ongoing alfiliation with an internationajly
recognized hotel chain, the original success of the project was limited foliowing
its opening in 1977, However, the tastefully designed and appointed dcveio.pment,
has achieved an excelient standing among the upper-class FIT Maui visitors, The
hotel's restaurants {and particularly the bulfet lunchean) are famous among local
residents and seasoned Maul visitors,

Mauli Land and Pineapple, the developers of the resort, were aiso the
entrepreneurs behind the Kapafua Bay Hotel, Maul Land and Pineapple is the
current operator/manager of the facility, succeeding the relatively unsuccessful
Rock Resorts and Regent International management groups. The vaulted open-air
fobby design (Pioneered at Mauna Kea Beach) has since been emulated in other
high-quality Hawaii hotels {notably the Mauna Lani Bay Hotel),

-123-

The smaliest of the howels situated in a major destination resort, Kapalua Bay
contains only 196 guest rooms and suites, although the operators also conirol the
rental of some 120 luxury condominium units centained elsewhere in the
community,

The hote} stresses guest activities and participation, In fact, upon arrival, patrons
are provided with daily activity cards outlining no Jess than eight to ten organized
recreational and entertainment programs ranging from snorkeling, tennis and goif
lessons 1o tournaments, sailing opportunities and garden and hotet facility tours.

The proposed &00-room hotel would seem large for a Jow-key resort project.
However, it will be an "all-suite,” ultra-luxury, cabana-type facility. Being spread
over nearly 73 acres, density levels wiil remain low, thereby maintaining the
general image of the resort.

Condominiums -~ Kapalua's four projects and their original sales history are
sumrmarized on Table 10,

The Bay Vilas, designed by Leitch, Kiyotoki & Bell, contain 141 spacious
teasehold units overlodking Oneloa Bay, Pre-sale opened in the fall of [975, and
were completed within six mnonths.

The Golt Villas (Richardsen/Nagy/Martin architects) is a 186-unit complex set
along the fairways of the Yillage course atop "Pineapple Hill,” the highest paint ia
the resort. The units enjoy excelient makai view planes southerly afong the West
Maui Coast, and across the channel to Molokai Island. Al of the units were
spoken for in a drawing on February 28, 1977,

Among the most prestigious multifamily developments in the State, the Fronwoods
condominium project is essentially a common-wall residential community with
little resemblance to the mid-rise constructions in the region, Set on an
expansive site overlooking Oneloa Bay, the forty leasehold units {then the maost

expensive in Hawaii) were all sold at a private reception in May 1978,
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TABLE i0 SUMMAR Y OF CONDOMINIUM MARKETING

Kapalua Respre
Kohanaiki Market Study
North Kona, Hawail

NG, OF OATE OF

PROJECT NAME UNITS HARKETING

The Bay villas a1 eedia

The Golf Viilas 186 Beg. 1977

The Ironwoods 40 Beg, 1974

The Ridge 161 £nd 1978
TOTALS 528
Total Usits Soid 548

Source: The Hallstrom Appraisal Group inc.
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Located ajong two tairways of the Bay course, with views of the three major bays
in Kapalua, the Ridge condominium contains 161 weil-designed units. All of the
units were contracted for during a lottery held Juty 8, 1973,

_Cqmmerciai ~ "The Shaps” commercial village at Kapalua is situated on a three-
acre site adjacent 1o the existing hotel. Like other developments in the resore,
the atmosphere is i low-key, garden setting. There are a total of 21 bays in the
complex (30 of which are currently occupied), which contains a total gross
feasable area of 22,009 square feet, The resulting ratio of retail square footage
per guest room in the resort is the highest of any destination community analyzed,

In general, the merchandise affered is of the highest quality {numerous designer
shops, art gallaries, wine and special foods, etc.) commensurate with the overail
perception of the resart, The facifity attracts outside visitors as weil as Kapalua
guests aithough it is not o commanding visible entity or promoted outside the
resort to the degree that both the Kaanapali and Wailea retsif centers are.

In example of the quality of development, the center has a covered below grade
parking facility {under the shop levell; the anly such commercial improvement.
type seen in our analysis, This was done, according to develapers, to minimize the
visual impact of the vehicles ofy pon-tesort visitors,

There are no other retail facilities in the development beyond golf and tennis pro
shops, however, excelient dining facilities are available in both the Kapalua Bay
Haote! and the goif clubhouse.

A 15,008 1o 20,000 high-quality Facility is proposed adjacent to the planned
E0O-coom hatet, on a 2,2-acre site. It is intended to be of the same quality as the
existing "shops” complex,

Single Family - There are no single-family residential fots in the resort, and non
planned within the next three to five years, Existing icm_g—tefm plans do not
contain SFR sites, although resort develapers indicate up 10 65 Iots may be
dévetopcd if demand is evident,
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Recreational - The two golf courses within the resort are among the most scenic

in the State, offering play over a wide variety of terrains and landscaping, The
thay course, 6,831 yards, was designed by Arnold Palmer in coordination with
Francis Duare, and features several "over water® hoies along the shoreline ciiffs
of the resort. The course was opened for play in 1975. The second set of Hnks,
the Village course, opened for play in 1979, also was designed by Palmer, and
considered by many to be his best effort. The course offers a unique contrast
between standard {though scenic) traditional layouts and nine holes among the
ironwood and jungle woodlands of the resorts mountainous areas,

In its marketing programs, Kapalua has stressed jts superior courses, and has
invested heavily in their promotion; securing Hale Irwin as the resort traveling
professional, and establishing the $500,000-plus Kapalua Qpen. This tournament
has no sponsor other than the resort, which has no hope of recouping prize money
through spectator admissions (which is free).

The tennis garden has ten private courts {no more than twe in tandem), designed
on & terraced site, Opened in 1978, the clubhouse includes a pro shop and snack
bar,

The resort is alse establishing other recreational appor tunities including riding
stables, pineapple field tours, and nature excursions along the northerly slopes of
the West Maui mountains,

Proposed Expansion — Lang-term development at the resort will resuit in the
following totaiss

Hotel Rooms: 1,560

Condominium Units: 2,200

Single Family: 0 lots»

Commercial: three sites at 3,19, 2.2 and 8-10 acres

*Qtficial master plan, up to 65 currently being discussed,
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3 Location

Qceandrontage — The resort enjoys shoreline along twe excellent beaches,
Kapalia Bay and D.7. Fleming Park, as well as strands in Oneloa Bay and other
scattered areas. The focal beach of the resort is Kapaix‘;a Bay. .

The Kapalua Bay beachiront, southerly adjacent to the hotel, is representative of
the finest beaches on Maui, and experiences minimal wave action and currents,
except during severe winter storms when strang currents prevail. However, as a
popular public park, the beach area is subject to periodic congestion. The hotel
provides oceaniront volleyball and croguet courts as well as clinics in sailing,
snorkeling, scuba, and windsurfing, The clarity of water in the Bay is typically in
excess of {00 feet visibility, and some fine diving grounds are within the resort,
A complete line of ocean activities equipment iy also made available at a charge.

D.T. Fleming Park (on the shores of Makaluapuna Bay) is also a superior white
sand beach, although mainly of an afluvial type las opposed to the coral variety of
Kapaiua Bay), There are no significant offshore coral reefs fronting the beach,
however, excellient examples are situated along the headlands at either side of the
bay. Because of this trait, and its northerly exposure, the beach is subject to
sxtreme surf conditions during the winter {and periedically other) months, The
area offers superior bathing potentials during the most of the year.

The remainder of the resort oceanfrontage is extremely rocky, with sea cliffs in
some places in excess of 80 feet. The premontories created permit excellent
views for several of the condominium projects and the hotel, However, the
shoreline is basically inaccessible except via & stairway fronting the Bay Yillas,
and a precarious pathway near the lronwoods condominium,

Clmate — Due to its more northerly location than Kaanapali Beach, the Kapaltua

Resort is subject 1o more frequent tradewind and stormy conditions, and slightly
fower average temperatures than its southern neighbor, Yet, the climate is stitf
generally good to superior, with many qualities {coel, low humidity, morning sun)
that upper-income travelers typically find desirable,

-13G-




8-v

In many respects {as evidenced at Princeville), the northerly climate is a trade-off
of more sunnyfarid characteristics for a desirable lush year-round green
atmosphere. The hotel operators conceded that the perceived wetter Kapalua
climate hampered the early market acceptance of the facility, a factor overcome
with time as visitors realized the generally desirable and sunny attributes of the
area.

View Planes -- Similar to those available from Kaanapali, the ocean views from
the Kapalua resort are amang the most desirable in the State, second (perhaps)
only o those in the Princeville, Kauai development. !n addition to the makai
scenes of the oceanfront bays and beaches, Molokai and Lanai Islands form a
backdrop across the "Lahaina Roads” channel.

The mauka panoramas from Kapalua are substantiaily better than at the Amiac
development, with the expansive pineapple fields and lush upper slopes of the
West Maul mountains visible from many interior parceis. The face of the Golif
Yillas does intrude on some mauka views,

Topography/Size — The sloping topography of the resort is generally favorable,
permitting ocean views {rom nearly all mauka locations, yet not resulting in
overly many sidehill golf course holes. The shoreline blutls {similar to Princeville)
permit a variety of view planes and design types. In general, the terrain is
{perhaps} slightly more slopiﬁg and undulating than desirable from a recreational
standpoint,

The underlying geology is of volcanic ash, rock and organic soil, sufficient in
depth 10 permit extensive landscaping and lush golf courses without need to
import soil,

Even with the low-key development theust of the comimunity, the existing
730-acres zoned for resort acreage appears more than sufficient. With Maui Land
and Pineapple having extensive holding surrounding Kapatua, additions could easiiy
be undertaken. Of significant note, is that as a low-key luxury-oriented project,
the critical mass level is different from that within an upscale resort such as
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Kaanapali, which is dependent Upon greater numbers of guests and having a
different marketing philosophy.

Archeological/Other Polnts of Interest — There are no significant archeolagical

sites preserved within the development, and the only point of interest is a smail
wooden missianary church located adjacent to DT, Fleming Beach Park.

Transportation/Access — Being situated at the extrems end of Honoapiilani
Highway, Kapalua has access traits extremely similar to the Kaanapali Beach
community {which see); although, as it is af the proverbial end of the road, it has
substantiaily less traffic congestion in the immediate vicinity,

Environs — See Kaanapali Beach.

-132-




é8-vy

Wailea
18 Introduction

Mauil's youngest full-amenitied resort complex, the 1,450-acre Wailea community
has already established a weli-founded reputation for quality, understated
elegance on one of the State's finest beachiront hoidings. The upscale though low
density thrust of the resort developers stands in stark contrast to the intense
improvement evident at Kaanapall, or the low-key construction at Kapalua,

Planned via a parmership between Alexander & Baldwin (one of the Hawaii's "Big
Five” companies} and the Morthwestern Mutual Life Insurance Co., Wailea's first
hotel opened in 1976. Since that time one additional hotel and three phased
condominium projects have been added 1o the development, which stretches some
twoe miles along the desirable western shoreline of South Maui. In 1939, Alexander
& Baidwin "bought out" the Northwestern Mutual interests in a purchase/exchange
transaction valued at nearly $18,000,000.

The Kihei-Makena corridor (of which Wailea dominates the central portion) 'fs
emerging as one of the fastest growing resort areas in the State. The region is
known for typically longer visitor stays and a more rejaxed atmosphere than found
in Lahaina-Kaanapali. The increasing congestion of West Maui, and the addition
of numerous restaurant and retail facilities in Kihei, is anticipated to further the
demand for Wailea {and proximats) locations.

The existing development in the resort inciudes 950 hotels, 594 finished
condominium units, 36-holes of championship golf, a l4-court tennis garden
{featuring grass courts and a 1,500 seat stadium), a 70,000 square foot cemmerc.ial
village, and 237 single-family lots, The community is curcently undergOfng
expansion, with the 136-unit Wajlea Point condominium in the initial construction

phase, and a third hotel in the advanced planning stage.

A map of the resort is displayed on the {ollowing page.
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The primary draw of the resort is its excellent climate for tourism development,
the nost desirable in the State, with suntny, arid conditions the norm, and
negligible wind, As the significant pmtions.of the coastline south of the resort
tbeyond the underconstruction Seibg Makena resort enclave) are designated for
preservation and public beach use, Wailea should not experience the vast
avercrowding which currently plagues the West Maui area,

It is not the intent of the developers to establish a destination resort of the
density envisioned at Kaanapali, Waikoloa Beach or Princeville, but to maintain a
semi-rural atmosphers with upscale beachfront hetels backed by less intensive
mavka condominium  and single-family projects creating a desirable
resortfresidential destination,

Prior to its use for resort acreage, the Wailea area was only marginally productive
catile grazing, covered with pili grass, haole koa and kiawe thickets, and no
historicai cultivated agriculturai use,

in many ways, Wailea typifies the coming trend in the Hawaii destination resort
industry, with expansive well-kept grounds surrounding mid-rise hotel and low-rise
condominium  facilities, interspersed with public beach parks and excellent
recreational amenities,

2. Facilities

Hotels <. There are currently two hotels in the resor: complex, the 3150-room
Stouffer's Wailea Beach Resort facitity (one of Hawaii's {inest), and the 608-room
Hotel Intercontinental-Maui, The Stouffer's Wailea Beach Resort hotel is
generally considered one of the State's mare integrated {acifities, having received
widespread critical acclaim over the past several years. The low-key atmosphere
offered by the hotel's airy improvements and lavish gardens corresponds well with
the low-density thrust of the Wailea Resort master plan.  The Kihei-Makena
corridor, containing Wailea Resort, has traditionaily appealed to tourists seeking
longer stays and more relaxed vacations than prevaleat in the West Maui
{Lahaina-Kaanapaii) region, Past hotet demographics support these perceptions.
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market characteristic enhances the long-term prospects of the Stouffer's Wailea
Beach Resort.

Qpened in 1978, the facility was originally operated by Westin Hotels, Stouffec's
purchased the complex in November 1983 at a reported cost of $35,006,000. The
hotel and grounds are situated on a 15.578-acre site having extensive frontage
along Mokapu Beach, one of five golden sand strands in the resort development,

The hotel contains 350 guest rooms, of which 266 {or 76 percent) have ocean view
planes available.

The 600-room Hotel Inteccontinental-Maui, opened in 1976, is situated on an
18-acre headland site overiooking Wailea Beach, one of the widest white-sand
beaches in the State. Although it does not posses as spectacular of gardens as
found at the Stouffer's facility, the landscaping is lush and well-integrated,

The unique design of the mid-rise lodging tower permits more than 90 percent of

the rooms to have ocean views. The hatel has more than 20,000 square feet of.

commercial space, and its restaurants have been the recipients of numerous travel
awards,

in recent years, the Intercontinental system has sold many of its holdings, and the
Wailea property has repeatedly been rumored to be on the block, However, thers
have been no publicized transactions to dase,

Condominiums - A totat of 59% units housed in three phased "townhouse” style
projects have been developed in the resort to date, Compatible with the low-key,
understated interior atmosphere of the resort, the spacious and airy wnits are
housed in one and two story wood-frame pods set amidst favishly landscaped
grounds, The prices of the units at original sale were above average relative to
most vacation units, but not as high-priced as those found at many Hawaii
destination resorts,

The market reception of the projects was initially strong, with several phases
being absorbed in less than one year of pre-sale, However, the demand
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significantly dropped during the final construction period of the Wailea Elua !
projecs, requiring a total marketing period of four years for the 66-unit project.,

Table ) summarizes the existing projects, and shows their original sales history,

Several condominiums were proposed for the resort {notably the L'abri project},
only w be cancelied due o the stagnate real estate markel. Currently,
construction is underway on the [36-unit Wailea Point condominium, situated on a
#6-acre site on a blulf -verlooking Wailea Beach, across the bay from the
Intercontinental facility. Asking prices for the units, which have been in pre-sale
for two menths, range from $625,000 to $1,000,000.

Many developers remain interested in Wailea sites, acknowledging the jong-term
desirability of the community,

Gommercial — The main commercial facility within the resort is the Wailea
Shopping Village, 8 well-designed shopping plaza containing éppmxima tely
70,000 square feet of gross leasable area. Devoted almost entirely to retait and
service space, the complex contains.many designer/ sportswear shops, and several
sundry and souvenir cutlets, The underlying site contains 10,528 acres.

The center has had a difficult time In mainwining full tenant occupancy, This is
primarily due to two factors; the amount of retail space within the two existing
hotels; and the fact the resort is currently the last major development on the
areas thoroughfare, and does not enjoy the passing traffic such as found at
Kaanapali. The opening of the Makena Prince Hotel and fur ther improvement to
the Seibu Makena Resort and Piilani Highway wifl enbance the consumer base the
Viliage can draw from.

A second 48,000-square-[oot commercial center has been proposed, but is being

withheld until demand in the community returns to pre-1980 levels. A five-acre
site is likely for the development.
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TABLE 1 SUMMARY OF CONDOMINIUM MARKETING

Wailea Resort
Kohanaiki Market Study
Maorth Kona, Hawali

NQ. OF DATE OF .
PROJECT MNANE GHITS MARKETING
Woilea Ekolu 148 End 1878
Wailea Ekahi | 180 feg. 1975
Watlea £kaht I 90 End 1975
Wailea Ekahi 11t 104 Beg. 1375
Wailea Elua | 54 feg. 1976
Hatlea Elua IR 32 Seq. 1977
Wailea £lua 11 &4 fleg. 1979
was 530
Yatal Units Sold 594

Source: The Hallstrom Appraisal Greup Inc.
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Beyond the arcades in the two hotels, other commercial development in Wailea is
vestricted to a restaurant {the Wailea Steakhouse)} located in what was the original
goif clubhouse, a pro. shop and restaurant/lounge in the new clubhouse, and a small
pro shop and snack bar m the tennis garden,

Single Famxlz— With. the exception of Princeville (which had mixed-marketing
s:razegmsl the Wailea Resort has offered the greatest number of, and most
aggres.swcty marketed single-family lots of any destination resort analyzed.
Many of the homes constructed on the fairway-fronting subdivisions are among
the most expensive and striking in the lslands,

The Wailea Fairways were the first Eg:s offered, with 97 parcels canging in size
from 10,600 10 23,636 square feet. Experiencing rapid absorption, more than
30 percent now have heen émprovcd. Due to the limited slope of the majority of
the resort, the jots have only avecrage view planes, as do the other fots thus far
offered in the community.

The second subdivision was Wailea Kai Estates, a [0[-lot project situated in the
extreme northérly area of the resort, ondy. minimally sharing in it general
mmosphere. With no golf course or oceanfrontage, the 7,500 to 12,636 square
foot parceis have achieved only average market acceplance.

The most recent oiieriag is the Wailea Golf Estates|, sitvated along the 4th and
16t fairways of the I;Ejlue Course, has a toal of 59 lets. Ranging in size from
10,500 10 21,000 square feet, the parcels are priced from $155,000 (for interior
lots) t0 §375,000 or tairway frontage). Since sales commenced in June-1982, 38
of the properties ha& been sold.

Recreational - In many respects, the existing recreational facilities within the

Wailea complex are representative of the finest at any. cesort in Hawail. The two
championship golf courses, the Orange and Blue, were both designed by Arthur
Jack Snyder (considered the mast progressive links architect in the world) and
offer spectacular ﬁew; and varying terrains nearly as diverse as those at Kapalua.
Extremely playable for ail levels of golfers, the two courses combine o average
more than 100,000 rounds per year. The courses, as were those on the Big ksiand,
were sculpted from the ra\a‘( lava wasteland that underlies the resort property.
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Play at Wailea is unhampered by the strong winds and rainy conditicns which
periodically afflict the West Maui resort courses,

The Wailea tennis garden is reknowned as Hawaii's finest and most compiete, with
eteven Laykold and three grass courts, the latter being the only ones in the State,
Also in the complex is a 1,500 seat stadium court {used for a variety of {functions
and performances), and five practice slleys with ball machines. Unlike many
resort facilities, the courts are lighted for night play. Called "Wimbledan West" it
is the site of Hawaii's anly Grand Prix professional tournament,

The relatively level topography of the central resort permits walking and jogging
tralls, and there are several exercise areas.  Perhaps the most striking
recreational facilities are the resori-maintained public beach parks, with large
parking lots, grassy and shaded areas, and clean restrooms and showers,

The resort will also arcange for off-site riding in the Ulupalakua Ranch, and
scemic sailing and off-shore diving trips,

Praposed Expansion — Wailea is currently undergoing its second major expansion
phase, with the offering of a third single-family residential subdivision, the
ongoing construction of a 134 unit luxury condominium project, and a third hotel
in the advanced planning stages. As previously mentioned, other multifamily
developers are bullish on the potential of the resort over the short term and would
be anticipated to bid on available site if the Wailea Point condominium project
achieves any significant market success lavel,

When fully developed, Alexander & Baldwin envisions a community composed as
[ollows:

Hotel Roorns: £,600

Condominium Units: 2,700

260 1o 1,000 Lots

twa sites at 10,528 and five acres

Single Family:

Commercial Sites:
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3. Lacation

Occanirontag — There are five major beaches within the resort, in addition to
the nearby parks at Kamaole and Makena, Each beachfront is at the rear of a
small bay or inlet, and all are of coraf type. The remainder of the resort's
shoreline is composed of rocky outcroppings separating the sandy sirands,

In general, Wailea's beaches and the ready availability of others nearby provide
the highest quality of overall oceanfront recreation potentials of all the resorts
analyzed, Protected from the tradewinds by Hateakala {rising behind the resort),
the beachfront conditions are excellent, with extreme water clarity, sandy bottom
offshore, and minimai wave and current action. Qccasional summer swells do
strike the area, though the nearby islands of Kaboolawe and Meolokini offer
significant protection. E\xcetlmt snarkeling is available throughout the Kamaole-
La Perouse shoreline, with one of the Istand's best developed coral reef habitats
separating Mokapu and Ulua beaches along the Stouffer hotel's sou therly
boundary, A complete line of ocean activities equipment is rented by both hotels,

Climate - From a visitor standpoint, the climatic conditions at Wailea are the
most desirable in the {slands, The region enjoys up to an estimated 350 sunny days
each year, with average temperatures ranging from 77 to 80 degrees, Rainfall is
almost noA-existent, with annual average of less than eight inches, most of which
is dropped in infrequent though intense cloudbursts.,

View Planes - The view potentials from the fesort site are very good; comparabie
with the West Maui projects, In addtien to Molokini and Kahoolawe istands, Lanai
Istand and the West Maui mountaing are visitle across Maalaea Bay, Haieakala,
the State's thicd highest mountain, forms the backdrop for the hotel, and is a pood
mauka view amenity,

Tngggraghglsize «~ Addressed previously, the topegraphy of the Wailea site s
relatively tevel, with a stight upward slope away from the shoreline, in the centrat
and near-oceanfront areas of the resort, This serves 1o hmit the availability of
Qcean panoramas from all byt the best located units/lots, however, it does
enhance the playability of the Bolf courses and pedestrian enjoyment,
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In the mauka portions of the complex, the slope becomes more pronounced,
offering future development in these areas substantial view amenities, The
tecrain does become steeper near the shoreline in the southerly region of the
community {near Wailea Beach and the golf clubhouse),

The underlying strata s A'a and Pahoehoe lava from prehistoric eruptions of
Haleakala. Prior to the resort's construction, the site was covered in pili grass
and haole koa and kiawe thickets.

At 430 acres, the resort has sufficient size 1o permit the intensity of
development proposed by Alexander & Baldwin,

Archeological/Other Points of Interest - There are no signiticant archeological
sites on the resort propecty, beyond isolated dweiling ruins, which have not been
actively preserved or refurbished. Although the excetlent beachfront areas within
the complex were undoubtedly the location of seasonal ancient villages, the lack
of consistent freshwater supplies lmited fong-term development. The resart has
discussed the potential of establishing a cultural enclave, but it would not be an
“authentic, restored" cormmunity,

The major points of interest in the complex, beyond the excellent beach facilities,
bathing and diving potentials, are the extensive tide pools fronting the Hotel
Intercontinental property, and the gardens Jocated within the Stouffer's Wailea
Beach Resort hotel grounds.

These tush gardens are described by visitor publications "as among the most
beautiful in Hawaii, an example of modern landscape architecture at its very
best," and are amang the signifi  ntly striking amenities of the facility. Some
24 select imparted species of fora are combined with & wide variety of general
and native plants around two waterfalls, a stream, and pond feature feading from
the hotel downslope 10 a beachfront lawn area.

Transportation/Access -- The resort is served solely by the Kahului Airport, whose

troubles are discussed in detail within the analysis of the Kaanapali Beach Resort,
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However, vehicular access 1o the community, approximately 12 miles soutwest of
the alrport, is muych superior,  With the ‘conpletion of the Piitani Highway
extension, high-speed thoroughiares, by-passing  coastal development, lead
directly from the airport o the resort,

Environs -- See Kanapali Beach Resort, However, the Wailea complex is closer ta
the pressrved shoreline areas from Makena to La Perpuse Bay, which are planned
335 a major State conservation and park area.

-142-




88-v

Summary

f. Introduction

During the course of our analysis, we have identified eight projects meeting the
market delinition of a major Neighbor Island destination resort, Rach of the
cemmunities is in varying stages of improvement, and there {as yet} is no project
that has been fully "built-out or completely developed according to existing

master plans. There are three complexes on Maui, four on the Big Island, and one
on Kauai,

in general, the destination resorts have achieved the highest quality levels of
tourism plant construction in the State, and are the current and projected facal
point for industry capital investment. The success of a peoject lies in the
integration of many variables including: facilities available, desirableness of
location, and the ability to market itseif as a vacation destination community,

Hawaii resorts have developed reputations as the finest In the world, being a
collection of mixed-use development types, as opposed 0 a mere hotel(s} with
adjoining goif course as found in many vacation areas,

The term "destination” implies a significant tevel of guest opportunities;
substantial enough to satiate the anticipated (perceived} vacation demands of a
Hawaii visiter in toral, a1 a single location, ft is also fnecessary $o resort
developers can have sufficient income producing areas (site and finished unit
salesfleases, commercial rents, golfing and other user fees, etc.) to justify the
high infrastructure and other costs associated with majer resort improvement,

Thus, in a destination resort, the demand/supply quotient is cyclically synergelic,
or interdependent. In order to be economicaily successful, the resort must draw
guests; to draw guests, the complex must offer a wide degree of facilities.
Economic success depends the resort being able w0 capture a substantial portion of
the guest's disposable outlays during his vacation. This optimum level of interplay
is often referred to as “achieving critical mass®
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There are 1wo integral factors to understanding analysis of the destination resort

industry, which we have not thus far addressed in detail.

Fiest, although resorts originally catered solely to the upper-income Hawaii
traveler, a continually increasing segment of the tourism market has begun
utilizing these facilities. This is due to: the general enrichment (and higher
disposable incomes) of major Hawaii markets, particularly California and Japan;
and, the cost competitiveness and desirableness of a Hawaii destination resort
vacation relative to many cther world-wide locales. As discussed in the report
section addressing demand, this trend is projected to continue.

Secondly, each resort project is individually designed hased upon the market which
the developer is attempting to capiure; and the critical mass necessary to achieve
this varies with the desired marketing segment targeted, The conservative, low-
key projects (such as Kapalua and Mauna Kea Beach) which are programmed 1o
appeal to upper-income, mature travelers seek less-intense facility improvement,
while the moare upscale, contemporary complexes {such as Kaanapali and Waikoloa
Beach), marketed to a wider variety of guest-types, are dependent upon
developing a wider range of services and opportunities. An example of a project
actively pursuing the mid-ground of this spectrum with upscale hotef faciiities and
iow-key condominium projecss is Wailea.

As the market share of tourists attracted to destination resorts rapidly increases,
the design of the projects is diversifying, providing a selection of facilities and
price ramges. This must be viewed as a healthy trait within the indusiry, and

certain o increase the market share of the resorts even more over time,

However, this does not mean that projects offering limited opportunities {lodging,
commercial and recreational) in less desirable locations wilf be able to remain or

establish competitive market levels,

Contrarily, the destination resort industry will become increasingly more
competitive with successful projects having a wider range of favorable atftributes,
A complex which contained comparable facility and locational traits, and was able

to charge less-expensive tariffs would be the optimum in resort developiment;

BYTR
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maintaining a competitive atmosphere yet having fower prices, thus being
affordable 1o a greater market share of Hawaii tourists.

The following sections, formatted according to market analysis presentation,
contains our summation of the existing major island destination resort industey in
regards to the characteristics of facilities and locations offered. In order to
achieve an efficient market share, a resort must possess competitive traits with
these market parameters.

2. Facilities

Hotels -~ Typically, the first facility opened to the public {except in some cases
where the gol course is piaﬁhie), a hotel provides a focal point for resort
activity, as it contains all the operations {lodging, retail, restaurant, recreational)
necessary for guest enjoyment. Additionally, it provides: a ready made high-
turnover market of satisfied patrons that are potential consumers of future resort
development {particularly condominium units); and, a source of instant market
recognition if a name-management concern {(such as Hyatt, Hilten, Sheraton, etc.}
is retained to operatef/own the facility, This latter is an invaluable tool in
establishing the “track record” of a resort project and achieving respectability

amaong travel agenis,

All the resorts analyzed opened a hotel as the first public facility in the compiex,
with the exception of Princeville, which has suffered significantly due to this and
other factors,

Currently, four of the resorts (Kapalua, Mauna Kea Beach, Mauna Lani and
Waikoloa Beach) have only one hotel operation, but all are anticipated 1o develop
a second faciity within the next 1wo to four years, Wailea has two hotels, with a
third in the planning stages; and Kaanapali has five operations, with mare
projected by the end of the decade. Princeviile has no hotels at the present time,
but two are scheduled {or opening within the year, There are a total of 7,215

existing o underconstruction hotel roams in the analyzed resorts.
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The number of total hote! roan masier-planned in the resorts vary frosn 1,006 at
Princeville, 1o 5,000 at Kaanapall Beach, with a median of 2,439 raoms. The total
inventory proposed at this time is 19,511 rooms.

Again, it is noted, that the fow-key resorts typically have smaller hotels, circa
350 rooms.or less {i.e., Mauna Kea Beach, Mauna Lani, and Kapalua), while those
projects targeting the upscale market (Kaanapali and Waikoloa Beach) have iarger
facilities, :

Destination resort hotels are {for the most part) of a higher quality, have a more
integrated atmosphere, are situsted on a targer parcel, and more substantiably

landscaped than non-resort  operations. Among the characteristics we have
identifiad:

2. Design — A contemparary or classic style suited to its environment
and compatible with neighboring development is desirable. Most of
the resort hotels studied stress an open-alr architecture (particularly
in cormmon areas} maximizing the advantages of the Hawaiian clirnate,
and allowing generous use of flora throughout the interior. In ail those.
viewed, the improvements are oriented inward towards grounds of the
facility, or towards beachiront/view plane areas, minimizing the visual
impact of adjacent land uses. This "self-contained" design aﬁpma_c:h
enhances the seclusive and exclusive character of the hotel, and
permits a folly individualized marketing posture and the charging of
tariffs abave that at nearby, otherwise designed, aperations.

b, Rooms - Large lodging units are typical of Hawaii resort hotels.
Furnishings and finishes are of a quality found in private residences,
and not of the "durability" orientation of many Waikiki, or non-resort
hotels. Most have designer furnishings featuring overstuffed, wicker
of rattan pieces, oversized king or two double beds, a sofa, game
table, refrigerator, bar and separate desks and dressers. Al facilities
analyzed have lanais, and all are centraily air-conditioned. Large
bathrootn and separate dressing areas are desirable, particutarly as

Hawaii vacationing typically requires frequent bathing and apparcel
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changes. Many of the projects studied have separate his and her
vanities/dressing areas,

Commercial Areas — Expensive commercial areas {restaurant, retail
and service) were found in ail the hotels. For upper-class resort
guests, many of which are older and less active, quality shopping and
{especially) dining opportunities are viewed as recreational forms, and
often considered the highlight of the day, The resort hotel operations
all have a minimum of four {and as many as ten) restaurants and
tounges; featuring at least one fine dining establishment, a general
fare restaurant, and a poolside grill. On the Neighbor islands, the
restaurants in the resort hotels, for the most part, feature the finest
food and atmosphere available to tourists and residents. The need for
high quality dining at the hatels cannot be overstressed, not only from
a marketing standpoint, but also as food and beverage expenditures by
guests may constitute revenue ratios upwards of 40 to 30 percent of
daily room costs. In many cases, guests may spend more of their
waking hours in hotel restaurants than in their rooms, hence the need
for emphasis on appearance and atmosphere, And, as nowhere in a
hotel is employee-guest contact as extansive as during the dining
periods, capable and hospitable waitpersons are strongly desired,

Retail opportunities are not as integral to project acceptance as are
quality restaurants, but are Aecessary in order to create the integrated
Indulgent atmosphere required, as well as meet the needs of the
Buests. Minimally, a resort hotel complex should contain a sundries
shop, resort apparel store, and at least one fine art or jewelry gallery,
Retaif space not only provides an amenity for the hotel, but jease
rents also provide a major, high-profit operational income source.
While the need for space can be mitigated by nearby shapping
facilties, a minimum ratio of retait square footage per guest room of
circa 15 to 25 square feet is recommended by most luxury hoteliers,

Banquet/meeting rooms, offering a minimum capacity of one seat per

hotel room, are essential for this class of hotel, as a substantial
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poction of guests (10 to 50 or more percent) would be anticipated to be
Corporate, incentive, or other group, travelers. Large ballrooms are
not essential to a resort hotel operation but can be beneficial
(although often a non-sustaining space}, if the property desires to
attract large groups.

d.  Grounds — Lush, well-landscaped gardens are 4 haltmark of top-quality
projects in Hawaii, Verdant grounds serve not only to camoufiage
hotet improvements and provide an aesthetic backdrop for common
and restaurant/lounge areas, but also reinforce  favorable guest
perceptions of the islands and eahance the seclusiveness of the
complex, Additionally, it provides light and aceustical buifers for
lower floor, or less desirable, lodging units, Exceptional gardens, or
site features, such as exist at the Hyatt Regency-Maui, Mauna Kea
Beach, and Stouifer's Wailea Beach Resort hotels, serve as a major
marketing too! by attracting non-guests 1o the hotel and displaying an
appealing  unique atmosphere,  Fluid, uniform grounds, free of
whnecessary roadways and other visual intrusions, maore o than any
other project feature {except, perhaps, a striking view) have the
capabllity to overcome a lack elsewhere in the complex,

Condominiums - A total of 4,490 finished condominium units have been offered
in the identified resort projects to date, 3,806 (or 84.77) of which have been sold
in the open market or placed through syndication,

Generally, resort condominium units are ameong the highest-priced in the State,
with current “originat® sebling prices ranging from 285,600 to $1,250,000. The
reason for the higher-—than-average prices are two-fold: being in a resort, the
project is better located with more proximate amenities and more homogenious
development 1ypes adjacent (relative 10 non-resort "strip” construction); and,
destination resorts typically have higher standards fand restrictions) regarding
improvement design and densities,  The selling price  disparity between

comparable units within and outside a resort complex can be as much as $200,000
for more},
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The wem “uxury,” in regard to Hawaii condominiums, has lost much of its
credibility over the past decade, and is now a mere marketing catch-word for
many averpriced units, However, projects within resoris are, on an overall basis,
usually of a better quality of design, material, and craftsmanship. The most
favored wnit-types are one and two bedroom units, having a compiete range of
appliances and features.

In analyzing the marketing success of destination resory condominiums, a dilemma
presents itself. As mentioned often in this report, demand is extremely cyclical,
a function of general economic conditions. Periods of econemic expansion,
inflation and low-interest rates stimulate the market, while recession, stable
price structures, and high interest rates hamper the desirability of a resort unit as
an investment tool. Specific projects targetad towards specific market segments
of pent-up dernand (particularly uhtra-luxury units appealing to the ultra-rich who
are most economically independent of indicators) may fare extremely well during
atherwise stagnate periods, as on the Kohila Coast in 1982-33. However, there is
listle a resort can do to increase activity during slow periods. The result is that
construction and absorption of units is aisa staggered over time.

An additional concern in current and future condominium marketing is the impact
of proposed Federal Income Tax guidelines, which could limit morigage deductions
on Second Home/Investor units. We make no assertions on the probability of tax
code revisions, or their possible effect on the market, except to anticipate severe

short-term readjustment problems. For this report, we assume historic conditions
will continue,

Historic activity of resort condominium units must therefore be viewed in two
perspectives, offering diverse demand indicators,

The first perspective is the velacity ariginal unit sales only during the actual
Inarketing period; pre-sale and following construction (if necessary), Each project
is  considered individually, even though several may be undergoing sale

concurrenily. As condominiun developers are generally very sensitive 1o market
demand trends, marketing/constructing units only when there is a demonstrated
probability of rapid absorption, the ratio of unit sates per semi-annual marketing
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period are rather high. Invariably, during the stroag demand for upward) pertion
of the cycle, units are quickly marketed, often in the course of days or months,
However, in the stagnate or {downward) portion of the cycle, there remains an
overhang of new units built by developers committed prior to the commencing of
the siow period.

Analysis of destination resort industry condominium market based only on actual
sales periods is shown on Table 12, Periodic demand ranges from a low of
8.00 units at Mauna Kea Beach, to a high of 137.00 units at Kapalua, Average
market sales were 32.60 units per six month sale period on an individual resort
basis, Among all resorts, on a weighted basis, each semiannual sales period
averaged 22.61 wnit transactions,

Yet, this figure is not fully representative, because the activity has not been
maintained consistently over time; the sales being the product of periodic demand
cycles. In this respect, it does not reflect the proloned periods of in-activity and
negligible demand that also form the reality of resort development; focusing only
on sales {not construction) cycles, We have used minimum marketing periods of
six maonths, as all sales programs {even those achieving "one day seH-out,” require
extensive setup, pre-contacts, and closing times. A successful one month or less

sales period is the resuit of a weli-developed program.

Similarly, the second perspective of resort condominium sales market activity,
based on average original finished unit sales over time, is aise flawed. In this
analysis, demand is calculated based on the total number of units sold during the
history of the individual resorts {the time lapse from the first condominiuem
offering to the presenth.

Table 13 ilustrates the annual demand for usits in the identified resort

communities over time,

This anmalysis is based on the assumption that developers are sensitive to the
market, and will snaximize the number of usits constructed and offered over time
H any measurable demand exists.” The lack of afferings periodically is due to the

stagnate market, which should also be reflected in making long-term demand
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TABLE 12 SUMMARY OF CONDOMINIUM MARKETING
At Eight Destination Resorts
Based on Marketing Periods Only

Kohanaiki Market St
North Kona, Hawaii
O, OF
NI OF N OF SEML-

LOHOG, Lonog, ANNYAL

TS BHITS HARKE Y [t
1SLAHD RESQRT HAHE OFFERES L8 ¢ PEREQGS (23
KANRT] Kesuhou-Kona A5 736 47
RNausa fea Beach L] » 4
Xauns Lant [3) 1% n §
Watkotos Sesca (3} 1311 n 2
XAUKE Priscevilile 1,093 123 L]
LRI Xasnapali 1.2k 1,085 k]
Kapabua S48 543 4
Wzites 594 44 21
4,544 3,512 ¥ 51
hverage Semi-Ansual Smbes Per Rasort 3260
Weighted Average Semi-Adaval Sales Per Resort 2.6t

(1) Gpen rarket sales onty. Doss sct tnclude foreclosure shias,
develiaper-related transactigas, or developer-neld units,

{2) Cueutotive aumber of $iz-month pre-sate to sedl-gut periods
aGng sl resort condominium of ferings,

£3} includes projects currently i pre-saie stages for initial phases,

Sourse: The Halistrom Appraisat Growp, Inc,

B

AVERALE
SEM[-

ARRIAL
SALES

15.66
8.00
i1l.4
1.5
16.80
.76
iir.09
25.03

TABLE 13

Sl

HAMALE

KAUAT
Lo

SUMMARY OF CONDOMINIUM SALES
At Eight Destination Resorts
Based on Overall Developinznt Period
Kohanaiki Market Study

North Kona, Hawaii -

NG OF NO &F AVERAGE
Lonha, Lanco, DAIE pF SEME-
UNiTS BHITE FIRST ANHUAL
RESCRT AANE OFFERED 5010 ¢1) UFFERINE SKLES
Keauhou-Kana 845 736 Ead [96% 21.08
Haunk Kea Beach L] 32 £ag 1983 8,00
Haung Lant (2) 196 87 £nd 1982 4.5
Weikeloa Besch {7) 114 kH Beg. (9E4 £2.13
Princeviile 1,00 823 Beg. 1973 .92
Lasnepeti . 1,282 1,055 Beg. 1964 2&.5]
Kapaius 548 543 Ead 1§75 27.48
Vattea 554 SH End 1974 42,41
Tosa Ty
Average Semi-annusl Sales Per Resgrt 73.14
Weighted Aversgr Semi-Anousl Saleg Fer Resart 26.6}

{1) Dpea oarket t3lms only. Dows aot include foreciosure sales,
developer-relsted transactions, or daveloper-hatd unity,
{2} Inctudes prajects cwrrently in prevsale stages for laitizl phases.

Sowrce: The Halistrom Appraisat Group, Inc,

-152-

g

e,



£8-v

calculations. In this respect, as often there are no new projects available for oniy
those having undesirable iraits}, the demand may be slightly misstated, However,
we consider this analysis more appropriate than that employing the first
perspective, According to this technique, the semiannual demand on a weighted
basis for the eight resorts has been 26.6] units per period. The range of individual

indicators s from 2,00 units per period at Mauna Kea Beach, to 42.43 units at
Wailea.

Another characteristic of destination resort condominium development is the
desirable unit mix between hotel rooms and condominium units within a project,
These two {acility types are the focal point of a resort community, as they
provide the majority of capital return to the resort awners through ground leases,
sales (units or land), or oparation.

To a large degree, the mix between types is unique in each development, and the
product of design and desired marketing target. The particular economic demands
of the developer and the public land use agencies seem to be of more critical
impartance than any market generated statistic. Thus, one cannot quantify the

optimum mix, However, we can present the development programs of the
analyzed complexes,

it s noted that the effect of condominium wnit versus hotel room development is
being blurred over time, with the increasing usage of condominivm wnits as
lodging facilities; waditionally reserved for hote! roems.  In fact, many
condominium projects are designed to be used as a hatel {extensive lobbies,
registration desks, housekeeper areas, commercial space}, and a primary unit sales
tool is the promise of income which will be derived from their use as visitor
accommodations. The result is that the major difference between hote! and
condominium development is the underlying ownership and not actual usage. As
this trend (condominium units as hotel rooms) is projected to strongly continue,
the distinction between the two types will become less and less, That is why in
our sections covering demand, the term "visitor unit™ is commonly used because a
successiul resort is composed of both condominium units and hotel rooms,
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Table 14 summarizes the existing hotel room/condominium wnil ratios in the
analyzed destination resort complexes. As can be seen, based on current
conditions {existing and underconstruction projects only), the weighted market
ratio is 1.70 hotel rooms per condeminium units (7,915 existing hotel rooms -
4,376 condominium units),

However, as all of the resorts are still undergoing expansion and it was noted that
hotel deveiopmant is typically the first phase of improvement, the planned (fully
tmproved) ratio is significantly different. The proposed units ratio is shown on
Table 15, and is 0.77 hotel rooms per condominium units (19,511 tetal hotel rooms
+ 25,472 total condominium units).

Commercial — Simply, every destination resort currently has, has proposed, or

fiemly acknowledges the need for a commercial village within the project. This is
viewed not only as an additional revenue source {through ground or space lease

rents), but essential to creating.a tatal vacation community, as many individuals.

censider shapping and dining a major recreation. This need is reflected in a
common complaint among the guests of the Kohala Coast resorts (Mauna Kea
Beach, Mauna Lani, and Waikoloa Beach), which now lack such commercial
facilities, that the diversity of shopping and dining facilities is insufficient.
Without such a commercial complex, tﬁe isolationfexclusivity atmosphere desired
by resorts is significantly diminished.

Among the resorts which have developed commercial viliages, the range in gross
leasable square feet ranges from 22,000 (at Kapaiua) to 70,000 {Wailea), with an
average of 52,500 square feet. The ratio of cornmecial square feet per existing
hotel unit is 38.837. Long-term propesais call for ratios ranging from 15 to 55
square feet per unit, ot an average of 24,

We concur with the resort developers that there is a need to contain a substantial

cominercial complex within a resort community H a project is to be considered as

a competitive destination resort.
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TABLE 14 SUMMARY OF EXISTING UNIT MiX TABLE {5 SUMMARY OF PROPOSED UNIT MIX

At Eight Destination Resorts At Eight Destination Resorts
Kohanaiki Market Stgdy Kohanaiki Market Study
North Kona, Hawaii North Kona, Hawaii
Husber of RATID oF Rumber of RATIG OF
Exfsitiag Units {1 HOIEL 10 Proposed tnits {1} HOIEL TO
ke ———— e rebosed diaits (1) Lo,
158 40 RESURE HANE HBEEL £oH00. UHITS EStanD RESORY NANE coug0. UMITS
HAWATE Keauhou-Kona 1,38 545 £.48 KAMAL L Keavhou-Kona 3n 3,787 a.87
Heuna Kea Basch 1] 40 [ Mausa Kea Beacn 1,160 4,000 0.28
Hauna Lant 351 19§ 1.1% Hguna Lant 3,000 3,285 .91
Watkoloa Bsach 543 131} 4.8 Wafkctos Heach 3,866 3,000 1.00
KAval Priacevitie S04 1,081 o466 KAUAT Princevitia 1,000 2,300 8.41
nAUL Kasnapali 3,753 T.204 1.09 HAUT Kaanapait 3,000 4,200 .13
Kapalue 196 548 8.36 Kapa Liea 1,508 2,208 8.68
Wailes 950 454 5.8 Wailes 1,600 2,700 8.59
107ALS 7,815 k644 TOTALS £4,501 2,472
Average #ote}/Conda Unit Ratio; 1.07 hverage Hotel/Condo Uait Ratio: 0.30
Reighted Dverall Hotel/Coade knit Ratin: 1.70 Meighted Deeral! Hotel/Condg Unit Ratin; 6.}
(1) Ealsting, under censtruction and i;-s;;e “"]t’«;;;;: ------- (1] Figure taken from enisting master-plans for esch resort
Eable eactudes the subject development, Land wse approvats may not e secured for 811 proposed waity,

Adjecent parcely available fer additional Eagansion al some resoris,
Includes exisiting wnits
Saurce: The Hallstrom Appraisal Group, Inc.

Source: The Hallstrom Apprzisal Groum, Inc,
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Hotel shopping arcades and dining facilities are the secondary {ocal point of
commercial activity withia a resort community. The ameunt of available space
varies dramatically in each hotel, with the typicaily larger, upscale operations
(Hyatt Regency Maui} having substantially more than the !aw—key,‘ sraller hotels
{Kapalua Bay). Many hoteis' have discovered that an attractive, large arcade can
attract sales heyond those to hotel guests (traditionally the purpose of such
commercial space), and also serves as a marketing tool for the hotel itseli-as
non-guests view the premises,

The tertiary commercial centers in & resort complex are the clubhouses for the
golf courses and tennis gardens. At every resort, the golf clubhouse has a
restaurant/lounge, or glorified snack bar, and a pro shop. Most tennis gardens are
also so equipped, or plans exist to so modify them,

Single Family -« Of the eight resort analyzed, four had established single-family
ot sales programs, and a fifth had recently begun offering such investments. The
three other resorts {(Kapalua, Mauna Lani and Waikoloa Beach) have discussed the
option, but have yet to make allowances in their master plans, Based on market
history and interviews with resort develapers, singie family improvement is
typicaily not considered as an integral factor in destination resort economics, but
the result of capitalizing on parceis having secondary favorable characteristics

{such as view planes or goif course frontage).

The number of lots currently master-planned in the five identified résorts, which
are to include them, ranges from 215 at Kaanapali to 2,500 at Mauna Kea Beach
with an average of 355, A total of 4,775 lots are proposed,

it is our opinion that single-family residential ot development is not crucial to
resert success, which is significantly more a product of the absorption of
condominium units and hotel room demand. In fact, if sufficient demand exists,
and public land use agencies were willing, most resort developers would likely
forege lot development entirely due to the much greater return available in

denser condominium and hotel improvement.

-§37-
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Recreational — Recrestional oppertunities are a focal point of the competitive
destination resort marker, A factor enhanced by the surging popularity of
physical fitness pursuits among the American public, The ability w0 offer a wide
variety of facilities is a highly marketable trait, and serves to attract specific
consumer groups. Although, many resorts offer substantial off-site opportunities -
(including helicapter rides, hunting, hikes, horseback riding, £1c.), our concern s
on-site facilities.

There are three basic area of recreational facilities: golfing, tennis, and others.

Access to an exceptional golf course is a prerequisite for a successful major
destination resort, not only because of the need to maintain the appearance of a
{ull-amenitied community, but also as a marketing tool attracting travelers who
enjoy the gam'e. Many of the resort courses in the State, particularty Kapalua,
Princeville, \Vaiiéa, Mauna Kea and Mauna Lani, are considered among the finest
in the world, and provide a substantial draw for the respective resort,

The impact of a striking course on operational levels is evidenced in campaigns
such as the large expenditures incurred by the Kapalua Resort in establishing a
professional tournament {despite the in#bi!ity to recoup costs through spectator
admission receipts), and the intensive and costly promotion mounted by AMauna
Lani Resort in various goifing iﬁﬁblications.

All of the identified projects have 36-holes (two courses) in existence, or
advanced plans 1 have that many available within the next three to five years. A
diversity of course-types is alse desirable, though only significantly achieved at
Kapahws. A selection of courses not only provides additional incentive for guests
e remain within the resort; but, also enbances the luxury appearance (and
marketability) of the destination, and creates additionat golf course fronting
developable parceis.

For similar reasons as with golf courses, the availability of tennis courts are
essential for major resorts, Four of those analyzed have "tennis gardens”
featuring numerous courts {six or more) o varying speeds, a teaching professional

and a pro shop. While observation indicated the courts remain vacant a
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significant proportion of the time {principally due 1o the extremes of the Hawaii
climate and the age of most guests), their accessibitity fs required.

A tennis garden, while desirable, is not necessary for resort success if sutficient
humbers of courts are readily available within the development at hotel and
condominium projects. However, a luxurious facility with pro shop and shack bar
is imminently desirable, and the higher quality resorts {(Kapalua, Mauna Lani,
Mauna Kea and Wailea) ail have excellent tennis enclaves. Accessibility and
availability are the keys in regard to tennis facilities,

Other on-site recreationaf opportunities range from archeological and scenjc
parks to ocean sailings, jet ski or windsurfing rentals, and parasailing, The
praposed Hyait Regency-Waikoloa will increase the facilities at that resort by
constructing squash/raquetball courts, tracks, weight roomsfspas, and other
improvements rot typically {ound.

3. Location

in the following section, we describe the benefits of the individual locational
attributes, summarizing our investigation, Additionally, we subjectively rank the
projects, an analysis undertaken for the purpose in establishing the relative
desirability of the subject location; presented later in this document. In ranking
the resoris, averail quality of the attribute throughout the resort site, not the
outstanding superiority of & single example, is the major concern.

Beachlrontage -- An expansive beachfront is the perceived epitome of a Hawaii
destination resort location, To a large degree, ocean activities are a prime
motivator behind all travelers to the State; however, the resort visitor is often
more sedate, and prone to experiencing a wider range of activities than mers sun
warshiping. Yet, the importance of a quality beachfront jocation as a
recreational and view amenity, and marketing tool, cannot be understated. Of the
eight major isltand resorts analyzed, ail have high—quaﬁty direct natural or man-
made beachirontage, except Princeville and Keauhou-Kona, both of which
acknowiedge the marketing (aund word-cl-routh) difficulties created by this lack,
Ideaily, a beach is of coral or alluvial sand, coral and rock free directly offshore,
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with bordering reefs offering wave and current protection, and snorkeling
potentials,

Ranking: f.  Wailea
2. Kaanapali
3. Mauna Kea Beach
Kapalua
3. Waikoloa Beach
6. Mauna Lani
7. Princevilie
8. Keauhou-Kona

Climate — With the exception of Princeville aif destination resorts analyzed have
been developed on the leeward (or as at Kapalua; the northerly-leeward) shoreline.
Because of the arid, and more wind-free conditions prevalent in these locations, it
is considered climatically more desirable by tourists even though the surrounding
plains and mountains may be uncharacteristically (for Hawaii) dry and void of the
lush vegetation associated with the Istands. Rain, or the perceived threat thereof .
is undesirable to hoteliers due 1o the negative impact on return guest figures and
the trepidation travel agents have In booking clients into a potentially
trovblesome climate, Those associated with the hotel conceded that the
nartherly-leeward location of the Kapalua Bay Hotel, which is subject to periodic
bigh winds and storms, had, during the first years of operation, a negative effect
on occupéncy levels.

However, the lush qualities of other jocations epitomizes Hawali for many
individuals. As upper-class travelers have a greater capability to pursue other
activities, the impact upon some destination resorts may be proportionately jess
than on an operation appealing 10 a lower income-class of visitor. As windward
and northern locations are, in reality, not as rainy as perceived (typically raia is
seasonal and periodic in the morniag and evening only), the long-term impact of
such a location would tilkely be minimal as the market i5 made aware of actual
conditions over time, Furthermore, for many travelers, particularly seasaned
Hawaii visitors and Siate residents, the cool, breezy weather is considered more
desirable than the hot, still-air clunate of leeward locates. Yet, the overall
positive characteristics of 4 leeward location cannct be densed,
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Transportation/Access ~ The quality of airpart serving the region and the sase of

‘vehicular access {quality of thoroughfare and congestion) are the characteristics

covered in this category. While these traits may not directly influence a decision
on resort choice, they contribute to its overall desirableness, as traffic congestion
and poor airport facilities hamper the vacation experience and reflect negatively
on the region as a resort destination,

Ranking: 1.  Waikoloa Beach

Mauna Lani
Mauna Kea Beach

4. Keauhou-Kona

5. Wallea

6.  Princeviile

7. Kaanapali
Kapatua

Environs — This characteristic Is somewhat more subjective than the others as
Individuals are attracted by ditfering qualities, We have given greatest weight 1o
the overall availability of visitor support facilities and attractions on the
respactive islands, with primary emphasis on the historical and scenic traits, It is
acknowledged that there is substantial debate on the desirability of Maui versus
the Big Island; we have tended to favor the latter as it would appear to have a
definite, greater potential over the long term to fullill State goals, However, the
overall relative difference between the Big Island projects and the Maui resorts is
considered minimal,

itanking: I, Keauhou-Kona
2.  Waikoica Beach
Mauna Lani
Mauna Kea Beach
5. Kaanapali
Kapalua
7. Wailea

3. Princeville
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Agricutture

" General Economic Market Sector

As previously discussed, the districts of South Kohala and North Kona, have
established agricultural traditions, which {though lessening in import relative to
tourism) is experiencing real economic growth. Diversified products fmacadamia
nuts, avocados, citrus, coffee and other fruits), vegetable/truck crops and tlorat
products are producing increasing quantities of goods, and utilizing increasing
amounts of arable fand. Only ranching has failed 1o keep pace with the general
agricultural expansion,

However, existing agricultural is almost exclusively fimited to elevations above
the 300 foot ievel, where there are cooler conditions, greater amounts of soil and
rainfalt, and less salt air,

Due to the high cost of land {resulting from tourism demand) in the Kailua-Kona
coastal corridor, the extremely poar geologic conditions in the low elevations of
the South Kohala District, and the cost of water development/supply, no
agricultural development is anticipated in the comparable regions of the General
Economic Market Sector.

Primary Economic Market Sectar

A single agricultural subdivision, the State and County sponsored Keahole
Agriculiural Park, is located in this defined market sector,

The project, heavily dependent upon public fusds for infrastiuciure {water)
development, is located opposite the Keahole Alrport, and was intended to be ysed
for production of floral and specialized fruit crops which would benefit from close
proximity to the air freight potentials available at the airport, A map of the
subdivision is shown on the foliowing page.

There are a total of 35 leasable lots in the park, ranging in size from 4.552 to
15.643 acres, Currently, 78 are leased, although only seven are impraved {or in

-164-

gt e et S e




66—V

R

ey ERR

KEAHOLE AGRICHLTURAL PARK
Rahanatkd Marker Study

[ Y

5
&
§

- GEW@

e
et Pty et

marz
PRI

_Awwiae
TP .

TIREET

| i

Qan  maas

Frare B it 4
R

#ma
N -




00l-v

the process thereof). A common complaint among lessors (in addition to the
extremely poor soil conditions--raw A'a lava), is the very low water pressure
evident, hampering irrigation potential particulariy if more sites are improved,

Aquaculture development is being attempted within the Namral Energy lLab
helding at Keahole Point, However, the project is considered as experimental {to
a large degree) and heavily dependent upon funding grants and subsidized lfand
costs,

There are no other agricultural developments proposed or commanly envisioned
for the Primary Economic Market Sector in the foreseeable future,

Summary

It is our opinion, that due to the climatic and soil conditions evident on the
subject property, the cost of developing infrastructure, and the comnpetition for
existing limited demand from the State subdivision, there is insufficient demand
for agricultural use of the site 1o be considersd as a viabie land use option,
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HIGHEST AND BEST USE ANALYSIS

Introduction

Based on our market analysis of the subject property's General, Primary and
Competitive Economic Market Sectors, it is our conclusion that the peincipal land
use for which widespeead market acceplance can be readily projected, and which
will eificiently utilize a significant portion of the subject site, is integrated
intermediate.class resort development.

Master-planned  resort  development typically contains hotel and resort
condominium projects, a commercial village and lesser numbers of single-family
residential lots (when sufficient acreage is avaifable). In order to be competitive,
a resort complex must also contain a sandy beachfrontage {preferably white), goif
coursels), tennis and other recreational facitities within a unified atmosphere, In
the subject’s primary effective market, successful resorts additionally have
protectedfre furbished archaeofogical and historic sites, and maintain high quality
standards.

In this poction of our report, we assess the likelihood of actualizing a resort
community on the Kcohanaiii holdings, There are four constituent elements in
assessing the probability of such manifestation, the interplay of which sets forth
the potential ﬂme,lmd cast parameters involved with improvement of the
property to its highest and best use,

Assuming a demonstrated market demand exists for such resort use (see the
Market Study section), the elements are: physical desizability/adaptability of the
property for resort use; logistical concerns and the availability of supportive off.
site  infrastructure (water, access, sewage, etc,..); land use and other
governmental constraints and restrictions; and, the impact of community
reaction. Primary concerns in our analysis are the time necessary to achieve
needed planning, land use approvais, and communily support, and quantification of
development intensity {recognizing competitive and ather needs),
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Our report is divided into four sections, commensyrate with the highest and best
use elements listed above, We note that in fegard to several of the categories,
notably zoning and certain infrastructuse needs, we have relied heavily URpON input
from appropriate public agencies, and past experience of developers in the area.
Ia many instances, time frames and probability ranges are the most accurate data
available, with more specific conclusions dependent upon development of

design/planning cancepts which could be teviewed by the various concerned
parties,

Because major portions of this analysis have been prepared and/or presented in
conjunction with athers, some sections are only noted-or capsulized in this partion
of this document,
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Property Description

it is our wnderstanding a detailed description of the subject property, bath in its
existing state and as proposed-for development, has been prepared by Helber,
Hastert, Van Horn & Kimurs, and presented under separate cover. In the interest
of brevity and non-repaetition, we have therefare wcmitted such a description from
this document,

Thers are, however, several planning concepts currently envisioned for the subject
property which we consider worthy of note in this analysis, as they would
contribute to 15 short-term marketing potential/acceptance and irs prolong
viability, Additionally, if developed as proposed, the subject wouid have unique
characieristics setting it apart from other Hawaii resort prejects,

While it has been discussed in. other statewide locations, o existing resort in
Hawali has a boaring_- maring  within its community,. We consider this a
particularly appealing subject project attributes; not only as an advantageous
marketing characteristic for both Hawaij residents andtouri‘sts/investars, but also
2s a thematic base for. the upscale atmosphere which is sought by the proposed
development,

As discussed elsewhere in this report, the North Kona region from Keauhoy Bay to
Keahole Point has an . established. world-wide reputation for sport fishing
excellence, and has provided a recognized focal point for regional profotion
efforis. Being in the full lee of Hualalai with the.most prolific fishing area in the
State {("The Grounds"} directly offshore, and having complete support facilities
available at nearby Honokohau Smali Roat harbor, Kohanaiki is excellently located
10 maximize benefits which would accrue from inclusion of & marina in the
propased resort project,

Thus, a marina would enhance the standing of the planned subject community
fram a marketing  standpoint byr establishing it as a unique item in jts
competitive market; providing a strong theme identified with the region; enabling
the resort to attract State cesidents who ate boating enthusiasts; and, by tapping

the significant existing market demand for moorage faciities, which is not likely
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10 be met on 4 public basis during the foreseeable future. Asa secondary benelit,
# marina would be visually appeating and a strong amenity for the hotels an*
condominiums developed around it. It would further more increase the amount of
shoreline on the site.

From a highest and best use standpoint, the marina is advantageous as in
maximizes locational atiributes of the subject property otherwise left
unexploited; helps tulfill a community wide demand for additional harbor facitities
{at little or no public costl; will likely enhance the subject's acceptance within the
County {lessen opposition) by providing potential recreational benefits to the
community-at-large and not just tourists; and, benefits boating and both supply
reiated business in the region,

The second proposed development concept of saportance is the planned design of
the subject as an upscale, active cammunity, geared towards the smerging
lucrative middle age visitor market. This would place the subject resort in stark
contrast to the existing West Hawail resort {and throughout the State generally}
which were developed with the clder, established, "carriage trade” market sector
as a facal point. The sedate project at Mauna Kea Beach, Mauna Lani, and Kona
Village are prime examples of this philosophy. Through incorporation of numerous
activity oriented amenities, the subject project will be exceptionally marketable
to this target group, creating both an extreme short-term benefit {ready
fuilfillmeat of a currently unsatiated need) and long range acceptance factor as
this age group matures and unabie to fill its activity desires in other resort
communities designed for the less active foregoing generation.

In addition 1o the standard resort recreational facilities {goll, tennis, and
beachfront activities), other amenities proposed at this time are bicycling and
running tracts, both-way sasements, and playing fields converting otherwise idle
open space inte dynamic activity area. The lay of the site combined with its
relatively wind-free and rainiess conditions make the subject location an excellent
choice for this type of development. Similarly, within the hotel and condominium
to be constructed, physical activity amenities will be stressed, with spas, heaith
clubs, racquet courts and gymnasiwm among the ideas currently advanced. Not
only with such amenities provide a marketable "draw" but also give the operators
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within the resart additional opportunity for positive guest interaction which is
cansidered critical in establishing a return clientele base.

In summation, these two attributes of the proposed subject developments (marina
and an upscale activity orientation} are considered as superior marketing
characteristics, and exemplary of highest and best use developments of a site, [
would be anticipated this trade would be symergistic, creating an extremely
integrated atmosphere and an overall theme for the resort community,

Honokohau Small Boat Harbor

Upon completion of the first phase in 1969, the Monokohau Small Boat Harbor
became the major pleasure craft, and commercial and charter fishing anchorage
in West Hawaiil. Subsequent expansion has resulted in a total of 165 beat stalls to
date, with short-term re-configuration anticipated to add 37 more.

Accerding to the master plan prepared by Daniel, Mann, Johnson and Mendenhall
for the Stare of Hawaii Depariment of Transportation Harbors Division in
December 1978, overall long-term planning calls for a total of 435 slips 10 be
developed on the 63.5 acre harbor. site (25.1 acres water area, 40.4 acres of land).
It is assumed the reader has aceess to this extensive public document, which is
still viewed as the basis for future expansion plans by the State,

The current master design map is displayed on the following page.

Fredrick Torres, Harbors Division Administrater, stated that the development has
been slower than originally anticipated in the pian, which forecasted 308
complesed stips by 1980, He said that currently, al available berths in the harbor
are filled, with a waiting list of "over &0 seriously interested™ pariies, Turn-aver

among slip lessees is rare, with a waiting period of "many years".

Torres hypothesized an existing dewnand for circa 30 to 100 ships at the Honokohau
Harbor. Recent studies have shown State demand increases by five to six percent
annuatly, with major growth areas including West Hawaii, West Maui and Urban
Honolulu,
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Lease rent rates are currently at $1.50 {or less) per lineal foot for pleasure boats,
with commercial and charter craft assessed at $30 per month, or two percent of
gross income; whichever is greater. The lattec are also required to purchase
special operational permits, '

According to Torres, the rents are "dirt cheap", and do not support the amortized
construction cost or operation expense of the tacility, The main income producer
Is ground space lease rental for marine-related use of the harbor frontage,

Torres said the existing mix of slip tenants and interested parties is approximately
as follows:

Number of Slips
Current  Existing Unmet
Group Percentage  Supply Demand
Charter Fishing 50-60% 83-99 36-50
Comimercial Fishing 23-30% §1-50 10-20
Recreational Craft 10-20% 17-33 40-60%

Despite the substantial present demand for slips, the State does not have
immediate plans to physically expand the harbor at this time, according to Torres,
nar are funds anticipated to be made available for such development over the
foreseeable Future {ten to 15 years). This was confirmed in a series of public
torums, held in North Kona in September 1984, sponsored by the Harbors Division
and the Army Corps of Engineers. 11 was acknowledged that funds are extremely
limited, and that priority projects by the agencies are lmprovement of the deep-
water port at Kawaihae and a protective breakwater at the Honokohau Smali Boat
Marbor. Governmental funded expansion of the number of avaifable small boat
skips in West Hawail is not projected "under current conditions, until the end of
the century", according to quoted speakers.

Focal point of short-term improvement plans for Honokohau Harbor witl be
ancillary commercial and light industrial development; providing needed
operational revenue for the State {lessors). Torres stressed the aggressive posture
of the State in regard to stimulating this type of development, with recent leases
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signed for a commercialfindustrial facility (Gentry's Kona Marina) and a fuel
dock.

In regard 1o the potential for harbor expansion by the private sector, State
spokesmien viewed the concept as favorable {particutarly in Light of its imability 10
meet existing demand), but said it wouid be subject to extensive review. While
the concept is new in the State, private marina development has been successful
in several focations (notably Hawaii Kai, Oahy) and futuce projects {West Beach,

Ewa Marina and others) are now finishing the planning and approval stage.

Sunmary

Based on the historic and highly-recognized excellent fishing and boating grounds
along the Kona Coast, the high demand for such activity among residents and
tourists, and the demonstrated market dermand for prime, or specialty-focated
units and lots, it is our opinion that expansion of the Honokohau Smai Boat
Harbor is feasible and a very desirable marketable amenity. However, the
probability for achieving the necessary logistical support for such a development
would require further study,
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Land Use Classifications

There are three levels of land use classifications governing the use/development
of non-military lands in the Siate of Hawaii; they are: State Land Use,
administered by the Hawaii State Land Use Commission; the County of Hawaii
General Plan, and the County of Hawaii Zoning Code, both of which are
administered by the County of Hawaii Planning Department and City Council.
Proposed developments must achieve compatible classifications on all levels to
receive necessary permits,

Additionally, the shoreline, and certain nearhy areas are within a County of
Hawail Special Management Area (SMA) described as the Coastal Zone
Management (CZM) program,

The need 1o change one or more designations, often a time-consuming and
{therefare) costly pracess in Hawail, can be a critical factor in ascertaining the
probable Highest and Best Use{s} of the subject property. Conversely, a site with
compatible existing land use classifications can anticipate priority development
plan review, and thereby shorten or forego various hindrances to development
which may arise.

Qur findings and a substantial portion of our descriptive narrative are contained
at-leagth within reparts prepared jointly with the firm of Helber, Hastert, Van
Horn & Kimura, The significant land use change timing ranges are summarized on
the following table. Qur opinions are represented at the upper end of the range;
however, we have tempered them in accordance with the optimistn expressed by
the planners that applications could be expedited as the General Plan is currently
under review, The low-end of the ranges reflect these opinions. Additionally, the
planners may seek accelerated processing by submitting petitions simultanecusty
to the General Plan and SLU reviews. Typically, the General Plan applications
precedes SLU submittals,
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Estimated
Land Use Existing Action Time Required
Agency Classification Regquired for Action{l)

State Land Use Commission  Conservation Change to Urban % to 36 Months

Hawaii General Plan Qpen/ Change to Resort 13 to 24 Months
Conservation
Hawali Zoning Code Cpen Change to Resort- § to }8 Months
Type Uses following
Generai Plan
approval
Special Management Area Within SMA  Approval Coincidental
{Coastal Zone with zoning
Management) approval

)it all submittals are cofpiete, and the action is viewed favorably by the
respective agency.

Based on the sxisting land use constraints affecting the subject property and
demonstrated market demand, it is our opinion that the use~type most probable
and likely to receive the mest-ready acceptance by County officials would he
integrated intermediate-class resort development, SLU and General Plan
amendments and a zoning change would be required for such development of the
site. It is estimated that the entire land use approval process would require from
2% to 60 months following original submission of plans and documents. 1t Is
assumed that land use approvals will be expedited with due haste, and a Generaj
Plan amendment permitting subjeci resort development would be sought
simultaneously with a State Land Use change. A variety of time frames are
possible; the most probable are presented later in this report,

It is noted, that the conceptual development and actual design of a resort projeat
can require upwards of two 1o five years before plans are of final submission
quality.  The failure to adequately prepém ail necessary plans, studies, or
otherwise required documents could resuit in a substantially longer approval time-
frame. Based on experience of similar projects in the State, a minimum of six
months planning would be required prior to commencement of fand use changes
and approvals. Following subinission, planning and governmental action continues
simultaneously,
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Adaptability of Subject's Physical Characteristics for Resort Use

The desirability of an individual site for resort devetopment is the result of both
macro and micro characteristics, assuming necessary infrastructure is available
{or can be constructed) and land use classifications permit,

Among the macro, or general, attributes are location within a recagnized and/or
expanding resort region, a sunny arid climaste, proximate transportation facilities
and access thoroughfares, generally cabm water conditions, and availability of
aatwral and scenic features. Az the demand for resort-quality units is
experiencing the most signiticant growth of any tourism sector, we have
compared the subject with the major Neigitbor Island destination resort projects
previously identified; the competitive market, Using the criteria presented in
that section of the report, we have analyzed the Kohanaiki site, ranking the
property relative to the locational attributes of the developments. This section is
of primary concern for our Highest and Best Use analysis as the subject would be
required o compete with these master-planned complexes over the long-term,

despite the fact it js proposed as a less intensive project (intermediate as opposed
to major resort),

As discussed within the Market Study, the Kona-Kohala coastline contains all of
the favorable locational characteristics; and the subject property is considered
favorably situated in regard to these traits. Due to its proximity with the
Keahole Airport (enhancing accessibility for potential guest and recognition for
passers-by} and Kailua-Keona village (and ail the tourism.oriented services and
facifities therein}, the subject enjoys additional environ benefits,

Favorable micro, ot specific, site locational attributes for resort improvement
typically include: an extensive white {or gelden) sand beack; protected swimming
and diving areas, with high degrees af water clarity; quality makai and shoretine
view planes, ample stope to permit such views for interior parcels; and, sufficient
acreage to altow development of necessary recreational amenities {golf course,
tennis garden) and inlrastructure.
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Additionally, particularly for West Hawaii projects, significant archaeological and
hisworic sites are desirable, unless they are intrusive or constrictive upon
development,

The identified macro and micro  site attributes  provide not  oniy
entertaihmentlcniqyment to guests, but also serve as an effective marketing tool
which can easily be expressed through brochures and presentations, and often
pravide focal points or themes lor the development. The beach, view, protected
swimming and similar site amenities furthermore act as the "resort® diversions for
non-golf, or tennis enthusiasts, and are the type of features which enhance the
likelihood of repeat visitors,

As final plans for resort improvement of Kohanaiki have not been prepared, and
are (0 some degree} dependent upon the findings of this analysis, the
appropriateness/competitiveness of its proposed facilities is difficult to judge.
Createst concern is given o their placement in the resort, density and overall
urdt mix (hotel vs, condominium}, Primarily, it is necessary the identified resort
components are sufficient to reach the critical mass fevel required for the resort
o be competitive on a statewide basis, In establishing the land use parameters
presented later in this section, we have included all of those characteristics
considered as integral for a competitive resort community.

Hotels should be oceanfront, or near-oceanfront, with unobscured view
panoramas. Competitive densities wouid be circa 20 units per acre; with sites
ranging from 10 to 20 acres in size, thereby having sufficient space for requisite
grounds and amenities, Condominiyms are typically near-oceanfront, or interior
sites situated around frontage amenities such as the anchialine ponds and the golf
course. Parcels having maximum makal views are mose desirable, and densities of
eight to twelve units per acre would be within the Competitive range. A
commercial village (three to ten acres, typicat} and single-family residential lots
{circa three per acre) are generaly located in the less desirable interior portions
of the resort community,

Locational characteristics, being of existing substance, are more disposed to

comparative analysis. In the following section, we have provided our opiRions on
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where the subject would rank relative to the other eight major Neighbor Island
destination resort projects previously discussed,

Locational Characteristics

In regard 1o the identified competitive locational attributes, the subject property
is suinmarized in the following paragraphs.

Qceantrontage — As presented in descriptions of the subject property prepared hy
others, the subject has relatively extensive white-sand beachlrontages (between
Puhili and Wawahiwaa Points) for the North Kona District, and Is one of the
closest widely used major strands to urban Kailua-Kona, Called “Pine Trees® by
tacal residents, the site is a favorite among area surfers, sun bathers and campers.
Additional sand pockets are located in near-shoreline, and close-offshore areas,
The beach Is widest, and most desirable, near Wawahiwaa Point and fronting the
central portions of the pfoperty,

In the course of site development for resort use, some beach enhancement would
be required, similar to that undertaken within the Mauna Lani Resort {though not
as extensive), and as is curreatly being done in conjunction with the Sheraton
Princeville Hotel project on Kauai. Sufficient, readily available sand would
appear o exist on-site 10 complete an enhancement operation. An improved
beach on the property (based on its current extent and attributes) wouid be oane of
the Hnest in leeward Hawaii, .

Relative to existing West Hawaii resort developments, and other Neighbor Istand
destination areas, the subject enjoys good to excellent water recreation
potentials, the major activities being swimming/bathing and snorkeling/diving,

The ocean area fronting the subject s exceptionaily clear, with visibility
underwatee typically exceeding 100 feet. This clarity factor, coupled with the
type ol scatiered coral formations and sand and rock sea floor which is found
close offshore {through outside of the near tidal zone), create superior diving
conditions. Additionaily, being in the lee of Hualalai, the bay is protected from
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the majority of disturbing tradewind action which plagues the Kohala resort
projects, i

Swimming potentials are poor to average fronting the southerly area of the site,
due to tiﬂai zone rock reefs and staggered sheives. From Puhili to Wawahiwaa
Pdint conditions are better, and bathing potentiais range from average to good.
Agsin, as at Mauna Lani and other resorts, shoreline swimming lagoons could be
deveiapcdlenﬁa'nccd using existing - coastal formations.  Offshore, swimming
conditions are good due to the lack of unified reef formation. However, the lack
of such a phtective reef does permit occasional high surfl to strike the central
portion of the subject shoreline {hence its desirability as a surfing spot), although
Keahole Point déeS_ provide some protection from the severe winter swells {from
out of the northwest), Wawahiwaa Point, the northerly headiand of Honokohau
iﬁ_y, provides substantal protection for the southerly portion of the Kohanaiki
site, and despite the presence of tidal rock reefs, this area of the property may
have the best bathing potentials. The subject is open to summer wave action fout
of the south), which is typically not as extreme. Generally, surf conditions are
“fiat* in this area of the island {although a favorite local surfing spot is the
alorementioned break near Pubili Point), and despite its "unprotected” quality, the
subject shorefine is_iess.susceptihie 1o strong wave action than Keaubou-Kona,
Kona Village, or the Mauna Kea Beach resorts.

The major baih'mg problem is two-fold: |} the relatively steep slope of the
undersea shelf fronting the site, dropping to more than 60 feet in depth within
100 yards of the shorel‘s:_ﬁe; and, 2) the presence of tidal zone rock reefs along
portions of the shorciiné, which {due to wave action} can make entrance into the
water difficult in some areas. The latter problem can be addressed through
careful selection of beachtront iiz_tpw.vemenz and limited excavation (if
perinitted), the former deficiency cannot be resolved.
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Relative to other Hawaii destination resarts, an enhanced subject beachlmmage
would be:

a.  superior to Keauhou-Kona, Princeville;

b.  comparable to Mauna Lani; and

c, inferior to Waikeloa Beach, Mauna Kea Beach, Wailea, Kapaiua and
Kaanapali Beach.

View Potentials - The subject property has good makai and shoreline views.
Henokohau Bay provides an admirable view amenity for closely proximate sCenes,
while the teeward flanks of Hualalai and Mauna Loa serve as a southerly backdrop,
Additionally, the boating activity in the bay {from Honckobau Harbor} enhances
daily panoramas. Mauka views are mixed, with a stark contrast between the
spectacular upper, forestad slopes of Hualalai and the residential, agricuitural and
Industrial development (though scattered) on the mountains lower slopes.
Effective conceptual and structural planning, and screening using landscaping
techniques, should mitigate the impact of these latter undesirable view
characteristics,

The subject property would appear to have minimally sufficisnt slope to permit
interior sites 1o have viable acean view potentials, particularly if development is
set back from the shoreline (as would likely be required), and structures are of the
low-rise type, .

In comparison with other statewide resorts on an overall basis, views from
Kohanaiki can be ranked as foliows:

3. superior to Mauna Kea Beach;
b, cemparable 10 Waikoloa Beach, Mauna Lani, Wailea; and
c. inferior o Princeville, Kapalua, Kaanapali and Keauhou-Kona.

Climate - To some degree, nearly all coastal areas of the State have ciimatic

conditions conducive to resort development, although sunny, arid aresas are
censidered the most marketable. The majority of the resart communities in
Hawaii have been developed on the leeward sides of the islands, where it is
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generally sunnier and warmer, The most favarable resort weather is found in the
iee of the higher mountains on Maui and the Big Istand.

The prevaiting climate ar Kohasaiki is superior compared to other State resort
areas. The average temperature ranges is 73 to 79 degrees. Average annual
rainfall for Hawaii resorts ranges from a low of less than ten inches on the Kohala
Coast and at Wailea 10 a high of [15inches within the Princeville complex. At
the subject, rainfall is circa 17 inches per year. There is little wind in the
Keahole Point area due to the presence of Hualalai as a bulfer. In fact, the
conditions result in a slight onshore breeze at times during the afternoons,

Relative to the analyzed Neighbor Istand master-planned resorts, the prevailing
climatic conditions at the subject site aces

2.  superior to Princeville, Kapalua, Mauna Lani, Waikoloa Beach,
Kaanapali Beach, Keauhou-Kona;

b. comparable to Wallea, Mauna Kea Beach; and

C.  inferior 1o none.

Togggraggx_ [Size -- Based on discussion with land planners, and review of
deveiop:hem within ather resort areas, it is our opinion that the subject parcel is
of sufficient size to permit development necessary for a competitive
intermediate-sized resort, The list following displays the probable land use types
and acreage allotments for such development of the subject, giving primary
concern to achieving critical mass, campetitive density levels, market unit mix,
and zoning consiraints,

it is stressed that the allocated fand areas are anly guidelines; actual space
planning is coencurrently being completed by Helber, Hastert, Van Horn and
Kimura, This Market Study and Highest and Best Use FEport serves as a
supporting document for their planning and presentation. The purpose of our
referencing land areas is to confirm the reasanableness of the envisioned use
patentials; the most critical element of our aralysis being the potential awmber of
units and approximate deasities to conformfcompe e in the marketplace.
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Size
in Acres Land Use C 15

35 Hotel Qceanfront areas; M roons at 20
rooms/acre.

80 Condorminiun Near-oceanfront and gold  course
frontage; 800 units at 16 units/acre.

170 Golf Course I8-hole cham pionship course.,

45 Open/Reserve Shoreline, anchialine ponds and
historic -setbacks; circa 20 percent of
total acreage.

Hy Marina Basio Oceanfront area, low lying area to
provide the utility of boat slips and
overall project ameaity.

47 Roadways Throughout development; 10 percent
of total acreage. .

5 Commercial Village Retaii/restaurant complex in interior
of site; 20,000 to 35,000+ square foor
ieasible area.

33 Single-Family Residential Mauka remainder acreage allowing for

and Support Housing circa three lotsfacre. Variable
depending en land use efficiencies of
above uses.

470 Total

Note: Acreage figures assume tennis facilities developed in conjunction with
individual hotel and condominiun projects. 1f separate garden constructed
{as is optimally desirable), approximately three 10 five acres would be
deducted {rom single-family residential allotments,

Erom a topographical standpoint, the relatively minor stope {near flat) of the
subject site, though inhibiting view planes from interior parcels somewhat, is
highly favorable for recreational poteatials.

Using the same rating system employed in our analysis of other Hawail master-
planned resort projects {where a fully tevel site is preferable to a fully sloping
one) the subject can be ranked thusly:

a. superior 10 Princevilie, Keavhou-Kona, Mauvna Kea Beach, Kapalua;

b,  comparabic e Waikolea Beach, Mauna Lani; and,
c. inferior to Kaanapali Beach and Wailea,

~E81-
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Archaeulegicatfﬂther Points of Interest — As the center of anciear Hawailan
civilization, the Big Island é:entains significantly more sites of historical interest
than any other istand. The leeward coast of Hawali is particularly endowed with
important archaeological artifacts and structure remains,

Due to the relative inaccessibility of the coastline (prior to the opening of Queen
Kashumanu Highway} and the historic negligible demand for development in the
area {a factor which destroyed many sites on other Islands), the majority of
important sites are relatively intact, and offer the most comprehensive insights
available into the life style of the native culture. These historical atrributes are
considered an extremely positive trair, not only for historical pesspective
purpases, but also as a strong visitor attraction. The ability to entwine a sense of
ancient history with the delights of a tropical vacation, places Hawail in the
forefront of tropical destinations, and congributes to the “foreign country”
atmosphere of the State.

During the jate 1960 and early 70's, the conflict between developers and histeric
activist groups created many confrontations regarding the importance and
handling of identified sites. However, in recent years, both parties have come fo
reatize the mutual benefits available through cooperation. Resort develapers by
providing funds and land to protect, refurbish and maintain designated sites have
created amenities for the resort, and potential for themed mprovement. Activist
groups, recognizing the difficulty of restraining all potential development of
historic sites, have conperate;i {often by merely taking a passive stamce} with
well-intentioned devejopers, thereby permitting timely improvement.

Theee of the four resort operations on the West Hawaii coastline Keavhou-Kona,
Mauna Lani and Waikoloa Beach) are situated on significant historic sites. This is
due to the fact that the few choice areas along the fava strewn Kona-Kohala
coastline also were appealing to.the ancient Hawailans. In ail cases, through
studious planning and research, the facilities have created a strong amenity out of
the artifacts available. Over the long-term, as the region is fully developed (as
projected), the benefits arising from archaeological concern and restoration will
make the resorts more competitive with other Neighbor ksland destiaations,

In regard to this site characlc_risféc, the subject property has many points of
interest including several habitation sites and anchialine ponds, although it is not

among the more favorabic locations available.

~182-
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Ranking of the subject in the statewide destination resort is as follows;

a.  superior to Kapalia, Kaanapali Beach, Wailea, Mauna Kea Beach,
Princeville;

b, comparable to Keauhou-Kona; and,

¢ inferior to Waikeloa Baach and Mauna Lani,

Transportion/Access — Kohanaiki has direct access © Queen Kaahumany
Highway, a high-speed, relatively congestion free thoroughfare, and is less than
three miles from the wedl-designed Keahole Airport,  The facifity handles
approximately 20 interisiand flights daily, and has had direct Mainland service for
more than a year, Due to these tactors, the transportation and access
characteristics of the site are extremely superior,

Retative to the other resort projects, the subject is;

& superior to Kapalua, Kaanapali Beach, Princeville, Waites, Mauna Kea
Beach, Waikoioa Beach, Mauna Lani, Keauhou-Kona;

b, cemparable to none; and,

c. inferior 10 none,

Environs - As discussed in the market study section of this report, it is our
opinion that West Hawaii {(and the Big island in general) has the most favorable
existing and potential environs for resort development due to the scenic, climatic,
historic and agricultural attributes of the Island, The subject's centrai location on
the leeward coast permirs greater ease of access to other Island regions than
enjoyed by the other resorts, and allows it to maintain a degree of isolation
despite its relative proximity to wrban Kailua-Kona,

In comparison with the identified projects, Kohanaiki is:
4. superior to Kapalua, Kaanapali Beach, Wailea, Princeville, Waikoloa
Beach, Mauna Lani, Mauna Kea Beach;

comparable to Keavhou-Kona; and,
C. inferior to none,
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Semmary

Based on our analysis, the Kohanaiki holdings are a good to superior tacation for
integrated déstination resort deve'iopmeni, -having all the necessary site atiributes
for successfui improvement, Relative to other existing complexes in the State,
the subject has exceptional climatic, access and environs characteristics, and is
above average in regard to points of interest and available views. The least
tavorable factor, quality of oceanfrontage, could be significantly enhanced
thraugh innovative design and construction of beach and swimming areas,

It is owr opinion that the Kohanaiki site is readily adaptable for. resort
development, and among the more desirable properties stifl available in the State,

~18%-
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Logistics and Availability of Off-Site Infrastructure

In this portion of our analysis, we researched the availability of utilities and other
infrastructure which would be required in order to actualize an integrated resort
development on the subject property, The primary areas of concern were water
supply and transmission, waste water {sewage) handling, electrici ty,I and access,

The focal point in discussion of thess areas is the time frame necessary to provide
subject development (either on a public or private basis) with the service, and the
general cost parameters (where available} which may be encountered in improving
the needed infrastructure,

We assume any industrial development of the subject would be serviced by the
resort infrastructure, with any additional requirements available from the
adjacent high-tech park.

As with our analysis of land use classifications, our findings and a substantial
portien of our descriptive narrative are contained within reparts submitted by
Helber, Hastert, Yan Horn & Kimura, Our mutual conclusions are summarized as
Tollows:

Water Supply

Despite the existing North Kona water-service moratorium, public water service
could be anticipated for subject development, with relatively bigh degree of
probability within three to four years of the date of fhis report. Private systems

could be developed in a shorter time frame, commensurate with site
improvement, but would resuft in significantly higher service construction
expenses and per unit costs to consumers,

Waste Water Disnosal

Pubic sewage service is currently unavailable in the subject area; however, there
are plans {or an extensive treatinent plant adjacent to Honokohay Harbor.
Assuming transmission lines are in place, the plant would be available 1o service

subject development i five 1o eight years from the current date.

~ 185w

A privately developed system as an alternative is a highly probable solution. To
date, most Neighbor Island destination resorts have been developed using a private
sewage treatment system, The hnpact of private construction is the cost, versus
time belore public-serviced availability. [t is noted that many individual resort
condominivin projects in the State have censtructed private sewage systems,
Additionally, the tréated discharge from a plant can be beneficialiy used for
irrigition kpérticularly golf courses),

Access

Currently, vehicular access to the subject is available via two unimproved jeep
trailss one leading from Queen Kaahumanu Highway makai to the northerly
shoreline area of the site; the second is a coastal pathway extending from the

Natural Energy Lab access roadway along the oceanfront. The latter terminates
near the property's southerly boundary,

According to existing State of Hawaii Transportation Departiment, Highways
Division Right-of-Way Maps covering Queen Kaahumanu Highway (Project
Number $0—65-352, Sheet 3), an B0-foot wide easement from the limited-access
highway is permitﬁed onto sybject Pargel 7-3-3-16. {which was acquired for this
purpase). This would appear 10 be sulficient for resort development as conceived,
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Community Reaction

Community reaction to a proposed }esort-type development of the subject
peoperty would be anticipated as being focused in three areas: maintenance of
the fragile ecosystems of the near shareline areas; preservation of significant
historical sites; and, public access to beachiront areas, Additionaily, there would
likely be some general apposition from varicus vocal individuals and small groups
who have long-standing anti-development commitments.

For the most part, oppasition would be expressed and resolved within the
governmental approval process; which requires public hearings. Based on our
interviews with representatives of the respective land use control agencies, it is
Qur opinien  that there js less-than-average probability that subject resort
development would not be permitted. The impact of negative public response
would conceivably be to lengthen the time period before approval is granted,

However, if sensitive and detailed plans are submitted {a time-consuming
preparation process), addressing the foreseen concerns, there is littie reason
approvals could not be achieved within the time frames projected by the
regulatory agencies.

It is noted that a comprehensive Environmental Impact Statement may be
requiced, a compilation that may take a minimum of four to six months,

The three significant community concerns, listed above, would be anticipated as
being addressed as follows:

Ecasvstem Maintenance

For the most part, this concern is already substantially mitigated by the
censervation zone that has been established near the shoreline; forbidding major
improvements in this defined area, The ability of the Waikoloa Beach and Mauna
Lani resorts to achieve acceptance under more fragile site conditions is seen as an
extremely positive factor in potential reaction to subject development, There is
the potential that the developers may enlarge the defined area, beyond the

Py,

.

existing boundaries, to further placate concerned individuals, and expedite the
:approval process, It has been gur experience that this concern {as that foliowing)
typically becomes problematic only when a lack of sensitivity is demonstrated by
the developers,

Historical Preservation

This factor has the potential ta create the most severe public reaction due to the
significance attached 1o the subject property. However, as discussed in a previous
section of this report, the ability of capital investment from resort use to
preserve and refurbish archaeological sites js acknowledged by developers,
planners and activists alike; by providing needed funding where none else exists.
The concern of the activists Is 1o insure the integrity and non-desecration of
important sites, something that cannot be accomplished through mere isolation as
has been the case of the near-past. All parties realize that the expanding use of
the site by an Increasing Kona population serves only 1o contribute to the
demolition of the artifacts; for this reason, if the proper individuals are consulted
and careful planning undertaken, this concern would be anticipated to be
neutralized at worst, s.upportive of development, at best. Additionatly, as
discussed in the section regarding adaptability of the subject praperty for resort
use, it is in the best interest of a developer from a thematic and attraction
standpoint to enhance the historical sites and significance of the project.

Beach Access

Currently unrestricted, this concern would undoubtedly be the source of the most
vehement opposition 10 subject development. The reason for this is three-fold:
resort operations in the sector (notably Mauna Kea Beach and Kona Viltage
Resorts) have severely restricted access to choice beaches in past years, despite
gaovernment intents; planned expansion at Mauna Kea and Mauna Lani will further
crowd availabie beaches and Lmit access; and, the current users of the subject
shoreline would object o any change in the existing status quo, However, it zan
be reliably anticipated that many Kona residents would welcome development of
the site if open beachfront access is insured; as the subject strand is one of the

few white-sand beaches with close proximity to the urban Kailua-Kona arca.
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Development would also give easier access 1o the shoreline {currently a difficult
; : CORRELATION
four-wheet drive from the natural energy lab access rodd or Queen Kaahumapu
Highway}, and would be cansidered favorable by many local residents who now
refrain from using the area due to the prevalent isolation and lack of lacilities. ) ]
. Based on our Market Study of the effective economic market sectors whick
The protests which would be forwarded by the current-users to maintain the

. , demonstrates a primar demand for resori-t land uses, and our Highest and
property in its existing ssate, mainly for surfing and fishing use, would not likely pr ¥ ype B

Best Use Analysis which illustrates the adaptability of the subject property for
such use, it is our opinion that the highest and best use of the site is in integrated
intermediate-size resort developrment.

be viewed as significant by County plannery, f adequate design measures are
undertaken, perhaps inctuding a public beach park {as was developed within the
Waikoloa Beach Hesort), it Is owr opinion that the beach access issue can be

readily resoived, . .
Our conclusions can be summarized as follows:

Summar
umnmary Land Uise

Although vocal opposition would undoubtedly arise upon proposal for development

, . . R , . R The table below dispiays the probable use intensities which would be anticipated
of the subject property, such is typical of alt major coastal improvement in West

. _ for the d develo; 1 on biect ty.
Hawait. Owing to the fact that the demand for resort properties is increasing in propose velapment on the subjec property

the area, we see no community reaction concerns which could not be adequately

. . K L No. of
resolved during the development time frame projected, as long as sensitive and Use Units Acreage Location
publicly open planning is undertaken, ' .
Hotel 700 rooms 35 Oceanfront (26 reoms  per
acre)
Condominium 800 units 3G Near-shoreline and golf course
frontage (10 units per acre)
Single Family Variable 33 Mauka  and  golf  course
and Supgort frontage (three lots per acre)
Housing
Commercial 20,000 1 35,000+ sq. 5 Interior  of resort, on main
ft. gross leasable arex access {ane comple x}
Golf Course 12 hotes 170 Interior of site
Open/Resarve — 85 Shoreling, ponds, archeclogical
sites, ether
Marina Basin 1] Qceanfront area
Roadways —— a7 Throughout
Total acres h7¢

NOTE: Assumes tennis facilities will be developed withia individual hotel and
condominiain prajects. I separate garden constructed {as desirabie),
approxinately three o five acres would be deducted from single-family
residentiat allotments. '

- 190G
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Absorption

Assuming two hotels are constructed on the property, and that the first along with
the first condominium project are constructed by the developer {as is typical), or
by an outside party secured during the planning/appraval process, absorption of
the resart improvements from the date of market offering is anticipated as

fotiows:
No. of
Use Enits
Howl 70Q
Condominium 300
Commercial 20,000-35,40G
5q. Ft. Gross

Single Family
Residential

Timing

Leasable Area

Variable

Absorption
Period

in Years

Lt

k4-16

3

16-45

Comments

Achievement CH stabilized
oCcupancy in two hotals at circa
75-80 percent. Construction of
first operation to take 24 montha
from  granting of  approvals,
Second hotwel 1o be constructed
atter tirst has been operated for
one year, or 36-rmonths Irom
approvals.

Sales peciod based on 50 10 55
unit sales per year. Sales not
anticipated  to  begin  untit
completion of first hotel facility.

Avaliable for tenant occupancy
one year following completion of
the first hotel {i2 months
construction period)

Based on seven to ten ot sales
per year. 3Sales not anticipated to
begin  untit  after first 100
condominium units sold, or Circa
48 months {rom approvals,

Qur estimates and those provided by Helber, Hastert, Van Horn & Kimura,
regarding the timeliness of achieving necessary governmenital approvals and lapse

before availabifity of public utilities are displayed following. Where ranges are

indicated, the mid-point is shown,

All time frames are beginning from date of

this report, or froun the submission of plans for orderly approval.

~F9~

Action
e Required
_A. Development
Site Planning None
Financing None
Construation Mone

B. Land Use Desiznations

State Land Use Approval
General Plan Approval
County Zoning Approval
SMA Approvai
. Infrastructure®

Water Supply Bevelopment
Waste Water Development
Efectricity Mone
Access Mone

Anticipated
Length
in Months

Comments

36

1E-36

336

18-2%

6-18
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Developer initiated.  Six
months minimum  required
prior to submission for
tirs1 governmental approv-
als; considered compuied
by repart date.

Commensurate wilh plan-
ning.

On-gite infrastructure and
off-site connection
improvements; tnciudes
marina.

For change from conserva-
tion to urban  classifi-
cation.

For change from
openfconservation to
resort designations.

For change from "Open” 1o
resort-type classifications,

Commensurate with zoning
approvals.

Dependent  upon Cuﬁnty
saurce development,

Daependent upan
State/County facitity
deveiopment.

Readily available.

Assumed to be readily
available by comimence-
ment of land wse chanye
process.,

*Based on public supply, Private supply could be undertaken during "construction”
tine frame; however, it would be substantially more costly.
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EXHIBIT 1,
KALDRD LISHT INDLSTRIAL SUADIVISI.. - PHASE I
SALES PRICES

[ R e GIDas Alreage 2ricelsg Lt Saleg Price
1 58,314 103 360,650
2 59,796 7o) 123, 300
ADDENDA 3 13,393 7.33 324,960
4 13,393 i.32 319,000
5 331,593 7.62 132,050
& 3,593 7.59 331,000
7 33,592 . 7.43 124,000
8 ' 13,35%3 7.62 332,000
9 13,393 7.34 120,000
10 ' £3.730 7.453 126,000
il 43,5482 7.51 327,600
12 43,562 7.51 127,600
13 i 13,582 7.60° 131,000
13 13,562 7.6 333,000
13 53,582 7.62 332,850
L6 43,352 7.35 . Y290, 009
17 39,501 6.31 328,000
18 43,363 6.52 133,090
9 11,560 &40 274,900
20 31,3434 6,70 292,000
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EXHIBIT 1 EXHIBIT |

Page 2 Page 1
Industrial Sundivisian - Prase I )
Kalows Lighr Industraal Subdivisiosn - Phazs I
Salas Friges
. Lat o Grosas Acreags Prize sy ft Salas Price
Lot NO. Gruss Acreige Price/sg ft . Salaes Price
. . il 43,562 6.23 272,000
2t 431,366 6.64 258,000 "
32 43,581 6.27 273,063
23 43,538 .45 282,000
‘ 43 43,381 3.33 255,032
23 43,538 6.0 266,000 '
13 13,755 6.37 255,060
23 43,561 5.9% 261,000
45 43,575 .01 261,000
25 43,561 §.31 37%,000
. 46 43,561 k.22 271,000
26 3,572 6.08 265,000 :
. . 17 13,561 6.22. . 27,0060
27 11,599 §5.40 279,000 . ’
. 18 43,561 T L 273,000
23 43,376 5.92 258,000 .
. P 43,5961 6.15 263,000
g $3,373 6.17 239,000 . ; .
: 53 43,364 6.3 189,600
33 43,583 6.01 262,080 ) .
: N 31 13,564 .01 262,000
31 13,575 6.52 284,009 . .
. ; ) 52 13,564 §.38 317,090
32 14,195 §.31 . 279,000 .
. : . 31 33,5369 - 5. 35 277,400
33 43,632 6.12 267,800
531 43,564 6.11 267, 000
34 14,691 6. 44 238,200 : )
) 55 11,574 6,17 259,004
15 13,358 6.31 275,000
16 13,562 6.10 279,039
3?7 431,582 6.4 184,000
38 13,557 6.2% 274,000
13 13,5452 6.2% 274,000
a0 L R 6.30 233,047

e ey,
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EXHIBIT ¥
SUMMARY OF MASTER GROUND LEASE
FOR 4.033 ACRES AT HONOKOHAU HARBOR
Project: Gentry's Kona Marina
Land Area: 4.083 Acres
Lease Number H-82-4
Dated: April 8, 1983
Lessor State of Hawaii, Department of Transportation
Lessee Gentry-Pacitic, Ltd,
Lease Type Commercial~industrial

Lease Description ".being a portion of Government Land of Kealakehe,
also a portion of submerged fand of Honokohau Boat

Harbor situated at Kealakehe, North Kona,

"Beginning at the N.W, corner of the Reapir Yard on the
NW side of access road referred to “Mawaif Plane
Coordinate Grid System Zone §.

"Containing an area of 177,860 square feet, or 4.031
acres.”

Note: Said land does not have access W a public

ighway,
Lease Term 35 Years
Use Marine or marine-related activities which shall inciude

the following:

Sales: f. Marine hardware and supplies
2. Marine paint  and  other finish
materials

Services: i. The construction, operation and
maintenance of 2 boat huif-out facility
for boat repair and storage.

2. Repair facility

L Marine workshop

4. Rigging and swaying for vessels

3 Administrative office

6.  Submerged land for berthing for
service and repair and adjacent land
area for work dock.

Lessor intends 1o authorize by separate lease, restaurant
operation,

, : sty
Eﬁ, @ oy - N

Summary of Master Ground Lease
For 4.033 Acres at Honokohay Harber

Additional Uses: Sales: £,
2.
3.
4.

5.
Services; 1.
2

3
4.

Annual Rents

First Five Years

EXHIMT I
Page 2

New sale and brokerage of boats
Charts, maps, nautical publication
Navigartion instruments & supplies
Marine  elecwical &  electronic
gear/radios

Fishing tackie, lures, ice, fresh bait
Engine supplies

3ail making, canvas goods/repairs
Repair/maintenance  of  electronic
equipment and electrical

Marine survey

Censtruction, operation/maintenance
of vessels and marine equipment
facilities

Scubafskindiving services associated
with repair and saivage
Repair/maintenance
instruments/navigation

Marine upholstery/interior finishes
Boat repair facilities

Cold storagefice house

Yending machines

Qther approved in writing,

$25,000 per Annum

for the initial development minimum two acres
(Exhibit B) paid quarterly by January 1, 1984 {Aprid, July,

QOctober)

Incremental development during the initial tive years
permitted upon approval with rental increased at the
rate of 27.2 cenis per square oot per annum waived for

the first year.

The next six ensuing five-year periods 100 percent of
fair market rental determined by appraiser appointed by

lessor, Lessee

may apgoint a second appraiser.

Thereafter a third appraiser arbitration.

Uitilities,
Availability:

A water supply, eight-inch waterline is available ag the

harbor, along the Boundary of Kealokehe Parkway, No

sewer available,

The Lessee shall be responsible for

providing utility services at the site,
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Summary of Master Ground Lease EXHIBIT I EXHIBIT If
For 4.083 Acres at Honokohau Harbor Page 3 Page %

SUMMARY OF MASTER GROEIND LEASE
FOR 10,000 SQUARE FEET AT HONOKOHAU HARBOR
Lessor has awarded the contract for' installation of : '
cverhead electric and telephone lines from Queen
Kashumanu Highway along Kealakehe Parkway,

terminating 8t boat harbor, Lessee may request Project: Proposed Fuel Dock Facility
connectian to the feeder line through utility company. Land Area: 10,000 Square Feet
Lease Number H-33-2
Dated: November 10, {983, pending building permit
Lessor State of Hawail, Department of Transportation
Lessee Jack T. Hall
Lease Term 33 Years
Annual Rent 34,000 per annum, or five percent of apmual gross

receipts, whichever is greater. Rents waived first year,
Paid quarterly beginning January | {April, July,
Cctober).

Use Sell, advertise for sale, contract for sale all types of fuel
oil and lubricants normally used by small boats and
service and goods narmally conducted by fueling facitity.
Also alfowed to sell soft drinks, liquor, fishing tackie and
boat equipment.

Restricted Usage No restaurant or take out foods, boal brokerage,

construction, repair or overhaui.
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BACEGROUND

An srchaeological reconnaisssnce survey of the Rohane-Iki Develepment
project area was conducted by Fauwl B. Roseodanl, Ph.D., Ine. (PERI} undex
sgreement with Helter, Hastert, Van Hors & Eimura. A full-scale recon~
paigsance was copnducted, in compliance with the requiremests of 8 Spacial
Manspement Ares permit “spplication and Envirommental Impact Statesenml, as
requested by the Heawaii County Planming Department, The 470 acre area
surveyed consists of two adjscent parcels st the seavward end of the Land
of ¥onana-Tki, Forth Kons, Ialand of Hawaii {Figure 1). Fisld investiga-
rions were conducted February 25 and Harch 7-2Z, 1986 by s crew of three
to four persons, under the direction of Dr. P@ul'u.'nnuend:hl. Principel
investigator and Theresa £. Ponbet, Supervi;o:y'A:chseeiogilt and Project
Director.- ’

Fourteen previcusly recorded archaeological sites were relocated and
41 additional sites were newly jdentified within the project syea during

reconnaissance. A descriptive account and preliminary assesssent of these
resources. is prasented in this report.

SCOPE OF WORK

The purpose of an archaeclogical reconmaissance survey is to identify
and locste sites or festures of archaeclogical or historical sigaificanee.
A iss; is simply a pedestrisn, or walk-through, survey
designed to determine the preseuce or abgence of adrchaeological rescurces
within & specified project sres, Reconnaisssunce survey determines both
the general nature snd variety of grchanological resourdes and- the generzl
distribution and demaity of such remaina, A reconnaissance survey permits
a preliminary evaluation of archaeological resources snd facilitates forma-
lstion -of realistic recommepdations for any pdditrjonal work. Such further
work could include intessive Survey— detailed recording of sites and fea-
tures, with selected test excavations; snd possibly subsequent mitigation
~~galvage resesrch exzcavatioa, isterpretive planving, andfor preservation
of sites and featuyes with aignifitsnn scientific research, interpretive,
andfor cultural values. ) i

The primsry objective of the full recosnaissance survey of the Kohana—
Iki Development project area was to identify and evaluate the entire range
of archaeological resources presedt within  the ares, This objective
required the locstion of as meny sites aa possible and the idestification
of potentially significant deposits and features witbin the various sites.
Based on the findings of the esrlier Septewber 1985 preliminary eurvey
(Rosendshl 1985) and subsequent giscussion of 'those findings with
Ms. Virginis Goldstein, staff planper and historic sites specialist in the
Hawaii County Planning Department, the following apecific tasks weve deter—
mined to copstitute an adequate scope of work for the full reconpaissance
survey:

oy
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figure 1. PROJECT LOCATION MAP
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1. Conduct a 100% coverage serial recomnsissance (helicopter)
of the estire 470 acre project ares, with special emphasis
spon. {a) following out foot trails and plotting them on
svailable wmaps sndfor aerial photographs, (b) identifying
gites obaervable from the air and locatisg them for
subsequent pedestrian survey, and (¢} identifying sreas
which appear to be devoid of sgites;

1. Conduct high inteunsity ground reconpaigsssnce of the
immediate coastzl zone {extending spproximately 1000 ft
inland} with 30 foot intervals between field personnel;

3. Conduct high intemsity (30 fr interval) ground reconnais—
ssnce of a 150 ft wide corridor sleng the seaward side of
Mamalahos Trail;

4

.

Conduct high intensity (30 ft intervsl) ground recosnais-
sance of the ares of smooth, open pshoehoe with abundang
caves and shallow siskholes in the soputhern portion of the
project dres;

5. Conduct medium intemsity (90 ft isterval) ground recopnais—
sance of the remaining portions of the project sres;

6. Conduct preliminary bistorical documentary resesrch, with an

emphasis on readily awsilable litersture and documentary

sources; and

N

7. Analyze data and prepare an sppropriate report,

It was also agreed that the recopmaissance survey would be carried out
in sccordance with the standards for recosnsissance level survey recom-
mended by the Sccisty for Hawaiian Archaeclegy (SHA). These standards are
curvently being used by the Hawalii County Plsnning Department as guide-
lines for the review and evaluation of srchaeclogical recoutmissance te-—
ports submitted in conjunction with various development permit applica-
tioms.

PROJECT AREA DESCRIFTIOR

The msjor portion (98%) of the|project area is a single land parcel
{TME:3~7~3-09:3) which comprises thHk entire cosstal zone of the Land of
Kohana~Iki, North Kona, BHawaii. is 362 acre parcel is bounded on the
north by the Land of Ooma 2, on tie east by the Mamalahos Trail, on the
south by the Land of Kaloko, and on the west by the Pacific Ocean. Three
of the four sides of this parcel were clearly defined in the field; aspprox-
imately 1.3 miles of shoreline forms the western boundary, 0.9 mi. of an
old access road forms the northern boundary, and a 0.89 mi. long section
of the Mamalaboa Trail forms the east boundary. The 0.5% mi. long
southern boundary was marked by widely spaced surveyors cairns and could
only be approwimated using compsss bearings.
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“he second parcel (’{TMK:B—T—G-DB:E&)' is & 280 fr wide, 1360 ft long ac-
cess corridor which connests the maior parcel with Queen Raabumsni High-
way. This eight acre corridor was marked in the field by widely spaced
surveyors stakes; it 38 oriented east to west at approximstely 170 degrees
AZ.

The Land of Lohana—-Iki is gituated on the lewer southwestern slope of
Huslalai Volcsne, in the west~central portion of the Rstrict of Horth
Kona. The 1.3 mile long shoreline is the widest portien of the igmi
division, which has an average width of 0.5 miles. the narruwest pertied
of the land divisien (0.2 @i} is at the essteru (inlapd} end, 4.3 wiles
from the cocast. The Kohana~1ki Development praject area ineludes ¢. 30X
of the total area of the jand divisiom.

Flevation within the project ares yaries from sea level to 80 ft at
rhe northeast corner of the project ared. gwer 30T of the 1and surface
within the project aresd is below 25 ft AMSL {gbove mean ses tevell) ami‘n
very ssall percemtage (lass than 5%) ie above 60 Ft AMSL. The terrais is
genarally berrem Tave rocklandsy with sreas of smooth, open paboehoe and
rough as. These rocklands were formed by post-Pleigtacene lava Flows of
the prehistoric membel of the Eualalai “Yoleanic - Series {Stearns “and.
Macdonald 1946:Plate 1Y, : : : R

Aa flow cevers less than 10% of the project ares lang surface snd is

mest conteptrated in the  east-teptral ‘poarpion, where two major zopes

occur, The perthern ga zone censiste. of a.geries of _y:n'_ti:;b‘\gg:_'ginug- the
porth amd south sides of & patoeboe- £lows The westermmost’ ‘patch in this -

aeries is 365 w frop the ceast. the Bouthern as zoue is 8 broad (370 Y,
coutingous £low which ends. 550 = from the coasts Peboshue fava covers the
remainder of the inisnd surface, A well as the imd-iamlsho;e_iiue's__ of
Hawainiwas and Puhili poiots. The levas prgsent in the project ared are
aearly s}l alkal je elivime besalt, with & few possible excepticns of grada—
vional hawaiite (Macdonald, Abbott, and Peterson 19831364 :

Soils in the project ares include coral Peach saiid and Papaluy extremes
1y recky pest. Coral sand ocours. &lOUE the ghorelitve it & BAXIOW band
which sverages ¢. 120 ®m wide. Puszlun extremely rocky pest pecurs in the
pasin~like southeast coraer of the project sres, where ~relstively unbroken
and level pahoeboe has permitted the accumulaticn of a matted oot pesat
(Ssto et al. 1973:48). This crgenic matrixz oceursd primarily in low, tevel
areas and in wide crevices, and occupias less than 40% of che surfsce
area. This soil zone supparts 2 relatively dense kiswe-fountain grass
community that is nearly impenetrable i places.

Logal ¢limatic patiesns are affected by the bleckage of moisture-laden
portheest trsde winds by the poupteing, which results in extremely dry cop—
ditiops. Average annual rainfall renges batveen 10 and 20 inches, with
slightly lower averages slong the coastal zone {Armstrong 1973:57). Mean
temperatures range from 10 ro 76 degrees F, (Hawsii pepartment of Land and
Naturai Resources §970:81).

Two genersl etivironmental zones aTe distinguishsble within the project
ares, rhe coastal and rockland zones. The coastal zone hag &N RVETARE
width of 305 m (1000 £t} from the shoreline snd & relatively low eleve-

include six species of. shrimp.

216-040286 -5

tiop,’ which rarely exceeds 15 £t AMSL. Chevacteristic vegetation aleng
the beach includes a varisbie strend cover of  tree helictrope (Messexr~
ashmidia. {L.f.] Johoston), Bau paka-kahakai (Scagvgls “Beyicea ig
Yahl), end popuchue {Ipomoes pegaprse (L.1}, with occasional cecenut
palms (Cocos pucifers L.). The impediste. cogstsl zone just inland of the
besch hae discontingous demse siands. of kiswe snd milp (Thespesia populnes
L.), as well ns & large thicket of exotic. . mangrove {(Ruizs dgpple
L.}. This mature thicket currently Covers am 8res of &, 6000 sq m within
the zone of ‘anebisiing pouds, sud is sppereutly threatening 'the matural
enviroument of the ponds (Maciolek and Brock 1974:18), .

Vegetation ‘covering the rockland zome withis the project ares includes
various ipttoduced graases, prim.ril;;.fqunui_u grass (Eeupisptum el
{¥orak.] Chiev.), with seattered specimens snd pmall ‘stands -of introduced
trees and shrubg, including kieve (Fxropouvis. igllida {Hosb. and Bonpl. ex
¥ilid.}] EEK.), ] (Leugaens leucocephsld [Lam:] de Wit}, Christmes- -
berry (Sghimus: ies Raddi), end lantans (Lantans casazg L.},

and the native shrul, ilima- (Sida fallax Walp.).

4he gumervus shallow snchiazline ponds presest inm ‘the north and centrel
porticne of. the immediste coastal. zone are striking feitores of the-local
envirbomental settiog. . These pondi were sapped and. studied by Maciolek
and Brock (1974), vho docated 80 anchisline ponds withjn the project ares
and conducted detailed atudies at 3L ponds. ‘The ponds- are comcentratred
primecily within a zone 1280. » long snd 122 m wide, located between Puhili
sad Wewshivas Points (Figure 22, This ares i below 10 ft AMSL, and .all
ponds extend to sed leval or below, Balinmity ‘walues of these pood waleTs
ranged from 9 to l& parts per thousand at the time of -apalysis, which is
well sbove the standard definitions of potable weler {1 to 4 parts per
thousand; Maciolek and Brock 1974:7,36).  The eakinity of these ponds
does, however, vary with the propertion of freshwater entering thes snd it
is possible that certain ponds or spripge Day contain potsble water during
pericds of incressed reinfall. '

Yegetation associated with the ancbislice pond zone include thosg tree
species found in the coastal zone (listed above), "ag well. as vines and
succulents such ax skylikuli and akuliks {-kai. Plant species found in
pond waters - are priﬂ?i}.g civetaceus -algses - and vascular . plants,
privcipally Buppie marili (Maciclek: and Brock 1974:10,15) . . Feunal
communities present-in pond watérs are dominsted by mollusk snd crustacead
species. Mollusks . were chderved  in 24 of the 31 ponda exsmwined by
Mmciolek and Brock; species present’ include Assiminen op., Helenis ePss

s caripes, and Isopoda. Crestacesns vere observed in 19 ponds and

most common species are Halgariding

. TWreshwater pravns {Macrebyachivm
ed in two ponds {Maciolek and Frock
1974:15). . No fish were obeerved in the Eohane-Iki ponds stedied by
Maciolek snd Brock, bowever, ewall fish were observed in st least two
ponds - during recopnainsance survey. -~ Ap . additional faunal resource
associated with the largest Kohans~Iki pond is waterfowl spd shorebirds
such as the Hawaifsn stilt { 8", His himgntopus knudeepi)
and wandering tettler (Maciolek and Brock L3163, )

subre {gpasuls) and Ealsemon i
i s, opae oghas) were abe

»»»»»»»»»»»» ER
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After sxsmination of 318 ponds iu five land divisions slong the west coast
of Hawaii, Maciolek and Brock detérmined that the ponds st Kohana-Iki were
®...of exceptional natural value based on physical streeture, diversity,
representative aquatic cobwupities and new oy ususual endemic species”
(Maciclek snd Brock 1974:16).

PREVIOUS ARCHARCLOGICAL WOBK

The earliest srchaeclogicsl fieldwork recorded for Lohana-1%ki and the
proiect srea vas conducted in 1330 by John E. Reinecke, who located coss—
tal sites in the Districts of Forth and South Koma for the Bernice P.
Bishop Museuwm (BPBM)}. BReinecke recorded eight.sites alomg the immediate
copstal ares of Kobama~fki (Reinecke Ms.), Unfortupatsly, Heinecke's site
descriptions and locational data were somewhat sketchy spd not sll of his
original sites have been definitely relccated.  Beinecke's gites were
included in an ioventory of Hewail Ialand sites prepared in 1970 by the
Bishop Museum for the BHawaji County FPlamning Department {Emory 1870).
this inventory was based on exieting records and did not iovolve actual
field work.

Reinecke's §ites 58 through 62 were recorded snd submitied for place-
ment on the Hswaii Register of Historic Flaces (Sites 30-10-27-1902, 1905~
1909%) “in 1971 and 1972, as part of the Statewide Iovemtory of Histeric
Places. These sites include tesidential habitation features and a possin-
ble bejas or shrime with asscciated burials (Site 1909} st Wawshiwaa
Point. The six sites placed on the Hawaii Register were evaluated by
staff archaeologists and placed im the reserve category. ALl six were
fevieved by the Bistoric Places Review Board in October 1971, and placed
on the Hawaii Register of Ristoric Places in June 1973, They were all sub-
sequently removed :from the Register by the Hawaif State Attorney Gepersal
on proceduraiftechnical grounds; i.e., priveie lsodowners tad oot been
notified that sites located om their lamds wvere under considerstiom for
placemsnt on the State Ragister.

9-g

Figure 2. AERIAL VIEW OF ANCHIALINE PONDS AND MANGROVE THICEKET. . . :

View tu north. (PHRI Neg.448~10} The most intensive archaeslogical work conducted to date within the
project ares was dove in lste 1975 by Bess H. Coxdy during coastal survey
and testing conducted as part of his dissertation reasesrch {Cordy 1981}.
Cordy surveyed a strip along the shoreline extending from L/4 to 12 wile
inland and selectively recorded and tested structures be interpreted to be
permspent habitatién sites. Cordy desigasted 12 sites with the Bishop
Wuseus nuwbering system (Sites 58-Hs-Dlé-l chrough -12%)},  Site Dl4-}
was determined to be located in the Kaleke Land Division ratber than in
Eohane-Iki durisg the -prelimindry reconnaissance survey (Rosendahl
1985: 7). ‘'This site is therefore mot. included in discussions of previ-
ously recorded aites within the projesct ares. ’

*Hawaii Register of Historic Places (HRHP) site designation system: all
four—digit site numbers prefized by 50w10=27« (50m=State of Hewaii, 0=
Island of Hawaii, 27=USGS 7.5" series guad map, "Keshole Point™).

tp.p. Bishop Museum {BPBM) site designation system: all site pumbers
prefized by 50-Ha-Bl4- (SU=State of Hawaii, Ha=Island of Hewsii, D=
District of North Koms, I4~Land of Kohana-Tkil.

e, e
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¢ordy conducted surisce collections and limited Lest excavations at SITE ‘o ; . . : '
eleven sites, incloding the HRHF Sites 1905, 1906 snd 1907. Thirty pydrs- g 2 io uisn 15;}0 15‘53_ “{m 15‘.50. 1‘!]&0 17559 1’?‘" 1880
tion rind dates were determived from voleanic glams collected st ten 50-Ha-D14-
sites; the date ranges spso & period from AD 1437 to 187% (Figure 3). 9 R S S s

In a published versiom of his doctoral dissertation (1981}, Cordy 11{2)_ [N S
offers & number of hypotheses congerning land use and demographics in 12
Kohana-Iki. O the basis of hydration rind dates determined fyom. reco™ ’ o i -
verad volcanic glass, Cordy hypotbesized that permanent settiement did not o e
begin along the Kohens~Iki cosst until aftex AD 1400 {1981:173). PFrior teo 2 [
this time, the Land Division is thought to have beep part of gn extensive PO LY
buffer zone between the politically sutomomous districts of Kons and prm—
Kohala (Cordy 1981:176). Cordy offers population estimates for Rohansg~ . e s
Ixi, besed on the size snd frequencies of dated coastal structures inter- 10 [ —
preted as sleeping houvses. fe suggests that there vere 12 persons reeid- p e
ing in the Land Division between 1400 and 14%0; this pumber gradually e et
inereased to a pesk of 66 persons by 1600, spd was back to 1Z persons by, : e
1780 {Cordy 1981:170). 6 [T

s s

Cordy jdeptifies two mocial renk levels within the p:e_hixwric comune 4 P —
nity of Kohana-lki. These are differentiated on the presence or sbsence ol
of men's houses within housebolds (sites}. Four men's houses were identi- 5
fied within the coastal area; these occur at Sites Plé—&, 5, 9 and il.
The remainipg six sites &T¢ interpreted as baving aleeping houses only 7 e el
(Cordy 1981:1656). Bfoth social rank levels ss defined by ¥Cordy are
assigned to the Commoner echelon, due to similarities in labor expecditure
and geseral coustruction of sleeping bouses and wmen's houses, and due to

the the lack of site complexity (less thap five structures per site).

y AQURCE: CORDY 1281:247
Cerdy's hypoptheses are further discussed below.

The most tecent prior archaeclogicsl investigations at Eohana-lki was Figure 3
a preliminazy field inspection conducted by PHRI in September 1983 .
(Rosendahl 1985)}. This study focused op conducting dackgrownd rasgareh on HYDRATION RIND DATES FROM KOHANA-IK! SITES

previous archeeological investigations, relocating previcusiy recorded
archasological sites within the project area, and depigning & scope of
work for the subseguent full reconnsissance urvey. Ia his report of
investigations, Rosendshl (1985) offers altermative functional
interpretations for & aumber of features previously identified by Cordy as

3 tncluded ip Silva's report are statements from mative historisn 5. M.
sleeping houses.

Kamakeu describing the destruction in Keksha undertaken by Rekaulike of
Maui while fleeipg Alaps'inui of Ravaii, ané the setting spart of Kekaha

lands for the priestly class, specifically the Zaushi and Bahulu lines of
SUMMARY OF PRELIMINARY BISTORICAL DOCTMERTARY RESEARCHE priesthood. Presence of the priestly cless in Kohasa-Iki is indicated inm
the source of the name for’ Pubili soim:. vhich is said to be named after a

A - - priest. !é
Preliminary thistorical documentary research W8 conducted by

historical researcher Carol L. Silva for the Kohana-Tki project area

X ! h hy , Specific refsrences to xahann-}lki in myth and legend were tol located
{Appendix A}. Silve's report iz briefly summeized here.

during §ilva's research; towever, she does reference & mythological tale
entitled "The Pool of Wawaloli® which may have imvelved cme of the anchia~

The Land of Kohana-lki is located st the southern edge of am ancient tine poals of Xohsna-lki. Ahe .tsle igvolves s young woman who was

Worth Koma land sectiom kmows tas Kekaha, or Tekahs-Wai-Gle (the desolate traveling from the mountains to the coast and stopped at a peol for rve-
land without water)., The Kekaha land section is traditiosally described Freshment. fhere she met Wawaloli, who is eventually captured by the
8s barrem and desolste, but id also noted for its excellent inshore snd woma's father and exposed as 3 wicked wizard. A section of shoreline io
pffshore marine resources. Kohana-Iki bears the nawe of Wawaloli Beach.
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Little informatien ceuld be locazted by Silva regarding early himtorid
deacriptions or narvstives that inctuded references to Kohasa-lki. ‘this
dirth of informationm suggests that the area was not frequently traversed.

The low frequency of feotpaths and trails located during reconnaissance

likewise suggests either avoidance of the sres dus to the harsh environ-
ment, or for ressons that were perhaps soeial or religious in mature.

4ilva’s exsmination of land trsneferal dats indicste that nbe kuleang
percels were awarded in seaward Kobana~Tki. In 1863, the area seawsrd of
the Mamalahoa Trail was granted to Kapens. Twe years prier, Esmsio
applied to lease the anchialine ponds et $10.00 per year. Mo record of sn
officis]l respomse to this request was located; bowever, it is evident that
persony were utilizing some ponds for agquaculture during the ‘historic
perind.

During the middle to late 1860a, disputes arose over ownership claime
in Kohana-Iki. Testimony reviewed by %ilva indicates that 2 woman named
Yahalsu perhaps opersted a swmall eraft landing aleoog the coast. The
specific location of this site wae mot determined, but it may have been
located st the end of an old voad which ram from the mgin road to the
coast {tentatively ideptified as Site T-118). If this assumption is
correct, the boat landing would bave been er or near Zite 50~Ba-Dié~6 or
50-10~27-1902.

Cartographic information on Kohana-Iki is limited; two maps were
located by Silva which indicated road and housa lecations. These are J.35.
Emerson’s map (Reg. No. 1449) which plots a house belonging to Kawaimaka.
This heuse was situsted along the cosst, is the scutherns portion of the
land divisiom, in the vicinity of Site 30-Ha~Dl4-7. The location of this
house correlates with the lecation of two structures sketched on & map of
Grant 3068.

A USGE map dated 1924 wae located which depicts a sboreiine trail, two
anchialine ponds, and the Mamalshoa Trail. The only bhouse location
plotted on this wap is FKawaimaka's, which is shown to correspond with the
location of $ite 5G-Ba-Di4-7.

FIELD METHODS AND FROCEDURES

A total serial recounaissance of the project sres was conducted
February 25, 1966 by Theresa K. Donham and Alan T. Walker by helicopter
piloted by Mr. Jim Cardis of Koms Helicopters. A series of overlapping
east-west trensects were flown at an average sititude of 30 fr, which
ensbled recognitiom of archseological features in areas of sparse ground
cover. Identified features were photograpbed from the air and flsgged for
subsequent recording during pedestrian reconnsissence. Site locations
were plotted on an gerial photegraph (R.¥. Towiil Cerp., 198Q, scale
I"=400'). A rotal of 15 sites with 33 features was located during serial
aurvey, and 10 previously recorded sites along the coast were identified.
Few sites identified from the air tewd to cluster is the sorthwest and
west <entral portioms of the preject ares, where ground cover was parti-
cularly sparse and site demaities relatively high, Aerial reconnaissance

216-040286 1i
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was considerably less effective over the srea of anchigline pomds or in
the southern inland srea, vhere dense kiswe and fountain grass obscured
vigibility. The only festutes identified from the air in these areas were .
substantial walla. '

All serial survey (AS) sites were revisited durimg pedestrian survey
and resssigned temporary field numbers (Table 1}, with the exception of
AS-3, which was determined to be 8 mom-cultural feature upon closer
examination, :

Table 1.

AERIAL SURVEY SITES ABD ASSIGRED TEMPOKARY SITES NUMBERS

Aerial Survey
Site (A8~}

Temporary Site
Bupber (T-)
176
192
Won-cultoral
161
107
1537, 158, 15%
T4
193
115
120
132
101
130
135

[N JEET T LTI

Ed o g
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Pedestrian rvecoonaissance begafl March 7 and concluded March 22, 1986.
The entire project srea was cofered using two intensity levels, as
specified im the acope of werk. igh intensity aress included a 130 ft
{45 m} wide corridor immediately west of the Mamslahwa Trail (6 acres); a
1006 fr (305 m) wide immediate coastal zome {145 acres); and a rooe of
open, smooth paboehoe in the southern 1/3 of the project srea {40 acres’
(Figure 4). A total of 19f acres, or 40L of the project area, was covered
during high intensity survey. This area was walked in parallel tramsects
with teanm members ne more than 30 ft (10 m) apsrt. The trail section was
watked in transects parsliel with the trsil and the other high intemsity
sections were walked east-west, parallel with the southern boundary
orientation of 75~255 degrees Az (azimuth}).

s
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The inland perimeter of the bigh istessily survey copatal zone was
determined to coincide "with the large cairn slignment, which had ‘been’
previcusly pletted during the serial survey. With the exception of the
three nortbertmost cairns, these teatures occoX st A relatively uaiform
distance from the cosst (mesd “distance 317 m [i04L ftl), and provided &
vali~defined distance gauge during survey. Seventy~one of the 9l newly
identified sites were Tocsted in high imtensity survey -gress; the majority
of these (67) occur in the immediste coastel zome.

Approximately 279 acres or &0% of the project area was surveyed in
medium intepsity sweeps with 90150 £t between team members. Parallel
transects were oriented 15-155 degrees Az and proceeded ip a morth to
south pattern. The southerdmoat tramsect of each swesp was well marked
with surveyor's ribbon and used to guide the subsequent. sweeps.

ECONNAISSANCE ZOHES

ten of tbe fifteen sites located during aerial recopnaissance’ were
withins the medium intessity sSurvey zone. All of theae sites were relo—
cated during. systewstic pedestrian survey, indicating that the spacing
between surveysrs was adeguate for ihe lotstion of most kinds of sites.

Sites loceted durimg reconoaissance wene plotted ss asccurately o8
possible on an perisl photograph scaled 1"=400° (R.M. Towill Corp., 1980,
Map 7835-16).  Whemaver possible, taped distevces snd compasa bearinge
wers rvecorded frem a nevwly 1oested aite to ‘the searest known site ©r
feature. These data are presepted in the gite descriptions. and. represent
actusl field nessuresents, .except where precesded by am- approximetion
notation {c.). : :

KOHANA-1KI DEVELOPMENT PROJECT AREA

A standsrd PHRI site survey form was completed for each aite, with
descriptive data and feature dimensions ‘recorded op gite at the Eime of
tocation.  Scaled plan mape vere compiled for selected nites, depending
upen site complexity, scope of anticipated work at the aite, or vecessity
for illustrating site struéture, LN aome cases, the need for further work
et 8 #ite was mitigated by compiling scaled site maps at the time of site
iocation. These cases are further discussed below, The primcipal feainzes
of each site, with the except ion of soume jaclated cairns, wers pheto-
graphed im 33 me brack-and-white (FHRI Rolls Ho. %33~437, &48). Each site
wos marked with red and blue aurveyor's tape and ap alusinus tag denoting
tegporary site mumber, PERI project number and date. Tags were placed i
a couspicuous  locstion on the principal features and locativas vere
recorded on respective site forms. Site informatjon was also written on 4
strip of yellow plastic surveyor's zibbow and wrapped aroupd & cobble-
aized ztopbe which was placed in adprotected but copapicigus area of the
gite. Hewly located sites were yjnumbered sequentiglily, beginning  with
T-1062. Previously rvecorded sites gdﬁ.agxlznnl:eci with BPBM pumbers -or state
pupbers were not given teﬁpora:‘ylfield pumbers; 1ikewise, Site 101,
recorded by PHRL duripg the preliminary reconnsissance, vas not  renum-
bered.

SHOWING HiGH AND MEDIUM INTENSITY R

Artifacts were collected st three pites, and include three Cypraes 8p.
shell octopus lures recovered irom gite T-129; s piece of twisted £ iberous
material, collected for jdentification from Site 1-101; and & fragmentary
metal spike for identification and dating, recovered from Site 54~Hg~
BlA-~%1.

E:i::’j Medlum intensity Jeconnaissance

o .
m High intensity fecOnNaIssance
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Archaeclogical sites were designated when artificial festures or mod 4=
fied natursl teafures were encountered, or when subsistesce remains or
portable artifacts were encountered on the surface. Nateral caves sod
overhange with no evidence of modification or saurface materials were not
recorded as archaeological sites. Caves are differentiated from overhangs
om the basis of dimensional proportions. Ceves sre natural sheltexs with
greater depth than opening width; overhsngs have &4 grester opening width
than depth of habitable apace.

Five wall variants were identified. Single walls are free-standing
features that do not enclose a space snd are not readily associated with
other walis or featuren. These walls are either straight ot slightly
curved. Enclosing walis consists of four sides, or three copstructed
sides with a fourth side of patural bedrock that is used to complete an
enclosure. C and L-shaped wslls sre free-standing, and of the shape
indicated. A walled shelter is a straight or curved wall built so as to
incorporate & rock face or natursl sinkhole and to enclose z sheltered
ares. A number of walls were cbserved at the entrance of natursl caves or
overhangs; thesa features are not included in the walled shelter
category, but are given as component features of the respective shelters.

Alignments nre differentiated from walls on the basis of copstructiom.
A wsll has a minimem of twe tourses of stone, while an alignment has a
maximum of ome course of stone.

Pavements, platforms snd terraces are differentiated on the basis of
height above grousd surface. Favements consist of a single course of fill
paterial. Platforms sre raised above ground on four sides and terxsces
are raised sbove the ground on one to three sides.

Filled depressions conaist of rubble, pebble or cobble £ill depoaited
in a sinkhole or crevice. The surfaces of filled depressions may be
leveled, irregular, or slightly coucave. Filled depressione sre included
in the rock mound category when they are built up, well sbove ground
sarface, and have unfaced sides which salope outward from top to bottom.
Hounds alse oceur om level surfaces and asre differestisted Erom caims
primarily on the absence of structure and retative size of the featnre.
The distimction between cairns and rock mounds utilizes projected original
forws in some cases), dismentled cairns would othervisze be classified as
wmounds .

Sites were described as cowplexes if two or more features were located
within & limited spstial area. Specifit metric standards for the spatisl
area were not set, due to the extreme variability in site size and the
comstraints of locsl topography. Generslly, features within 20 m were
recorded as coupoments of the same complex. This procedure resulted in a
pumber of complexes that consist of two features, such as a cave and a
cairn. The complex category is therefore functionally and formally
heterogeneocuns, and site boundaries for some complexes are considered
tentative until more intemsive investigatioms and site wapping 1is
completed.

e
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Ten functional categories are used in describing the archaeologicsl
respurces identified. These include three types of habitstion sites,
rosd/trail sites, boundary markers, snimal pens, Tecreation sites, shrines
and aquaculture sites.

Tepporary babitstion sites are ivdicated by feature forms such aa ceve
shelters, walled shelters and C-shaped walls. Surface midden ia light to
medine in dessity and horizontal festures include bearths and occasionally
cupboaxds. These sites are generally single featuras or emall two to
three feature complexes, Temporary habitstien/storage sites are extremely
low ceiling ceves that have been modified but exhibit so evidence of
activities, other thas the possible curation of materiala.

Permanent or sxtended habitation sites ave indicated by the presence
of at Ieast ocne terrace, platform or pavement to sufficient size to sug-
gest the former presence of & residential structure, All permaneant babi-
tation sites identified in this study are complexes, with ss many as 14
component features. The most common festure forms present -on permspent
habitation sites im sddition to bouse platforms or terraces are enclosure
valls, paved andfor filled depressions snd crevices, wodified caves or
overkangs asd various wall forms,

Babitation/ceremonial sites sre thope with platforms or terraces asd
additionsl festures which suggest ceremonisl activities, Such festures

include corxl pavements, positioned wspright watervorn boulders, lsrge,
unweathered pieces of branch corsl, and potemtial burisls.  Festures

suggestive of burials include oswsll, slightly mounded terzaces or
platforms, depressions or crevices filled with large stones and left
uopsved or unleveled, and rock wmownds. Cave burisls were mot located
within the project area.

Road/trail sites consist of either relatively wide (2.5-4.0 m) cart/
horee roads or narrow footpstbs. The lstter are identified on the basias
of weatbered patterns on pahoehoe bedrock, c¢learing patterns on za, and/or
aligoments of markers, such as weathered coral or cairms,

Boundary werkers are identified ss such only when a defimite patters
or aligmment of festures is discernable. fYestures used ss boundary
markers within the project ares include cairns snd roads. The latter were
weed to demarcate private property clsims.

Aniwkl pens are large enclosures which comtein no internal Ffeatures
snd no evidence of extended ocdppation by bumsus withis the enclosure.
One animal pen, Site 50-Ha—-27-1908, contsins evidence of use during the
historic/recent period; however, jthis use appears to represent post-sban—
donment re-use, rather than the pkimary use of the enclosure.

Recreation sites located within the project srea include a petroglyph
2nd small modified snchialine pools that spparently fupctioned as bathe.

Aquaculture sites that occur within the project area oceur exclusively
in andfor sround anchialine ponds snd wost often consist of complexes with
wells and small terraces or platforms erected st the water's edge. Walls
are built so ae to channel water, deepen ponds, or section ponds.

AT
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A total of 193 archaeological sites have peen identified to dste
within the Kohana~Iki Pevelopment project area. §ix of these sites were
recorded in 1971 and submitted for placement on the figwaii Register of
Bistoric Places in 1971, Four of the HREP sites and an additional seven
sites were recorded at the BPBY by Ross H. Cordy (1975}, Ome site wea
recorded during the preliminary reconnaissance survey conducted in 1985
end 91 sites were located during the full-scale recenuaisssnce. Rearly
half (49.5%) of all sites recorded axe complexes which contain two to 14
aspociated features. Five of these complexes jnclude wore than 1O
features and the majority (77%) are comprised of less thas five features.

Nineteen formal types were identified smong the I62 fegtures located
within the project ares {(Table 2}. Thirty-eight festures representing 83X
fotwal types were previoualy recorded. The remsining 214 features vere
recorded during full-scale reconngissance, incloding 1¢ new festures
located at previoualy recorded sites.

Tentative functionel interpretations are suggested at this time for 76
of the 105 recorded sites. Babitstion sites vepresent over haif of the
jdeptified sites (48}, and incluvde 17 hebitetion cowplezes, 13 habitation/
ceremonial and/or burisl complezes, and 18 temporary habitation aites.
Other functiomal tLypes include two roadftrail sites, 16 boundary markers
(same boundary), two spimal pens, three recrestion sites {petroglyph and
ponls), two ghrines, and three aquacuiture sites.

¥ewly identified and previcusly jdentified sites are described
individually below, in numerical order. tnformation included ip esch
description includes the oversll aite gize, dimepsions of features,
general environmental zone and elevation of the site, distapce Lo ad jacent
aite(s), portable remains observed, snd tentative functiomal category, if
determingble. Tables 3 and 4 (st end) summarice the identified sites and
their romponent features in terms of formel type, tentative functionmal
interpretation, praliminary evainatiom of aigpificavce, and tecommended
further action. Table 3 lists pewly identified sites, while Table & lists
previously identified sites. All site locstions are indicated on Figure §
{at end}.

$1TE DESCRIPTIONS - NEWLY IDENTIFLED SITES

I-101 Gomplex

This complex consists of five features located in and arcund the rim
of a broad, shallow pahoehoe sink. Two habitation shelters, & rubble
filled depression snd two cairna occoux within an area of 184.5 sq meters.
Blevation of the site is 12 ft AMSL; it is situsted at the interface of
the coastal and rocklands environmental rones.

Feature A is an overhang shelter 2.3 m deep that has a wide opening
oriented towsrd the east (270 degrees Az}, A narrow corridor leads from
the main overhsng room westward into a swall {(c. 15.0 sg m) cave that has

s ey e o,
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Table 2.

FREQUENCY OF RECORDED FEATURES BY FORMAL TYFE

Formal Fumber of Peatures Wumber of Features

Type Recorded by PHRIL Secorded by Cordy (1975} Yotal

_ (19835-1486)  anglop HEEP (1971)
Single wall 23 2 25
Enclosing wall 9 10 19
C-ghape wall ) 4 - 4
L-shape wall 1 -
Walled shelter é - [
Cave shelter 20 4 24
Overbang shelter 15 - 1%
Paving 7 3 10
Platform i R 1 28
Tarrace 2 : T b
Straight rock aligament 2 -
Circulsr.rock alignment 6 o - :
Filled depression 21 - e
noe;k':'ﬁn‘.i;d. o 4 S - -

7 pérroglyph . . oo .o
Trail 3 A _ 3
Cairn 74 ‘ - T4
Cleared pond. 2 -

Spring/uell - 1 -
Total 224 o 38 S 282

& low ceiling (0.8 m) apd sperse m;;fme widden; A sxail, stooe-limed sub-
surfsce festure 0.4 m in disweter ;and at lesst 0.3 m deep is located pest
the estrance of the overhang. Shell widden, Rukui, charred woed, coral
gnd fiberous material are present.

Festure B is a cave ehelter with a narrov {3.0 m wide) opening
oriented toward the ecast (B3 degrees Ar). This opening fsces Festure A,
loceted 17.2 w to the esst. Average ceiling height is 1.0 m. The cave
opens into a tube that continues for ¢. 10.0 = sround the rim of the sink.
The tube ia sn average of 4.0 to 5.0 m vide and coptsina scattered shell
midden with shallow (c. 3 cm) soil deposits in plsces.
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Feature € is a Filled depression 2.5 u long and 2.7 m wide that has
been leveled and paved with emall pahoehoe cobbles. A narrow path-like
extension 1.0 m wide and 4.0 n» long leads from the festure toward
Feature A, This feature is spproximately midway between tha two sheltern,
in & low area of the sink,

Features D and E are csirns; Feature D is located in the sink, ad ja—
cent to Peature C. It is 1.6 m x 2.0 at the bage aod 0.75 m high. Fea-
ture £ is situsted at the rim of the sink spd is visible for some dig-
tapee. It is 1.7 w x 1.0 m at the base and 0.43 » high. This feature
appears be partially dismantled.

Portsble remains are sparsely scatiered on the aite purface zud concen~

rrated im the two shelters. Shell species presest include Cyprpes spp.,
Berits spp., Iscgmomon sp., B. cxebristristus, abd Thaididae; other

portatle remains include Echinoides, kukui, charred wood, coral, sand
twisted piecesn of fiber (seumnet ). There appears to be sufficient
chercosl in Festure A to obtais s radiometric date sample, This site was
located during the preliminary vecounaissance survey of $ite Dlé~3, which
is located approximately 36.0 m to the porth. - 8ite T-101 may therefore
have functioned 8s & sepatate activity area within the former complex.

I-102 Mamalsboa Treil

i-8

This historic trailfrosd is immediately esst of the essters boundary
of the projsct ares, with the exception of a 330 ft wide section that is
croseed by the propomed access road corridor. The trail/read is
constructed of locally svailable lava rock; its surface varies fFrom
spooth, unpaved pahoehoe to crushed stome paving. Bides of the road are
lined with flat to chunky boulders that sre stacked apd faced to varying
heights, depending upon local terrain,  Aversge width of the road is
approxivately 2.0 m; widths vary from 1.7 to 2.3 = slong the project ares
boundary. The asection of the trail thet «erosses the proposed sccess
right-of-way is in particularly gocd preservaticn ss compared to other
sections along the boundary. This is especially true at the souvthern end ’
of the right-ef-way, wbere the trail crosses & rough as ravine and hae Figure 6. MAMALAHOA TRAIL AT ACCESS ROAD RIGBT-OF-WAY. View to
faced bridge sectioms {Figure 6). south., (PERI Neg.h34-12)

this Trail is described by Apple (1965} sp & "Type B" trail and by
Pukui, Elbert, and Mookini (1974:144) 28 & belt road. Tt is located on m
map sccompanying Lapd Grant 3068 to Kapenm, dated 1863 (see Appendix A),
and is refered to as the "0ld Beach Road.™

¥
:

I=103 Caye Shelter

This temporsry hsbitiation site is one of three sites located in the
wortheastern quarter of the project arem, It counsists of an overhang
4.0 m wide tbat espands into a cave 9,0 m wide and c. 5.0 © deep, with
sdditional crewlspsce. Most of the floor space inside the cave is covered
with large rockfall boulders, eome of which way bave fallen recently. The
only indication of shelter use located was & very sparse scattering of
charcosl fragments ageinst & large boulder. The cave opens toward the
north (350 degrees Az} aad ie ¢. 25.0 ® west of the Mamalahom Trail.
Elevation is &0 ft AMSL.
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T-106 Ssirm’

This single cairn is jocated 3.0 m west of the Mamslshos Trail, alopg
the soutbern slope of & rough as embapkment. The feature comsista of a
haphazard stack of less thep 10 stones on s laTge a2 poulder that is 8.6 @
high. The actual structura is 0.6 m nigh snd D75 = wide at the base
(Figure 7a). This festure is probably historig, gives 1rs gppociakion
with ap historic read, and may represent 4 distance sarker.

£
3105 Complex ﬁ
This eite is situated at tbe interface ot & vough as flew snd 8 grass—
covered pahoeboe flat, 50-60 ;m west of the Mamslabos Trail. The complex i
includes a C-sbape wall, # footpath remment and o swmall cairn. i . C. SiteT-126(8)
‘ A. Site 7-104 B, SiteT-110
Feature A is a small C-shape wail located G.7 m southwest of Feature 5. View N, View

B, on anp open paboeboe ridge. The wall is constructed of stacked and
ieaned pshoeboe slabs; maxisom beight 1is 0.75 = at the closed end and
ranges to 0.3 m at the two open ends. Width of the opening in the wall s
2.5 m. The highest point of the wall faces the footpath {(Feature 3} snd
ia aoriepted toward the northwest (320 degrees Az)}. To portable remains
were ohssrved in or around this 