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December 4, 1590

Office of Environmental Quality Commission
445 South Eing Street

Kekuanaoa Building, Room 115

Honolulu, HI 96813

Gentlemen:

Final SEIS - Mauna Lani Cove
Determination of Acceptability

We have reviewed the final EIS for the proposed Mauna Lani Cove
development. Chapter 343, Hawali Revised Statutes, reguirements
were triggered by the filing of a Shoreline Setback Variance
petition to allow the proposed development.

We have determined the Final EIS to be acceptable as we find
that gaid document has satisfied the following criteria:

1. Procedures for assessment, consultation, review and
revigions reguired for the EIS have been complied with;

B2
a

Content reguirements for a Final EIS have been satisfied;
and

Lt

Comments submitted during the review process have been
responded adeguately, and revisions have been incorporated
or appended to the final document.

As the proposed proiect is in the process of obtaining the first
of many land use approvals, it is still at & conceptual stage of
planning. As such, detailed and site specific plans have yet to be
prepared. Thus, & supplemental EIS may be required with other
permits should site gpecific and detailed plans indicate a need for
additional information, particularly with respect to impacts to the
anchialine ponds and their management.
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Should you have any questionsg, please feel free to contact our
coffice.
_ ’ *

NOEEWN K. HAYASHI
Planning Director

cc:  Ms. Anne Mapes/BCA
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CHAPTER 1
INTRODUCTION AND SUMMARY

1. APPLICANT AND BRIEF PROJECT SUMMARY

Mauna Lani Resort, Inc., developer of the master planned Mauna Lani Resort on the Kohala
Coast of the island of Hawaii, proposes to develop a water-oriented residential marina on an 88-acre
waterfront parcel between the existing Mauna Lani Bay Hotel and Bungalows and Ritz-Carlton,
Mauna Lani Hotel. Mauna Lani Cove will include 90 to 140 residential lots or units; a boat basin,
to be known as The Landing, containing 110 boat slips, 90 of which will be available to the public
on a "first come, first serve" basis and a commercial area with 2 restaurant and shops; an interpretive
center; and related boating facilities as well as other shoreline improvements.

2. PROPOSED GOVERNMENT ACTION

An environmental impact statement (EIS) for the entire Mauna Lani Resort was accepted by
the County and State of Hawaii in 1985. Mauna Lani Resort, Inc. is currently seeking government
permits to allow development of the Mauna Lani Cove project within the resort. The submittal of
a Shoreline Setback Variance (SSV) application to the County of Hawaii subjects the project to
Chapter 343, HRS EIS review. Consequently, the Hawaii County Planning Department determined
that the project impacts could be significant and that a Supplemental EIS was therefore required.

This Final Supplemental EIS supports the SSV application, as well as other County permit
applications, including a Special Management Area (SMA) Use permit and Planned Unit
Development (PUD) permit. Mauna Lani Resort, Inc. has submitted a State Conservation District
Use Application (CDUA) for work (access channel) in submerged lands in the State Conservation
District, and a Corps of Engineers River and Harbor Act of 1899, Section 10 permit application for
work in navigable waters. This Supplemental EIS also supports the State application and will
support federal permit applications when they are filed/refiled. The access channel will be located
in a Resource Subzone and will require about 2 acres of state submerged lands. Other necessary
approvals and permits are listed in Section 11.0 of this chapter.

3. PURPOSE OF THIS DOCUMENT

The purpose of this Supplemental EIS is to identify and assess environmental impacts that
could result from the development of Mauna Lani Cove. Through this process, as well as the
technical studies performed in support of the assessment, the applicant expects to identify weaknesses
in the project plan, to propose appropriate mitigation measures for potential negative impacts, and
to ultimately create a well-planned, environmentally sound project. To the degree possible, the
information contained herein covers both the on- and off-site impacts, infrastructural components and
amenities that would serve the project.
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10. SUMMARY OF COMPATIBILITY WITH LAND USE PLANS AND POLICIES

The proposed Mauna Lani Cove project site is located within the Urban district boundary as
defined by the State Land Use Commission and within Resort lands as designated by the Hawaii
County General Plan. Hence, the project is consistent with current State and County land
designations. However, to move forward, the project requires several governmental permits which
are listed below.

11. NECESSARY APPROVALS AND PERMITS

This Supplemental EIS supports various Hawaii County permit applications and a State
Conservation District Use Application for work in submerged lands. Table I-1 is a listing of major
approvals and permits required for the Mauna Lani Cove project. Other approvals and permits are
also required for development to go forth after the following have been obtained.
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1t is apparent from the above noted figures that there is a definite need for additional small
boat moorings in West Hawaii, as well as the entire state. While the proposed project will not
satisfy the entire demand for moorings, it will provide some assistance in that regard as well as
alleviate future demands on state provided facilities.

s. STATEMENT OF OBJECTIVES

Mauna Lani Resort is one of three major destination resorts on the Kohala coast that were
planned and established many years ago. Based on an updated master plan, the resort is being
developed in an orderly manner, responding to market demand within the context of the important
objective of creating and maintaining an attractive world-class visitor and residential complex with
strong ties to the local community. An important overall goal is to continue the operation and
expansion of a successful venture which supports the developer’s ability to make meaningful
community contributions.

. ity Contributi

Included in Mauna Lani Resort’s community contributions to date are:

®  Current on-site employment force of approximately 1,500 persons (includihg
construction forces) with an estimated annual payroll of about $40 million.

*  Annual support of numerous youth and adult education/activity programs including
high school scholarship and trust funds, canoe and equestrian clubs, arts and dancing
programs, Boys/Girls Clubs and mental illness and crisis programs.

*  Support of environmental groups and programs such as Sierra Club, Kona Outdoor
Circle, Pacific Game Fish Research Foundation, Pacific Ocean Research Foundation,
Puako Petroglyph Archaeological District, Green Turtle Restoration Program, Hawaii
International Billfish Tournament, West Coast Whale Research Foundation, Hawaii
Nature Center, Kona Historical Society and the state endangered species propagation
program.

*  Annual support of community medical and health programs including Lucy Henriques
Hospital, North Hawaii Community Hospital, American Cancer Society, American
Lung Association, suicide prevention programs, DARE Program and child and family
service programs.

®  Manpower and financial support for various community functions such as North
Kohala Country Fair, Earth Day, Ironman Triathalon, Merrie Monarch Festival and
various rodeos, art fairs and other community functions.

®  Mauna Lani School - a child care center on-site for Mauna Lani Resort employees
(the only company sponsored facility of this type in West Hawaii).

I-3
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Project Obiecti

Mauna Lani Cove plays a specific role in the ordered development of the master planned
resort. With the residential marina, Mauna Lani Resort, Inc. hopes to attain several major

objectives:

Balance private and public benefits derived from the project.

Further the mission of the Kohala Coast as set forth in the 1958 State Pian for Tourist
Destinations and the 1967 Olohana Corporation land development plan, "The Kohala
Coast Resort Region."

Add an amenity which will be an integral part of Mauna Lani Resort, compatible with
the resort’s established character: low density and designed for maintenance of
environmental integrity.

Add a new water-related dimension which will enhance the resort’s competitive
market position and add to the character of the Kohala Coast.

Avoid building another hotel, for which the land is zoned, and instead add a distinct,
low density residential product to those currently offered by the resort.

Maximize the number of waterfront residential lots at Mauna Lani Resort (some
residences will have frontage onto navigable waters and direct access to a private
dock) and community water-related opportunities.

Create an attractive project that is accessible to the public as a park/community
center, including use of the boat basin and channels by community water sport clubs
and use of the commercial center. This will be a community center where people will
come to enjoy waterfront or water-oriented activities such as walking, running,

paddling, boating, sailing, fishing, dining, shopping, and visiting the interpretive

center.

Assist in satisfying the demand for small boat docking facilities among existing
Mauna Lani homeowners and the general public.

Provide the impetus for expanding the pleasure boat service industry in Hawaii.
Create a state-of-the-art, high-service marina with fuel dock, sewage pump station and
strict operation and maintenance plans that can serve as a model for other public_and
private marinas.

Provide transient moorings to discourage and minimize proliferation of “"open
roadstead” moorings.
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Bubjic Benefits

Of the above objectives, continuing to balance the private and public benefits to be derived

from the project is of utmost importance to Mauna Lani Resort, Inc. The direct public benefits to
be derived specifically from the proposed project include the following:

®  Additional small boat mooring and launch facilities in West Hawaii,

*  Additional and improved public access to the shoreline.

*  Additional and improved public shoreline park facilities.

*  Improved anchialine pond, coastal pond and nearshore marine conditions.

®  Increased state and county tax revenues.

*  Increased employment opportunities in a variety of positions and industries.
®  Increased small boat, canoe and kayak recreational opportunities,

*  Additional small boat dry storage facilities in West Hawaii.

*  Additional safe, protected small boat anchorage facilities along the West Hawaii
coastline for all boaters during emergency and storm condition situations.

These direct public benefits would be in addition to those already provided by Mauna Lani

Resort and they would be provided at essentially no cost to the public. These benefits have been
developed and planned in consultation and cooperation with the County Planning Department and
private groups such as Public Access Shoreline Hawaii (PASH). Mauna Lani Resort, Inc. is also
discussing, with the state and county, additional off-site public facilities and benefits that the resort
could jointly participate with governmental or private agencies and groups.

...................
il
BE DR

In addition, the following indirect public benefits would result from the proposed project: '

¢  Continued impetus to establish and implement 2 West Hawaii regional water
quality/marine ecology monitoring/survey program.

*  Continuation of a regional ciguatera monitoring program recently initiated by Mauna
Lani Resort, Inc.

*  Additional impetus to continue development and establishment of a privately financed
and endowed marine resources research center, -

*  Continued impetus to assist and cooperate with the University of Hawaii Puako
marine research center
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¢  Development of a working model for the maintenance and operation of public and
private small boat marinas in Hawaii.

Each of the direct and indirect public benefits listed above are described in more detail in
Chapter II, Section 3.

6. PROJECT DESCRIPTION

Mauna Lani Resort proposes to develop an integrated residential marina project to include
00 to 140 residential lots or units, a boat basin and related boating facilities to be known as The
Landing, as well as various shoreline improvements. The project includes a total of approximately
185 boat slips or docks with the capacity to moor about 250 boats. The design concept for Mauna

Lani Cove is that of a low-density village interspersed by waterways, with the boating and

boat-support activities concentrated at The Landing. Utilizing comprehensive and strict rules and
regulations (see Appendix Q), a harbor master will manage operations at this high service marina.

6.1 PROJECT SETTING

Mauna Lani Cove is designed to add a new dimension to the existing resort while adhering
to the concept, design and operation guidelines followed in the development of other Mauna Lani
Resort projects: provide facilities and amenities which are of world class quality and at the same time
sensitive to the natural environment and surrounding community.

Mauna Lani Resort has been master planned as a luxury destination resort since the
mid-1970's. Built to date are the 351-room Mauna Lani Bay Hotel and Bungalows, the 550-room
Ritz-Carlton, Mauna Lani Hotel, the 80-unit Mauna Lani Terrace condominiums, the 116-unit
Mauna Lani Point condominiums, the Francis H. I'i Brown championship golf course and golf
clubhouse, a beach club, a racquet club, the Eva Parker Woods museum, and a public park. The
Kalahuipua'a fishponds are held in conservation and are open to the public as an ethnobotanical
reserve. The Ala Kahakai (shoreline trail), the Ala Loa (King’s Trail), and two historic park

preserves are also available and easily accessible to the general public as well as resort guests. These.

amenities are enhanced by interpretive signs.

Scheduled for completion in the fall of 1990 is Holoholokai public beach park, which will
have ample parking and family picnic facilities, such as picnic tables, bar-b-ques, restrooms and
showers. The park will be located north of the Ritz-Carlton, Mauna Lani Hotel at Pauoa Bay. The
Puako Petroglyph Archaeological Park is scheduled for completion at the end of 1990 as Hawaii’s
prototype rock art park. Mauna Lani Resort, Inc., in cooperation with the Waimea Hawaiian Civic
Club, nominated the Puako Petroglyph Archaeological District to the State and Federal Registers of
Historic Places in 1983. )

Mauna Lani Cove will be situated between the Mauna Lani Bay Hotel and Bungalows and

the Ritz-Carlton, Mauna Lani Hotel. The project will include the following elements which are
assessed in this document as to their potential impacts in both the short-term and long-term.
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6.2 CHANNEL NETWORK

Development of Mauna Lani Cove will necessitate dredging a channel in relatively shallow
(less than 20 feet deep) state owned submerged lands to allow for approaching vessels as well as
inland excavation to allow for the construction of waterways and a boat basin. Approximately
1.3-million cubic yards of basalt material will be excavated for the channels and boat basin, of which
60,000 cubic yards would be excavated seaward of the state certified shoreline to create the access
channel and 1.24 million cubic yards would be excavated landward of the certified shoreline to
create the interior channels and boat basin. A Conservation District Use Application (CDUA) has
been filed with the Board of Land and Natural Resources for use of the public lands. Future actions
will include negotiations with the state for permission to dredge the channel and the compensation

to be paid for that permission.
Dredged Channel in Submerged Lands
*  Channel approximately 150 feet wide and 625 feet long, with a depth of -18 MLLW.
e  Approximately 60,000 cubic yards of basaltic materials to be excavated.
¢  Construction period of 2 to 4 months.
Inland Waterways
e  Approximately 23 acres of channels fronting residential lots.

o Approxlmately 1.24 million cubic yards of basaltic materials to be excavated prior to
opening access channel to the sea.

#  Channel depths to vary from -6 MLLW to -15 MLLW to accommodate vessels of
varying size.

¢  Construction period of approximately 10 to 12 months (to start prior to or concurrent

with access channel construction).
ni ina to Dr hannel

*  Natural shoreline to be left in place as a dike until the entire channel network is
excavated.

. Existing certified shoreline to remain in its present location, i.e, shoreline of.interior
channels to be owned by the developer as is the practice with similar marinas in
Hawaii.

*  Construction period of approximately one month (to be initiated following
construction of access channel and inland waterways).
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6.3

6.4

RESIDENTIAL DEVELOPMENT

90 to 140 residential lots/units. Final number of residential lots to be determined
following detailed planning and design work for the project. Current program calls
for 105 residential units, 75 of which would have private mooring floats fronting the
units, 10 lots that would have ocean views but no direct water access, and 20

clustered single-family detached units.
Minimum lot sizes will be between 10,000 and 15,000 square feet.

Median home value is projected at $2.25-million.

Total residential development value based on a maximum 140 residences is
$315-million.

Two 125-foot long vehicular bridges will provide access to residential lots on the
islands. The bridges will have a clearance of at least 6 feet, allowing skiffs to pass

undemeath.

THE LANDING: BOAT BASIN AND COMMERCIAL FACILITIES

Boat basin with a 110-vessel capacity: All slips, with the exception of 10 that will
be reserved for commercial charter fishing boat operations and 10 that will be
reserved for transient (30 days or less) boats, will be for the exclusive use of Mauna
Lani Resort residents and guests. The Cove project will have a total capacity for 250
vessels inclusive of residential moorings. Dive boat, sightseeing and sunset dinner
type commercial operations will not be allowed at the Cove. The primary emphasis
of the Cove boating activities will be placed on recreational sailing, fishing and

cruising.

Marina facilities will include the harbormaster’s office, laundry, restroom/locker

areas, and other support space.

The boat launching area will be open to everyone and all users will be subject to the
same fees for services and will be expected to abide by the established marina

regulations (see Appendix Q).

A public waterfront restaurant with adequate meeting space for 2 sponsored yacht
club, canoe clubs and other groups.

Ocean interpretive center at the yacht clubhouse to contain sea-life exhibits of
museum quality.
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®  Other amenities including a fuel dock facility, a sewage pumpout facility (the Big
Island’s first), dry storage for smaller boats, and limited retail facilities including a

general store,

e

'~ *  Parking for boat owners, marina visitors, retail facility visitors, and commercial boat
- passengers and crew,

6.5 PUBLIC ACCESS

b

®  Pedestrian shoreline access will be uninterrupted, and more so, enhanced.

A 150-foot long and 6-foot wide pedestrian bridge (with 2 50-foot moveable span) to
ensure public pedestrian access while allowing the passage of high-masted vessels.
The bridge will have a minimum 14-foot vertical clearance, allowing most power
boats to pass underneath,

3 o
[ ]

* A 10-foot wide pedestrian easement around the entire outer channel for an ocean
promenade open to the public, connecting the shoreline trail to the boat basin and
commercial parking area,

i

€

Vehicle/pedestrian drop off areas at the end of the roadways within the residential lots
surrounding the Cove.

6.6 SHORELINE IMPROVEMENTS

*  Improvement of the Ala Kahakai trai] into an ocean greenbelt/passive park between
the Mauna Lani Bay Hotel and Bungalows and Ritz-Carlton, Mauna Lani Hotel,

&2 £32 Oy
[ ]

A bridge operator’s roost and interpretive center will be provided in the shoreline
area.

*  Existing anchialine ponds in poor condition near the shoreline will be restored, with

the addition of interpretive signs if the State desires attention to be brought to them.
;A 6.7 RELOCATION OF GOLF HOLES AND ADDITION OF FLUSHING RESERVOIR
d .
®*  Two existing golf holes (11 and 12) adjacent to the Mauna Lani Bay Hotel and
2 Bungalows will be relocated mauka of The Landing
q
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*  Flushing reservoir to service the marina and to serve as a water feature adjacent to
one of the relocated golf holes.

7. SUMMARY OF POTENTIAL ADVERSE IMPACTS AND MITIGATION MEASURES

- Impacts to the environment are expected as a result of the construction and operation of
Mauna Lani Cove and The Landing. Adverse impacts will be mitigated where possible and offset
by benefits resulting from the project. The following identifies the expected short- and long-term
adverse impacts and corresponding mitigation measures that will be taken to minimize and/or
eliminate the potential adverse impacts. Each of the mitigation measures summarized below is
discussed in detail in Chapter IV.

7.1  SHORT-TERM CONSTRUCTION PERIOD IMPACTS/MITIGATION MEASURES

IMPACT:

MITIGATION:

MITIGATION:

-

Intermittent interruption of continuous lateral public shoreline access during
the period the shoreline dike is removed and pedestrian bridge is constructed-
approximately 3 months.

Pedestrian bridge across channel to allow continued public lateral shoreline
access following opening of the channel to the ocean. Temporary lateral
shoreline access to be provided.

Increased turbidity of ocean waters resulting in temporarily lowered water
quality standards within the immediate dredging area.

Siltation curtains to be used to surround the construction area and limit
siltation to the immediate construction area. Special care will be taken to
remove materials from the bottom of the curtains prior to removal and/or
relocation of the curtains.

Disturbance of marine biological community in the vicinity of the dredged.
channel.

Use of siltation curtains to limit increased turbidity to immediate dredge area.

Channel sides to provide stable, hard substrate replacement habitat for sessile

organisms and feeding areas for grazing motile organisms.

Temporary disturbance of anchialine ponds in the shoreline area with the
addition of windblown debris and silt resulting from construction.

Removal of debris and regular maintenance of ponds to allow ponds to regain
original appearance and biota.
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IMPACT:

IMPACT:

MITIGATION:

Potential construction impacts on humpback whales and turtles frequenting
project site.

Offshore construction to be performed during summer months only. Visual
inspections to be performed daily to assure that turtles and other sensitive
marine organisms are not in construction area.

Lowered air quality from excavation and construction vehicles,

Excavated areas to fill with groundwater. Those above water level to be
planted with ground cover as soon as possible. All construction areas to be
regularly water sprayed and all construction vehicles to meet federal emission
standards.

Noise impacts from construction vehicles and machinery,
Construction to be limited to normal daytime work hours and all construction

vehicles and machinery to be equipped with mufflers in compliance with
federal and state rujes and regulations.

7.2 LONG-TERM IMPACTS

IMPACT:

MITIGATION:

Permanent loss of about 2 acres of naturally occurring and stressed shoreline
reef which wil! be lost due to the construction of the Cove's access channel

[

(see Chapter IV for reef characteristics),

Existing lava reef terrace, subjected to strong surge and wave action, to be
replaced with deeper channel sides below surge and wave zones, to provide
a stable, roughened, hard substrate on which sessile organisms can become
attached and a grazing area for motile organisms.

Permanent loss of about 28 acres of fast land mauka of the shoreline due to.

the excavation of interior channels and the boat basin,

Terrestrial habitat to be replaced with brackish water habitat of channels,
thereby providing new nursery, cover and feeding areas for fish and other
motile organisms,

Loss of naturally occurring stands of native Pololei fern.

-

Pololei fern to be replanted and incorporated into resort landscaping,

I-11




IMPACT:

IMPACT:

IMPACT:

IMPACT:
MITIGATION:

Loss of about 125 linear feet of natural shoreline due to the channel
connection to the interior marina.

Natural shoreline to be replaced by new hard, non-surge subjected marine
habitat and natural characteristics of shoreline to be retained to maximum
extent possible. Additions and improvements to be made to the public
shoreline access trail. Anchialine ponds to be restored to their natural
character.

Loss of two golf holes (11 and 12) mauka of the Mauna Lani Cove project.
Golf holes to be relocated to resort lands mauka of the Cove project.
Loss of naturally occurring kiawe scrub vegetation.

Natural vegetation to be replaced with native and other appropriate landscape
materials, such as the Pololei fern, within the public areas and strict landscape
design standards, emphasizing use of native plant materials, to be enforced for
private areas.

Loss of naturally occurring terrestrial wildlife habitat.

Terrestrial habitat to be replaced by landscaped areas and new marine/brackish
water habitat.

Loss of archaeological sites (see Chapter IV for sites significance).

Designated archaeological sites to be preserved in compliance with applicable
federal, state and county rules and regulations. Archaeological information
to be collected and interpreted according to recommendations of a professional
archaeologist in consultation with the State Preservation Program and Hawaii
County Planning Department.

Open space character of the project site to be lost.

Open space character to be replaced by marine water areas, residences, and
The Landing boat basin and related commercial uses. Water areas to retain
a portion of the present open space character. -

Increase in vehicular traffic due to the project.

Project and resort roadway systems have been designed to promote efficient
and safe flow of traffic. Resort wide traffic controls to be monitored and
enforced.
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IMPACT: Potential for boat motor oil spills and other events which could affect water

quality in the marina.

MITIGATION: Fuel dock and the Landing areas to be equipped with emergency oil

containment booms; Cove management and staff to receive regular emergency
response training; and all applicable federal and state rules and regulations
pertaining to fuel docks to be followed. Sewage pumpout station provides
means for disposing of boat sewage. Flushing of boat toilets directly into the
Cove to be strictly prohibited and controlled. Deep wells and a pumping
system to be used to ensure adequate circulation within the marina.
Maintenance and monitoring programs will be established and implemented to
ensure that water quality within the channels is to governmental standards.
Control of non-point source pollution by restrictive covenants for homeowners

and a rigorous marina management plan.

IMPACT: Loss of the site for hotel development, for which it is zoned, as well as for
other potential uses.

MITIGATION: Project provides less dense development of site.

8. SUMMARY OF ALTERNATIVES CONSIDERED

Altematives to the proposed project have been considered and rejected because they do not
meet the applicant’s objectives or because they would have greater adverse environmental impacts
than would the proposed project.

The "no action” alternative is to develop the resort-zoned parcel as a hotel site with several
hundred hotel units as allowed by current zoning. This alternative would have greater socioeconomic
and traffic impacts, among others, and would not allow the applicant to achieve its objectives of
adding a new water-related dimension to the resort and maximizing water-related benefits.

Additionally, the "no-action" alternative would not allow Mauna Lani Resort the opportunity to assist.

in reducing the West Hawaii demand for small boat mooring space.

The altemnative of developing a smaller residential marina project which does not necessitate
relocating the two existing golf holes would allow the applicant to achieve its objective of adding
a new water-related dimension to the resort. However, the number of waterfront residential lots
would not be maximized. The order-of-magnitude cost of project construction would generally be
the same, as would the anticipated environmental impacts. Similarly, the alternative of developing
the Cove without an access channel to the ocean would allow development of waterfront residential
lots and would reduce construction impacts on the marine environment, but would most likely result
in reduced water quality within the channel areas and would not provide the small boat recreational
facilities that are needed in West Hawati.

I-13
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The alternative of developing an offshore marina basin or breakwater marina project on the
reef either between the Mauna Lani Bay and Ritz-Carlton, Mauna Lani hotels, at Honoka’ope Bay
or at any other location fronting the resort, would allow the developer to achieve its objective of
adding a major new water-related element to Mauna Lani Resort. However, no waterfront
residential lots would be added to the resort. This alternative would also result in more severe
impacts to the environment, particularly the ocean environment. Similarly, the development of a
new small boat marina facility off Mauna Lani Resort property would provide the needed public
small boat recreational facilities but would not provide Mauna Lani Resort a marketable product

within the resort property. An off-site marina facility would also likely result in impacts similar to,

if not greater than those of the proposed project.

9. SUMMARY OF UNRESOLVED ISSUES

During the pre-permitting and the continuing permitting process, the applicant and its
representatives have held several meetings with government officials and staff as well as with
concerned citizens and community groups. Resulting from this, specific issues have surfaced and
are being addressed in this Supplemental EIS.

Mauna Lani Resort, Inc. is aware of many questions and public concerns at this time
regarding the proposed project. Mauna Lani Resort, Inc. has been and will continue to work with
the residents and businessmen of the area, as well as administrative and elected officials to assure
that the final development plans meet the developer’s project objectives and satisfactorily address
concerns that have been raised to date as well as those that may be raised during public review of
this EIS.

The following issues remain unresolved at this time:
*  Project’s consistency with the State’s Coastal Zone Management Program.

*  Applicability of State water quality certification requirements.

®  Extent of environmental monitoring required prior to, during and following'-

construction,
*  Long-term impact of operations on marine environment.
*  Permit condition requirements, -

One of the purposes of this Final Supplemental EIS is to provide governmental agency
technical staff and decision makers the information required to fully address and respond to the
permitting and policy issues that remain unresolved. Given the extent of information provided herein
regarding the potential impacts of the construction, operation and maintenance of small boat marinas,
it is believed that more than adequate technical information is provided to assist decision makers in
their deliberations.
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10. SUMMARY OF COMPATIBILITY WITH LAND USE PLANS AND POLICIES

The proposed Mauna Lani Cove project site is located within the Urban district boundary as
defined by the State Land Use Commission and within Resort lands as designated by the Hawaii
County General Plan. Hence, the project is consistent with current State and County land
designations. However, to move forward, the project requires several governmental permits which

are listed below.,
11. NECESSARY APPROVALS AND PERMITS

This Supplemental EIS supports various Hawaii County permit applications and a State
Conservation District Use Application for work in submerged lands. Table I-1isa listing of major

approvals and permits required for the Mauna Lani Cove project. Other approvals and permits are
also required for development to go forth after the following have been obtained.
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TABLE I-1

MAJOR PERMITS/APPROVALS REQUIRED

Change of Zone

Special Management Area Use Permit
Shoreline Setback Variance

Use Permit

Plan Approval

Subdivision Approval

Planned Unit Development

STATE OF HAWAIL
Conservation District Use Permit
Historic Sites Review

Coastal Zone Management Consistency
Determination '

Water Quality Certification*
RA VE NT

Permit for Work in navigable Waters

River and Harbor Act of 1899 Section 10

County Council

Planning Commission
Planning Commission
Planning Commission
Planning Department
Planning Department
Planning Department

Board of Land and Natural Resource;s

Department of Land and Natural Resources,
Historic Preservation Program
Office of State Planning

Department of Health

U.S. Army Corps of Engineers

|| Bridge Permit U.S. Coast Guard

* Applicability not fully defined at this time.
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CHAPTER I

DESCRIPTION OF THE PROPOSED PROJECT

1. INTRODUCTION

Mauna Lani Resort, Inc., developer of the master planned Mauna Lani Resort, proposes to
develop a water-oriented residential marina — Mauna Lani Cove ~- on an 88-acre waterfront parcel
between the existing Mauna Lani Bay Hotel and Bungalows and Ritz-Carlton, Mauna Lani Hotels
(TMK. 6-8-22: portions of 1, 3 and 9). The project aiso includes the relocation of two existing golf
holes (now at The Mauna Lani Cove site) to an area mauka of the Cove and the construction of a
lake which will serve both as a water feature for one of the relocated goif holes and a flushing
reservoir for inland Cove waterways. The project site has long been designated for resort and open
uses in the Mauna Lani Resort master plan.

2. REGIONAL SETTING

The regional setting of the proposed project area is fully described in the Revised Master Plan
Final Environmental Impact Statement for Mauna Lani Resort (Belt Collins & Associates, 1985).
In brief, Mauna Lani Resort is located between Puako Beach Lots and the Waikoloa Beach Resort
along the South Kohala shoreline on the island of Hawaii (Figure II-1). The South Kohala coastline,
from the district boundary north to Kawaihae Harbor, has long been recognized as a desirable
location for the development of large-scale pianned resort activities. Mauna Lani Resort is one of
three South Kohala District resort destinatior: nodes identified in the West Hawaii Regional Plan
(Office of State Planning, 1989).

3. PROJECT BACKGROUND

Mauna Lani Cove is designed to add a new dimension to the existing resort while adhering
to the concept, design and operation guidelines followed in the development of other Mauna Lani
Resort projects: provide facilities and amenities which are of world class quality and at the same time
sensitive to the natural environment and surrounding community.

Mauna Lani Resort has been master planned as a luxury destination resort since the
mid-1970’s. (See Figure II-2 for the current resort master plan.) Built to date are the 351-room
Mauna Lani Bay Hotel and Bungalows, the 550-room Ritz-Carlton, Mauna Lani Hotel, the 80-unit
Mauna Lani Terrace condominiums, the 116-unit Mauna Lani Point condominiums, the Francis H.
I'i Brown championship golf course and golf clubhouse, a beach club, a racquet club, the Eva Parker
Woods museum, and a public park. The Kalahuipua’a fishponds are held in conservation and are
open to the public as an ethnobotanical reserve. The Ala Kahakai (shoreline trail), the Ala Loa
(King’s Trail), and two historic park preserves are also available and easily accessible to the general
public as well as resort guests. These amenities are enhanced by interpretive signs.

II-1
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Scheduled for completion in the fall of 1990 is Holoholokai public beach park. which will
have ample parking and family picnic facilities, such as picnic tables, bar-b-ques, restrooms and
showers. ‘The park will be located north of the Ritz-Carlton Mauna Lani Hotel at Pauoa Bay. The
Puako Petroglyph Archaeological Park is scheduled for completion at the end of 1990 as Hawaii’s
prototype rock art park. Mauna Lani Resort, Inc., in cooperation with the Waimea Hawaiian Civic
Club, nominated the Puako Petroglyph Archaeological District to the State and Federal Registers of
Historic Places in 1983.

4. DEVELOPMENT CONCEPT

Mauna Lani Resort intends to develop an integrated residential marina project to include 90
to 140 residential lots or units, a boat basin and related boating and commercial facilities to be
known as The Landing, as well as various shoreline improvements (see Figure II-3). The design
concept for Mauna Lani Cove is that of a low-density village interspersed by waterways, with the
boating and boat-support activities concentrated at The Landing. The final number of residential
units to be developed will be determined following detailed planning and design work for the project.
The current program calls for 105 residential units, 75 of which would have private mooring floats
fronting the units, 10 lots that would have ocean views but no direct water access, and 20 clustered
single-family detached units. A harbor master, utilizing comprehensive and strict rules and
regulations (see Appendix Q) will manage operations at this high service marina.

The open space, low-rise character of the resort will be maintained at The Cove, with land

portions heavily vegetated to blend in with surrounding development (see Figure 1I-4). Public -

pedestrian access will be maintained and increased along the shoreline as well as around the marina
and recreational and commercial activities at The Landing will be available to the general public.
Additionally, vehicle/pedestrian drop off areas will be provided at the end of the roadways within
the residential lots surrounding the Cove.

5.  STATEMENT OF OBJECTIVES

Mauna Lani Resort is one of three major destination resort nodes on the Kohala coast that
were planned and established many years ago. Based on an updated master plan, the resort is being
developed in an orderly manner, responding to market demand within the context of the important
objective of creating and maintaining an attractive world-class visitor and residential complex with
strong ties to the local community. An important overall goal is to continue the operation and
expansion of a successful venture which supports the developer’s ability to make meaningful
community contributions.
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Included in community contributions that Mauna Lani Resort has made to date are:

10

Current on-site employment force of approximately 1,500 persons (including
construction forces) with an estimated annual payroll of about $40 million. A variety
of job opportunities in a wide range of areas are presently provided by the Mauna
Lani Bay Hotel and Bungalows and Ritz-Carlton, Mauna Lani Hotels, the golf course
and residential projects. The majority of the positions, including management
positions, are staffed by local residents and on- and off-site job training programs are
offered to allow employees to improve their positions.

Annual financial support of numerous youth and adult education/activity programs
including high school scholarship and trust funds, canoe and equestrian clubs, arts and
dancing programs, Boys/Girls Clubs and mental illness and crisis programs.

Financial and manpower support of environmental groups and programs such as Sierra
Club, Kona Outdoor Circle, Pacific Game Fish Research Foundation, Pacific Ocean
Research Foundation, Puako Petroglyph Archaeological District, Green Turtle
Restoration Program, Hawaii International Bilifish Tournament, West Coast Whale
Research Foundation, Hawaii Nature Center, Kona Historical Society and the state
endangered species propagation program,

Annual financial support of community medical and health programs including Lucy
Henriques Hospital, North Hawaii Community Hospital, American Cancer Society,
American Lung Association, suicide prevention programs, DARE Program and child
and family service programs.

Manpower and financial support for various community functions such as North
Kohala Country Fair, Earth Day, Ironman Triathalon, Merrie Monarch Festival and
various rodeos, art fairs and other community functions.

Mauna Lani School - a child care center on-site for Mauna Lani Resort employees
(the only company sponsored facility of this type in West Hawaii).

t Obiectiv

Mauna Lani Cove plays a specific role in the ordered development of the master planned
resort. Mauna Lani Resort, Inc. hopes to attain several major objectives with the residential marina:

Balance private and public benefits derived from the project.
Further the mission of the Kohala Coast as set forth in the 1958 State Plan for Tourist

Destinations and the 1967 Olohana Corporation land development plan, "The Kohala
Coast Resort Region."
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Add an amenity which will be an integral part of Mauna Lani Resort, compatible with
the resort’s established character: low density and designed for maintenance of
environmental integrity.

Add a new water-related dimension which will enhance the resort’s competitive
market position and add to the character of the Kohala Coast.

Avoid building another hotel, for which the land is zoned, and instead add a distinct,
low density residential product to those currently offered by the resort.

Maximize the number of waterfront residential lots at Mauna Lani Resort (some
residences will have frontage onto navigable waters and direct access to a private
dock) and community water-related opportunities.

Create an attractive project that is accessible to the public as a park/community
center, including use of the boat basin and channels by community water sport clubs
and use of the commercial center. This will be a community center where people will
come to enjoy water front or water oriented activities such as walking, running,
paddling, boating, sailing, fishing, dining, shopping, and visiting the interpretive
center,

Assist in satisfying the demand for small boat docking facilities among existing
Mauna Lani homeowners and the general public.

Provide the impetus for expanding the pleasure boat service industry in Hawaii.
Create a state-of-the-art, high-service marina with fuel dock, sewage pump station and
strict operation and maintenance plans that can serve as a model for other public and

private marinas.

Provide transient moorings to discourage and minimize proliferation of "open
roadstead” moorings.

Public Benefits

Of the above objectives, continuing to balance the private and public benefits to be derived
from the project is of utmost importance to Mauna Lani Resort, Inc.. The direct public benefits to
be derived specifically from the proposed project include the following:

Additional small boat mooring and launch facilities in West Hawaii. As will be hoted
later in this chapter, there is a demonstrated need for over 300 small boat mooring
spaces in West Hawaii. The proposed project will assist in satisfying that need.

Additional and improved pubiic access to the shoreline. Two new public access
points will be provided as part of the proposed project. In addition, vehicle/
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pedestrian drop off points will be provided, thereby allowing relatively easy shoreline
access for the elderly and children and allowing others to drop off picnic and beach
supplies close to the point at which they will be used.

Additional and improved public shoreline park facilities. The proposed project
includes the creation of a greenbelt and passive shoreline park along the seaward
margins of the Cove. Such a park will be ideal for family picnics while still allowing
beachgoers and fishermen close access to the shoreline.

Improved anchialine pond, coastal pond and nearshore marine conditions. The
existing anchialine ponds in the vicinity of the Cove access channel will be cleaned
of the debris that has accumulated and the ponds will be restored to their natural
condition. Should state and county agencies desire, interpretive signage would be
erected in close proximity to the ponds, thereby increasing their educational value.

Increased state and county tax revenues. The proposed project is expected to generate
an additional $2,7 million for the County of Hawaii General Fund and Highway Fund
and approximately $173,000 annually in state gross receipts taxes. In addition, state
income taxes will be generated.

Increased employment opportunities in a variety of positions and industries. As noted
previously, there are approximately 1,500 persons employed at Mauna Lani Resort.
The Cove project is estimated to require an additional 85 to 90 employees, to service
the various planned operations at the Cove. '

Increased small boat, canoe and kayak recreational opportunities. The channels inside
the Cove as well as the access channel will allow an increase in small boat activities
within protected as well as open ocean waters. The boat launch facility will easily
accommodate the launching of racing canoes and the ocean area immediately offshore
will provide another venue for open ocean canoe and sailboat regattas.

Additional small boat dry storage facilities in West Hawaii. A key element of the
proposed project is the dry storage facilities. These facilities will allow boaters to
keep their boats close to the launch ramp, thereby facilitating their use and storage.

Additional safe, protected small boat anchorage facilities along the West Hawaii
coastline for all boaters during emergency and storm condition situations. This is
another key element of the proposed Cove project. The ability of a boater to seek
refuge in a safe, protected harbor in time of emergency or sudden storm is of utmost
importance and can only be appreciated by the boater who is unable to find that
refuge.

These direct public benefits would be in addition to those already provided by Mauna Lani
Resort and they would be provided at essentially no cost to the public. These additional public
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benefits have been developed and planned in consultation and cooperation with the County Planning
Department and private groups such as Public Access Shoreline Hawaii (PASH).

In addition, the following indirect public benefits would result from the proposed project:

Continued impetus to establish and implement a West Hawaii regional water
quality/marine ecology monitoring/survey program. Many people, including the
scientific consultants who have participated in the preparation of this EIS have noted
that it would be far easier to define the potential coastal impacts of proposed West
Hawaii projects if there were a uniform and long-term data base of water quality and
marine ecology information to draw from. Mauna Lani Resort has, for many years,
sought the vehicle to launch and financially support a regional program that would
develop and maintain that data base. The proposed Cove project would provide that
vehicle and a portion of the funding for such a program.

Continuation of a regional ciguatera monitoring program. Mauna Lani Resort,
independent of the proposed project, has recently initiated a comprehensive University
of Hawaii proposed, ciguatera monitoring program. The general purpose of this
program is to determine the causative agents of ciguatera fish poisoning and to assist
in the development of means of preventing the occurrence of ciguatera poisoning.
This program would be aided by the facilities to be included in the project as well as
the earnings to be realized from the project.

Additional impetus to continue development and establishment of a privately financed
and endowed marine resources research center, Mauna Lani Resort, in association
with other interested private and corporate citizens, has long dreamed of the
opportunity to establish a Pacific Rim marine research center, Such a center would
be funded through an annual endowment provided by private interests and allow
researchers from around the world the opportunity to carry out their research in an
ideal setting.

Continued impetus to assist and cooperate with the University of Hawaii Puako
marine research center. University of Hawaii marine researchers must compete with
other university researchers for financial and personnel resources. The ability of the
Puako researchers to utilize the facilities that would be established at the Cove would
be an invaluable resource.

Development of a working model for the maintenance and operation of public and
private small boat marinas in Hawaii. The general public perception of small boat
marinas is that they are polluting and only serve a very small segment of the
population. The ability to perform water quality, marine and brackish water

ecological studies as well as personnel and operations studies on a working and -

operating marina would also be an invaluabie tool for both public and private agencies
and would lead to the development of the "best” methods of operating such facilities.
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6. NEED FOR THE PROJECT

Market studies prepared specifically for the 1985 Revised Master Plan Final Environmental
Impact Statement for Mauna Lani Resort included the projected marketability of resort/residential
units for the entire resort, including the Cove parcel which is designated for resort use. The concept
of the current water-oriented residential marina has been refined based on the studies’ findings and
on current market trends as reflected in the region’s and Mauna Lani Resort’s record of sales. Given
current trends, it has become apparent that the residential projections performed during the market
analysis for the revised master plan understate the present potential demand for residential units.

A survey of Mauna Lani Resort residents focusing on the demand for the marina component
of the project was completed earlier this year (Appendix A). Results of the survey indicate a definite
demand for marina facilities at Mauna Lani Resort. Of the respondents (half of the households
included in the survey responded), over 60 percent were interested in having at least one boat at the
proposed marina. Among those interested in mooring a boat at The Cove, nearly 47 percent were
owners of power boats or sailboats. Almost 65 percent indicated a preference for boats under 30
feet in length and more than 85 percent for boats under 40 feet.

A recent report (Lal, 1990) indicates that 74 percent (1,588) of the registered vessels on the
Big Island are personal (recreational) vessels. The state (Department of Transportation, 1990)
indicates that at present, there are a total of 378 small boat moorings on the Island of Hawaii: 250
at Honokohau Small Boat Harbor; 55 at Kawaihae Small Boat Harbor; 15 at Keauhou Small Boat
Harbor; 31 at Wailoa Small Boat Harbor; and about 27 within Hilo Harbor. All of these moorings
. are under the control of the State Department of Transportation, Harbors Division. Concurrently,
there are a total of 310 valid applications on file for additional moorings (Department of
Transportation, 1990). Of the applications on file, 289 or 93 percent, are for moorings in West
Hawaii (Honokohau, Kawaihae, Kailua-Kona and Keauhou). It has also been reported (Lal, 1990)
that at least another 300 persons would apply for moorings if there were any chance that applicants
would secure a mooring within a five-year period. The State Department of Transportation
recognizes the need for additional mooring space throughout the state and has, for the past several
years, submitted budget requests to the legislature for additional small boat harbor facilities.
However, because of increasing demands for limited financial resources, the legislature has
reluctantly had to defer these requests in deference to more critical needs.

The need for the project is also demonstrated in the desire of Mauna Lani Resort to retain
its position as one of the premier destination resorts in West Hawaii. The Cove project will allow
Mauna Lani Resort to offer water oriented residential units as well as mooring and associated
facilities to its clientele thereby adding to its position in the market place. Further, Mauna Lani
Resort’s market position can be strengthened while significantly increasing public sector revenues.
The latest projections indicate that the county costs associated with the proposed project would be
approximately $85 thousand and will be more than offset by the projected $2.7 million in anticipated
revenues. Costs to the state will also be minimal and should be more than offset by the $173
thousand generated annually from general excise taxes.
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Mauna Lani Cove will not meet all of the demand for small boat mooring space in West
Hawaii. However, the above noted waiting list figures clearly demonstrate a demand for additional
small boat mooring space in West Hawaii. Similar numbers exist on a state-wide basis. Hawaii has
the lowest per capita boat ownership in the nation, a factor that is, in part, driven by the lack of
mooring space within the state. The need for additional small boat mooring space is recognized by
the state in the West Hawaii Regional Plan [Office of State Planning (OSP), 1989]. OSP, in the
West Hawaii Regional Plan, has indicated that the state should "Explore creative implementation and
development expansion methods, including privatization and joint ventures for the provision of
additional boat slips and harbor facilities.” The proposed Cove project is in concert with this state
action element of the regional plan. Additionally, Mauna Lani Resort, Inc. has and will continue
to support the state in its efforts to expand either Honokohau or Kawaihae Small Boat Harbors to
help meet the demand for small boat mooring space in West Hawaii,

7. PROJECT DESCRIPTION

The following sections describe the various components and the various uses and activities
of the Cove residential marina. The various elements of the proposed project are shown in Figures
II-5 to II-14.

7.1  CHANNEL NETWORK

Development of Mauna Lani Cove will necessitate dredging a channel in relatively shallow
submerged lands to allow for approaching vessels as well as inland excavation to allow for the
construction of waterways and a boat basin, Approximately 1.3 million cubic yards of basalt
material will be excavated for the channels and boat basin, of which 60,000 cubic yards would be
excavated seaward of the state certified shoreline to create the access channel and 1.24 million cubic
yards would be excavated landward of the certified shoreline to create the interior channels and boat
basin.

The dredged channel in submerged State-owned lands will be approximately 150 feet wide
and 625 feet long, with a depth of -18 feet mean low low water (MLLW). Approximately 23 acres
of channels fronting the residential lots and units will be excavated, with channel depths varying
from -6 feet MLLW to -18 feet MLLW, the deepest at the entry. A depth of -15 feet MLLW will
be maintained in the channels closest to the shoreline and in the boat basin, allowing free movement
of the larger vessels. Within the marina, channel widths will be a minimum of 125 feet. The
certified shoreline would remain in its present location with the shoreline within the Cove being
under the ownership of the developer, as has been the practice at similar marinas in Hawaii,

Excavation seaward of the existing shoreline and excavation inland will proceed as two

. independent projects, to be linked when both operations are essentially complete, The natural

shoreline will be left in Place as a dike until the entire channel network is excavated.
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SITE ILLUSTRATIVE
THE LANDING
MAUNA LANI COVE
Muuna Lenl Resort

Saulh Kohata, Hawall

Figure ll-12
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During construction of the access channel, a jack-up barge will be used to drill and load holes
for subsequent blasting. As presently planned, a 50-foot by 100-foot grid pattern of holes, about
10 feet apart, will be drilled and loaded with blasting powder and primacord. The barge will then
be moved away from the shot site, the area visually swept of turtles (underwater and on the surface)
and the shots detonated. The blasting powder size is kept small enough so that the rock is fractured
but not thrown out of place. Hence, there is very little surface expression of the blasting, if any.

Once the entire area has been blasted, 2 mobile barge with a large backhoe or dragline will
excavate the material obtained from blasting and load it onto another barge for transport to an upland
stockpiling site at Mauna Lani Resort (by way of Kawaihae Harbor). Itis anticipated that all work
will be performed using barges and that there will be no fixed structures or fill placed in marine
waters. Silt retention curtains, similar to that shown in Figure II-15, will be used to control
siltation. These curtains, which have been used successfully in other Hawaii projects, assure that
fines generated by the blasting and dredging operations are retained in the immediate vicinity of the
construction area and are not allowed to create a siit plume extending out into the deeper reef areas
and/or along the shoreline. It is noted that, in general, the basaltic materials that will be dredged
do not produce fines that would cause a silt plume. All offshore, as well as onshore construction
would be subject to the preconstruction, construction and post construction ocean monitoring plan
included as Appendix P to this EIS. Compliance with the provisions of that plan and any other
applicable state or county environmental protection rules and regulations would be the responsibility
of the contractor and these provisions would be included in the construction contract specifications.

The channels within the marina will be excavated using conventional land-based equipment
and blasting will be used if required. Experience in similar basalts indicates that the material can
be ripped without the use of explosive charges. However, blasting is an option if ripping alone is
determined to be too time consuming and cost-prohibitive,

7.2  RESIDENTIAL DEVELOPMENT

Mauna Lani Resort will market 90 to 140 residential lots/units, with lot owners contracting
to construct their own residences in accordance with Mauna Lani Cove design standards. The
proposed zoning for the residential lots/units is RM-3 and RM-10, although it is anticipated that
actual development will be to lower densities than that allowed, with house lots of over 15,000
square feet. The current program calls for 105 residences: 75 single-family lots with private

mooring floats, 10 single-family lots with ocean view but no direct water access, and 20 clustered _

single-family detached units.

The median unit value, including the combination of the lot and completed house, is projected
to be $2.25 million. Total built-out residential development value, based on a maximum of 140
residences, would be $315 million. -

Two 125-foot long vehicular bridges will provide access to residential lots on the islands.
The bridges will have a clearance of at least 6 feet, to allow skiffs to pass underneath.
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7.3 THE LANDING: BOAT BASIN AND COMMERCIAL FACILITIES

The boat basin and related facilities, as shown in Figures II-12, 13 and 14, will be adjacent
to the Mauna Lani Bay Hotel tennis courts and screened from the roadway by a landscaped buffer.
As currently planned, The Landing will include the following:

*  Boat basin with 2 110-vessel capacity: All slips, with the exception of 10 that will
be reserved for commercial charter fishing boat operations and 10 that will be
reserved for transient (30 days or less) boats, will be for the exclusive use of Mauna
Lani Resort residents and guests. The Cove project will have a total capacity for 250
vessels inclusive of residential moorings. Dive boat, sightseeing and sunset dinner
type commercial operations will not be allowed at the Cove. The primary emphasis
of the Cove boating activities will be placed on recreational sailing, fishing and
cruising.

¢  Marina facilities will include the harbormaster’s office, laundry, restroom/locker
areas, and other support space.

*  The boat launching area will be open to everyone and all users will be subject to the
same fees for services and will be expected to abide by the same marina regulations.

® A public waterfront restaurant with adequate meeting space for a sponsored yacht
club, canoe clubs and other groups.

®¢  Ocean interpretive center at the yacht clubhouse to contain sea-life exhibits of
museum quality,

o Other amenities including a fuel dock facility, a sewage pumpout facility (the Big
. Island’s first), dry storage for smaller boats, and limited retail facilities including 2
general store.

° Parking for boat owners, marina visitors, retail facility visitors, and commercial boat
passengers and crew.

Mauna Lani Resort, Inc. recognizes that exclusive use of the Cove boat slips by its residents

and guests does not assist in alleviating the general public demand for small boat slips in West

Hawaii. In this regard, Mauna Lani Resort, Inc. is working with the state and county in an effort
to either provide additional public boat slips in existing small boat harbors (Honokohau or Kawaihae)
or other public recreational facilities off-site.

Mooring fee rates have not been finalized at this time but would be competitive with similar
U.S. mainland marina facilities offering the same types of services and facilities as the Cove. As
noted previously, the Landing and Cove complex would be under the jurisdiction of an experienced
and qualified Harbor Master who would report directly to Mauna Lani Resort. A draft of the Cove
operations rules and regulations has been developed and is included as Appendix Q. As noted in
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Appendix Q, boat owners and users of the Cove facilities will be responsible for compliance with
all applicable federal, state and county environmental protection rules and regulations. Similarly,
the Harbor Master will have rather broad powers and authority to assure compliance with
governmental agency, as well as Mauna Lani Resort, environmental protection regulations and

policies.

The fuel storage tanks necessary to feed the boat dock will be underground tanks that are
located, designed and constructed in compliance with all applicable federal, state and county rules
and regulations. At present , it is planned that the tanks would be constructed below ground near
the present Mauna Lani Bay Hotel service area. The fuel dock will be operated in compliance with
all applicable federal, state and county rules and regulations. Additionally, Cove management and
staff will undergo extensive emergency response training and the fuel dock will be equipped with
emergency oil containment booms that can be deployed in case of a fuel spill. Similarly, the fuel
dock will be equipped with appropriate fire fighting devices and other emergency equipment such
as pumps and life saving devices.

7.4  CIRCULATION AND ACCESS

Vehicular traffic to the residential marina will be through the main resort road from Queen
Kaahumanu Highway. The major Cove project road will branch off to the right of the existing road
which continues to the Mauna Lani Bay Hotel and Bungalows and traffic to the two residential
islands will be bridge. Those residential lots closest to the Mauna Lani Bay Hotel and Bungalows
will be served by a roadway which branches off from the hotel roadway near the hotel parking.
Vehicle/pedestrian drop off areas will be provided at the ends of the roadways serving the residential
lots and leading to the shoreline greenbelt/passive park around the perimeter of the Cove,

7.5 SHORELINE IMPROVEMENTS

The existing Ala Kahakai coastal trail (which serves as a demonstration project for Na Ala
Hele) and surrounding area, will be improved into an ocean greenbelt/passive park between the
Mauna Lani Bay and Ritz-Carlton hotels. The natural vegetation will be trimmed but maintained
in those areas closest to the shoreline. A bridge operator’s roost and interpretive center will be
provided in the shoreline area. Existing anchialine ponds in poor condition near the shoreline will
be restored, with the addition of interpretive signs if the State desires attention to be brought to
them. ;

7.6 PUBLIC ACCESS

Public pedestrian shoreline access wili be uninterrupted, and more so, improved through the
addition of two mauka-makai public access routes to the shoreline as well as access around the inland
Channels. Public shoreline access will also be provided from the end of the cul-de-sacs near the
access channel (see Figure II-3), thereby allowing vehicles to drive to the end of the roadways, drop
off their passengers and return to the public parking areas. A 150-foot long and 6-foot wide
pedestrian bridge (with a 50-foot movable span} to ensure public pedestrian access along the
shoreline while allowing the passage of high-masted vessels. The bridge will have a minimum
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14-foot vertical clearance, allowing most power boats to pass underneath. It is presently estimated
that the access channel bridge would most likely be open no more than one hour per day, primarily
in the early moming and late afternoon. Management may require that opening only occur at set
times, requiring boats to form a queue. Continuous lateral access along the shoreline is a priority,
hence the bridge will be operated and managed with particular sensitivity to the importance of public
access.

A 10-foot wide pedestrian easement around the entire outer channel for an ocean promenade
open to the public, connecting the shoreline trail to the boat basin and commercial parking area will
also be provided. Access from the cul-de-sacs to the promenade will also be provided.

7.7 RELOCATION OF GOLF HOLES

The proposed project includes relocating two golf holes which are adjacent to the Mauna Lani
Bay Hotel and Bungalows. See Figure II-3 for relocated holes 11 and 12 mauka of The Cove.
Preliminary analysis indicates that the size of the currently designated resort-parcel is insufficient for
the development of an economically viabie project with both residential and marina components.
Relocating the two golf holes to a more upland location would allow additional acreage to be used
for The Cove.

7.8  FLUSHING RESERVOIR

The lake planned to be adjacent to hole 11, as shown on Figure II-3, will serve as a water
feature for the golf course as well as a flushing reservoir to service the marina. The reservoir would
be used to improve water circulation within the marina, particularly in The Landing area (boat
basin), should it be determined that groundwater and ocean water inflows are not adequate to ensure
proper mixing and flushing in the marina.

The flushing reservoir would include three parts: (1) a lined pond of about 4.6 acres with a
valved discharge pipe extended into The Landing area, (2) the well system to feed the pond,
comprised of at least three saltwater wells, and (3) the flushing system.

Based on hydraulic model studies (Appendices B and S), conducted under varying tidal and
groundwater efflux conditions, for a majority of the time, use of the flushing reservoir may not be

necessary to maintain water quality in compliance with state water quality standards. Use of the

flushing reservoir may be necessary under certain conditions, such as decreased freshwater inflow.

7.9 OPERATION OF THE COVE

Mauna Lani Cove will be the first private residential marina on the Island of Hawaii and
provides Mauna Lani Resort an opportunity to seek a balance of public and private use of facilities
and to institute a sound operations plan. It is envisioned that the residential component of the Cove
will be managed by a homeowners association and that the marina component will be managed by
Mauna Lani Resort through an executive manager and a harbor master,
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Marina reguiations, as presently drafted (Appendix Q), address the needs of security, safety, :
environmental protection and financial liability of the boat owners and operators. Areas covered in

the Draft Mauna Lani Cove Management and Operations Rules and Regulations include: -

e  Environmental protection measures, especially those applying to endangered and
threatened species.

. Guidelines and restrictions on the types of crafts (houseboats, commercial length,
storage and mooring of dinghies, etc.);

. Compliance with navigational laws;

. Management right to inspect seaworthiness and general condition of craft;

T g A

. Operator's acceptance of responsibility for damage to craft and property or injury to -
| persons within the marina; -
o Management’s right to lease berths during absence and prohibition of subletting F—
berths; ~
. General safety regulations; 7
. Pollution control (disposal of effluent, control of non-point source pollution, oil -
spillage, etc.); _
. Use of boat handling equipment; -
° Control of repair to craft within the marina; -
. Use of facilities at The Landing; and _J
o Rates and payment of fees. o
e
As indicated in the Draft Management Rules and Regulations (Appendix Q), key components
are environmental protection and safety, especially with regard to the mix of uses inside and outside o
the Cove, such as scuba diving, surfing and shoreline fishing. e
- =
%
~
—
;""l
1I-28 -
J

rAal e i S






L )

I

(-2 O

&

L

[
bt "}

CHAPTER I
ALTERNATIVES CONSIDERED

1. INTRODUCTION

The proposed project is designed to provide a mix of residential, recreational and commercial
uses that would add to the Mauna Lani Resort destination concept currently being developed in
conformance with the existing land use designations of the Hawaii County Plan and State Land Use
Commission. The proposed project site environment would be protected by well established design
and maintenance standards and maintained for the betterment of the entire community. The proposed
project is being planned to be sensitive to the needs of the general public as well as the resort
community and to integrate the use of the facilities by both.

The Mauna Lani Cove Plan is shown in Figure II-3. Based upon preliminary site planning
and environmental studies, the marina project would utilize a mix of land uses that economically and
environmentally satisfies the project objectives as stated in Chapter I, Section 5.

In compliance with the provisions of Title 11, Department of Health, Chapter 200,
Environmental Impact Statement Rules, Section 11-200-17(f), the "known feasible” alternatives to
the proposed project are discussed in this chapter. Those altemnatives which could "feasibly" attain
the objectives of the project are described and evaluated. An exploration and evaluation of the
environmental impacts of all reasonable alternative actions, particularly those that might enhance
environmental quality or avoid or reduce some or all of the adverse environmental impacts, cost and
risks, is included in order not to prematurely foreclose options which might enhance environmental
quality or have less detrimental effects. In each case, the analyses have been sufficiently detailed
to allow the comparative evaluation of the environmental benefits, costs and risks of the proposed
action and each reasonable alternative. Also, in compliance with the applicable rules, the
alternatives have been evaluated relative to their capability to meet the proposed project objectives.

2, ALTERNATIVES ANALYZED
2.1 DEVELOPMENT OF THE COVE AS PROPOSED

As described in this Supp EIS, development of The Cove will have definite positive natural
environmental, social and economic benefits.

*  The proposed project is expected to benefit the natural ecological conditions of the
area by providing new terrestrial and marine habitat as well as provide preservation
and protection for the coastal and anchialine ponds found within the project
boundaries.
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2.2 "NO-ACTION" ALTERNATIVE

The "no-action” or "no-project” alternative is to develop the resort-zoned parcel as a resort
hotel project. This alternative would not allow Mauna Lani Resort, Inc. to attain its objective of
adding a major new water-related dimension to the resort. Similarly, this alternative could
potentially have far greater adverse environmental impacts than the proposed marina. These impacts
would be in the areas of increased competition for labor, traffic, housing requirements, over taxing
infrastructural components and increased demands on public services and facilities, Because this
alternative would not allow the objectives of the proposed project to be met and because of
potentially greater adverse environmental impacts, this alternative was rejected early in the planning
stages.

2.3 SMALLER MARINA ALTERNATIVE

The alternative of developing a smaller marina project with houselots on the existing resort-
zoned acreage would not necessarily require relocating the two golf holes adjacent to Mauna Lani
Bay Hotel and Bungalows. It does attain the developer’s objective of adding a major new water-
related element to the resort, but preliminary analysis indicates that the larger proposed project would
be more feasible from an economic viewpoint. Preliminary construction cost analysis revealed that
except for the cost of mass grading, other construction costs would be similar to those for the
preferred alternative (cost of building a shoreline pedestrian bridge, clubhouse, retail facilities, etc.).

As indicated by waiting lists at regional harbors, there is a definite pent up demand for small
boat slips and facilities in West Hawaii. As noted previously in Chapter II, there presently are 230
persons on a waiting list for slips at Honokohau and 49 persons on the waiting list for Kawaihae
Harbor. A portion of this demand is planned to be met by the state with the expansion of
Honokohau Harbor and the Corps of Engineers’ and state’s plans to expand Kawaihae Harbor.
However, these expansion plans are not expected to meet the entire demand, thereby continuing to
frustrate existing and potential pleasure boat owners in West Hawaii. Additionally, despite repeated
efforts by the state and Corps of Engineers, funding for either of these two small boat harbors has
not been authorized or appropriated and there appear to be serious environmental impact questions
with both projects.

The size of the proposed Cove project has been determined taking into account the planned
expansion of Honokohau and Kawaihae Harbors and would complement those facilities. The natural
environmental impacts resulting from construction of a smaller marina project would most likely be
similar to those that would result from the proposed project. There would still be a need to construct
an access channel of about the same size and depth as that planned to assure adequate flushing of
the marina and for the larger boats that would use the marina.

As noted, an access channel of essentially the same size as that proposed would be required
and, although less dry, scrub, lava land would be required, it is not clear that this is either a
significant positive or negative situation. A smaller marina project would not generate as many new
jobs as that planned and would not require the same level of infrastructural requirements (sewer,
water and electrical power) as that planned. However, it is likely that the roadway system planned
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would still be required, but fewer vehicles would utilize that roadway system. As indicated above,
the smaller marina alternative, because of projected lower economic feasibility, as well as resulting
in essentially the same natural environmental impacts, both positive and negative, as the planned
marina, has resulted in the rejection of this alternative.

2.4 LAKE ALTERNATIVE

This alternative would include the present Cove design and configuration except that the
access channel would not be constructed; that is, a large "lake" would be constructed with the two
residential islands and perimeter houselots as presently planned. The primary environmental
advantage of this alternative would result from not having to dredge the access channel. This
alternative would allow the developer to meet the residential and commercial objectives of the
proposed project but would not resuit in a decrease in the demand for small boat mooring space in
West Hawaii.

This concept would require a pumping system to provide adequate flushing of the nutrient
rich brackish waters that would flow into the "lake". As an alternative, the "lake" could be lined
with an impervious liner to prevent the inflow of brackish groundwater, but a pumping/filtration/
aeration system would still be required to maintain acceptable water quality.

With the exception of the impacts to the marine environment, the impacts of this alternative
could be expected to be similar to the proposed project. As noted above, a pumping/filtration/
aeration system would be required, thereby increasing electrical energy requirements and this
alternative would not assist in reducing the demand for small boat mooring space in West Hawaii.
This alternative would allow for development of water-oriented houselots and would provide limited
water-related recreational opportunities. The financial and fiscal gains to be realized from this
alternative are estimated to be less than those that would be earned from the proposed Cove project.

This alternative has been rejected because it would not allow the developer to fully meet the
objectives of the proposed project; could result in greater consumption of electrical energy; and
would result in lower financial/fiscal gains than the proposed project.

2.5 OFFSHORE MARINA ALTERNATIVE

The development of an offshore marina would include construction of a rock or man-made -

rectangular-shaped protective structure compietely around the area that would serve as the marina
(with the exception of the entrance channel) and the construction of the piers and docks within the
resultant offshore water area. This type of marina could be constructed offshore of the- proposed
Cove site, in Honoka’ope Bay or any other location fronting the resort. This would entail the
placement of the rock on the seafloor and building the protective structure to 2 height greater than,
or at least equal to the height of the historical high wave height (12 feet). This would resuit in a
massive structure on the ocean floor off the resort and the resultant covering of the marine biota on
the nearshore reef platform. This alternative would allow the developer to attain its objective of
adding 2 major new water-related element to the resort that would benefit the public, resort guests
and residents. However, this alternative would not allow Mauna Lani Resort, Inc. to offer a new
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waterfront residential product and to maximize the benefits of waterfront residential and commercial
development. Additionally, construction of an offshore or breakwater type marina would have
significantly greater adverse natural environmental impacts than the proposed project.

An offshore marina would require the covering of a significant portion of the nearshore reef
environment and would subject the marina users to potentially greater natural (storm) hazards than
the planned project. The construction of an offshore marina would also result in greater adverse
impacts during construction than the planned facility. Water quality would be degraded from
siltation generated during construction and, given the nearshore surge and wave conditions, it does
not appear likely that siltation curtains could be used effectively during the construction of the
protective structure, However, the protective breakwater structures around an offshore marina would
provide new habitat for fish and invertebrates and could possibly serve as better habitat than the
existing rocky, coral reef bottom conditions offshore of Mauna Lani Resort. An offshore marina
project would be more costly, thereby forcing the developers to charge higher use fees than the
proposed marina. Additionally, an offshore marina could adversely affect access along the public
beach. This alternative has been rejected because of the potential adverse natural environmental
impacts of the offshore marina concept and because an offshore type marina would not allow the
developers to meet the objectives of the proposed project.

2.6 DEVELOPMENT OF THE COVE AT ANOTHER ON-PROPERTY LOCATION

The development of the proposed project at another on-property location, that is within the
Mauna Lani Resort property boundaries, was briefly investigated during the initial planning for the
project. As depicted on Figure II-2, the selecied site is the only undeveloped area within the resort
boundaries that is (1) large enough to accommodate the project and (2) is located in undeveloped
land with direct access to the ocean. Other undeveloped sites further inland would require extensive
excavation, result in major disruptions to present and planned resort operations and would be too
costly. This alternative was rejected because of these reasons.
2.7  USE OF COVE SITE FOR OTHER PURPOSES

To assure that all reasonable and prudent alternatives to the proposed project have been
examined, other potential uses of the site have been investigated. These potential uses include:

¢  Corporate Retreats

*  Single and/or Multifamily Condominiums
¢  Single Family Houselots

®*  Commercial Center

The potential environmental impacts of each of these alternatives, relative to the proposed
project, are summarized below.
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2.7.1 Corporate Retreats

The 88-acre Cove site could be subdivided into corporate retreat sites with facilities similar
to the existing Nomura Securities complex. This 23-acre complex features a 12-unit corporate retreat
with private meeting and recreational facilities. The complex is for the exclusive use of their
international personnel. The property is owned in fee by Nomura Securities, headquartered in Japan.

Use of the Cove site for other similar facilities would entail the one-time fee interest sale of
various sized parcels to corporations with the design, construction and operations of any facilities
under the control of the corporate owners. Projects of this type would retain the low-density
character of the resort, but the majority of any resulting social or economic benefits would accrue
to the corporate owners. There would be few, if any, impacts on local or statewide socioeconomic
factors other than those noted below. Similarly, projects of this type would result in relatively minor
impacts on the terrestrial ecology of the Cove site, and, most likely, few impacts on the marine
environment. Coastal and anchialine pond impacts could be the same as those that would result from
the Cove project. This alternative. would not generate the same level of financial and fiscal benefits
as the Cove project, nor would it allow Mauna Lani Resort to assist in the alleviation of demand for
small boat mooring space in West Hawaii. For the most part, this alternative would not allow the
objectives of the proposed project to be met.

This alternative has been rejected because of the adverse impacts noted above and because
it would not allow the objectives of the proposed project to be met.

2.7.2 Single and/or Multifamily Condominiums

At present, there are two completed condominium projects at Mauna Lani: Mauna Lani
Terrace and Mauna Lani Point. Both projects have been completed and are in resales. Two new
projects, "Mauna Lani Grove" and "The Isiands at Mauna Lani" are in the building permitting or
initiation of construction phase of development. Both projects are scheduled for completion in 1992.
The "Grove" project consists of five detached units on a 4.42 acre site and the "Islands" project is
a 46-unit townhouse project on a 22-acre site. Both are luxury projects aimed at the affluent
domestic market. ~

The entire 88-acre Cove site could be developed for additional luxury condominiums while
retaining the low-density character of the resort. Prudent planning indicates that a maximum of 6
units per acre would maintain the present low-density character of the resort, allow sufficient income
to be generated and provide the levels of service and amenities that typify Mauna Lani Resort
properties. However, present and forecast market conditions indicate that incremental development
of this type of product would be required and that the absorption of the units would require 20 or
more years. Hence, the financial and fiscal benefits that would accrue from this type of project
would not be realized for an extended period of time.

The terrestrial environmental impacts of this alternative would be similar to the Cove project

while impacts on the marine environment would presumably be much less. However, it can be
expected that there would be an increase in the use of shoreline and nearshore resources by a greater
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number of people. Impacts on state and county services and facilities would likely be greater than
the Cove project due to the greater number of people that would be utilizing those services versus
the number of people who would be living at the Cove (88-acres x 6 units/acre = 528 units x 2.5
persons/unit = 1,320 persons vs. 120 lots-units x 2.5 persons/unit = 300 persons).

This alternative has been rejected because it would not allow the developer to meet the
objectives of the proposed project and because of the potential adverse social and economic impacts
that would result from the alternative.

2.7.3 Single Family Houselots

At present, there are three permitted Planned Unit Development (PUD) subdivision projects
at Mauna Lani Resort: "The Point Estates at Mauna Lani", "The Cape at Mauna Lani" and
"Champion Ridge at Mauna Lani." Each subdivision has its own special golf, oceanfront or view
amenities.

Based on the marketing studies that have been performed for Mauna Lani Resort, the luxury
single family house lot market in West hawaii appears to be reaching the saturation point and is
expected to remain at that point for several years. Consequently, the marketability of this type of
alternative would be extremely risky, potentially affecting the financial condition of the entire resort.
In addition, adoption of this alternative would not allow the developer to meet the objectives of the
proposed project. Consequently, this alternative has been rejected.

However, if this alternative were to move forward, the terrestrial environmental impacts
would be similar to the Cove project; marine impacts would likely be greater from increased
numbers of people utilizing the shoreline and nearshore waters; and there would likely be greater
impacts on state and county provided services and facilities. Additionally, potentially the fiscal and
financial impacts of this alternative would be less beneficial due to the lack of marketability and
resultant reduced state and county tax revenues,

2.7.4 Commercial Center

The Cove site could possibly be developed as a commercial center with a combination of
retail stores, restaurants and other services catering to resort guests and residents as well as local
residents, The commercial center could be similar to that being constructed at Waikoloa Resort, or
one based on something other than a water-oriented theme.

However, based on the marketing studies performed for Mauna Lani Resort, the marketability
of another commercial center on the Kohala Coast would be marginal at best over the next 20 to 40
years because of the relatively low population base and existing and/or under construction
commercial facilities.

Because of these reasons, and because this alternative would not allow the objectives of the
proposed project to be met, this alternative has been rejected.
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3. COMPARATIVE EVALUATION

As indicated previously, it is Mauna Lani Resort, Inc.’s intention to provide a water oriented
feature that will best serve the needs of the general public and resort as well as a feature that is
economically viable and has the least adverse environmental impacts. In general, none of the
alternatives evaluated provide the degree of satisfaction of meeting the project objectives as the
preferred alternative. Although some of the alternatives could result in a greater or fewer number
of residential units and/or a larger or lesser amount of recreational facilities, it does not appear that
the projected residential or resort needs of the area would be satisfied nor does it appear that the
market for the boat slips and single family residential units planned would be met as rapidly as
projected. This would result in less than full utilization of the property, a reduction in the projected
state and county revenues and 2 lower rate of return to the developer.

The alternative of "no-action” similarly would not result in meeting the project objectives.
The preferred alternative satisfies the project objectives and provides the best opportunity to assist
in the satisfaction of the Big Island’s projected residential/resort/recreational facility needs over the
forecast period of development. Although each of the alternatives considered have some merits that
are worthy of consideration, none of the alternatives has as many or the degree of positive merits

as the proposed project.

Table IIl-1 provides a comparative evaluation of the alternatives evaluated.

II1-8

A R

]

]

-

-3

(21 3

(_J L.}

L



m
_

LR TR L it s e e ¢RI R AT T R LAY S e S I A e E T T A TR T A AR Y B3R A T e o A L Rt e e e e 1 0

ajqissod sjoeduur asiaape [enusiod Jo uonedpy =

10108y 2anedau jueoudis = um
10)9®) JuedIudisuf = o
Joyoey aanisod weoyudis = ¢ (puada]
o @) ] O o | [ ] TVIY 00
0 [ | ] [ ] o [ ] [ ] S10135n0H
O O [ ] @) o [ | [ ] SHNININDGNOD
0 o [ | [ | o [ | SLV3N1TY I1VE04¥00
0 [ | O O [ ] O [ ] YNINVW J0HS5140
0O 0o 0o O O O ] VAIEWW D0V1
0 O O O HO O O YNINVH 33T1VHS
0 O n | N O [ _So_a_w...ﬂqmuﬁ
® O ] ® RO O -] 123r0¥d GIS0d0¥d

GALVOILLSAANI STALLVNUALTY 40 NOLLVI'IVAY HALLVIVAINOD

-1 3719 V.L

N Y R

t.}

_3

L_1

3y 3 T3 7Y

gl froriid i et



R
APl L“:‘; ‘ﬁ {.'G\ ‘3;_?:1"

(il




L]

—& (3 8 1 2 (Ut

CHAPTER IV

DESCRIPTION OF THE AFFECTED ENVIRONMENT,
ENVIRONMENTAL CONSEQUENCES AND MITIGATION MEASURES

1. INTRODUCTION

The general and specific physical, natural and social environmental characteristics,
archaeological and cultural resources and infrastructural component and public facilities serving the
proposed project and area have been described in the Final Environmental Impact Statement for the
Revised Mauna Lani Resort Master Plan (Belt Collins & Associates, 1985) and The Ritz-Carlton
Mauna Lani Final Environmental Impact Statement (Belt Collins & Associates, 1987). The
information presented below covers those resource areas and issues that would be directly affected
by the proposed Mauna Lani Cove project. Complete general descriptions of resources and issues
are not provided in this Supplemental EIS (Supp EIS). Rather, this Supp EIS provides information
regarding probable impacts and mitigation measures relative to those resources and issue areas that
will be impacted to a greater degree than originally contemplated in the above two listed
environmental impact statements. The reader is referred to the two above noted references for
background and general information regarding the resource areas and issues.

The proposed Mauna Lani Cove project will be located in an area of Mauna Lani Resort that
is presently zoned for a hotel and golf. The proposed Mauna Lani Cove project will be developed
instead of the previously planned hotel. As such, the physical, natural and socioeconomic
environmental impacts of the proposed project as well as the impacts on the public services and
facilities impacts resulting from the proposed project are expected to be significantly Iess than those
that would accrue from a higher density hotel project. Public benefits, in the form of increased
small boat mooring space in West Hawaii and access to ocean activities, will be greater. The
mitigation measures described herein for the various resource areas have been designed to minimize
and/or eliminate potential short-and long-term adverse impacts that might result from the proposed
Mauna Lani Cove project.

2. PHYSICAL ENVIRONMENT
2.1 GEOLOGY, PHYSIOGRAPHY, SOILS AND AGRICULTURAL POTENTIAL

2.1.1 Existing Conditions

The project site is situated within the physiographic bowl created by the Kohala Meuntain,
Mauna Kea, Mauna Loa and Hualalai volcanoes. The overall slope of the Mauna Lani Resort land
is about 10 percent. The slope of the project site is almost flat and the natural topography of the
surrounding area has been modified by the construction of the Mauna Lani Bay Hotel and
Bungalows, Ritz-Carlton, Mauna Lani Hotel and adjoining Francis I'i Brown Golf Course.
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The surrounding mountains are of volcanic origin and, consequently, the geology of the
project site and area is volcanic. The project site is set on an extensive pahoehoe lava flow from
Mauna Kea that reached the sea from Makaiwa Bay on the south to at least Puako Bay on the riorth.
Two different land and soil types have been identified on the project site by the Soil Conservation
Service: Beaches (BH) and Pahoehoe Lava Flows (fLW). Neither of the soil or land types are
significant agriculturally. The soil is rated E320 by the Land Study Bureau and the soils covering
the project site lava are alluvial soils that have washed down from mauka areas. They are not
weathered remains of pahoehoe flows. Based on soil borings taken in and around the project site,
soft and hard pahoehoe, dense a’a lava and a’a clinker underlie the thin covering of alluvium soils
where they are present on the project site. The thin soil cover is absent on a majority of the project
site.

None of the land within the project site is classified within the Agricultural Lands of
Significance to the State of Hawaii (ALISH) system due to its unsuitability for agricultural use.

2.1.2 Probable Impacts

The proposed project is not expected to affect the geology of the project site or area.
However, the grading and excavation work for the project will affect the physiography of the site.
Impacts to the geology, physiography, soils and agricultural potential of the project site are expected
to be minimal and insignificant. Soils removed for water portions of the Cove will be used at other

locations within the Mauna Lani Resort. It is presently planned that the excavated soils will be

trucked to mauka parcels within the resort boundaries (makai of Queen Kaahumanu Highway) and
used as fill for future residential sites. All soil disposal activities and fill operations would be
engineered to assure that stable, buildable sites are created. The soil disposal area is shown on
Figure IV-1.

2.1.3 Mitigation Measures

Because no significant impacts to the geology, physiography, soils or agricultural potential
of the project site or area are expected to result from the proposed project, mitigation measures are
not warranted. Appropriate engineering and landscape architecture precautions will be taken with
the soils that are excavated and to be used in other areas within Mauna Lani Resort. Also, further
archaeological investigation of fill sites will be performed prior to soil disposal. Excavated areas
above water will be water sprayed during construction and planted with appropriate ground cover
as soon as practical, minimizing wind blown fugitive dust.

2.2 GROUNDWATER, HYDROLOGY, SURFACE WATER AND DRAINAGE -
2,2.1 Existing Conditions -

All along the Mauna Lani Resort shoreline, groundwater occurs in a basal lens configuration.
A layer of brackish water saturates the lavas at and near sea level. Estimates of groundwater flow
toward the shoreline of the Mauna Lani Resort property are in the range of 2 to 6 million gallons
per day (mgd) per mile of coastline. Existing chioride levels of the groundwater vary from
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approximately 700 milligrams per liter near Queen Kaahumanu Highway to several thousand
milligrams per liter close to the shoreline. Ground water geochemistry and water quality of Mauna
Lani Resort area producing wells are provided in Table IV-]1.

At present, the resort utilizes about 2.0 mgd of this groundwater flow for golf course and
landscape areas irrigation. The groundwater is pumped primarily from three wells: Well #1 (STP),
Well #2 (Fire Station) and Puako Well #4. The second golf course, which is presently being
constructed, will also use basal groundwater for irrigation. Three new wells are being developed
for this purpose. (See Figure IV-2.)

There are no streams or natural drainageways crossing the project property. The low average
rainfall in the area (approximately 9 inches annually) and permeable surface of the lava which
dominates the site preciude significant surface runoff,

2.2.2 Erobabie Tmpacts

Excavation of the marina will impact groundwater in several ways:

1, The excavation will bring the seawater shoreline into the perimeter of the marina,
As a result, the salinity of groundwater in the near vicinity will increase via the
process known as seawater intrusion.

2. The marina excavation will function as a focal point for groundwater discharge.
Groundwater flowlincs generally run perpendicular to the shoreline, The marina
excavation will intercept these flowlines within its perimeter and cause flowlines
outside its perimeter to be diverted toward it,

3. Groundwater discharge will have several effects on the quality of water within the
marina: the volume of "new" water will contribute to the marina’s flushing (see
Appendix R); the contrast in density between groundwater and seawater will tend to
create vertical stratification; and the nutrient load of influent groundwater may cause
a biologic response.

primarily to anticipate the movement of seawater inland. The following is a summary of anticipated
effects that can be expected based on the computer simulations that have been performed: -

1. The marina project will not change the quantity of groundwater flow; it will simply
redirect it into the marina itself,

Iv-3
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2. All groundwater intercepted by the 2,000-foot wide marina will discharge into it. In
addition, a portion of the flow for up to 1500 feet to either side of the marina will
also empty into it. The total discharge will be in the range of 2.5 to 5.9 MGD. In
contrast to the existing linearly distributed discharge along the shoreline, all of this
flow will move out the marina’s entrance,

3. Seawater intrusion is the principal source of groundwater contamination. Excavation
of the marina will bring this contaminating source 2,000 feet inland. Groundwater
salinity immediately inland of the excavation and to either side of it will be increased.

4, The salinity increase will be a localized effect, confined to the several thousand feet
surrounding the marina’s perimeter. The only existing wells in this area of influence
are saltwater wells at the Mauna Lani Bay Hotel. Mauna Lani’s nearest golf course
irrigation well is 6,000 feet away. The effect of increased salinity will not extend
that far.

Table IV-2 indicates the predicted changes in head in the groundwater aquifer at existing well
locations for different groundwater flowrates and development scenarios. Head declines as a result
of the marina are considered relatively insignificant impacts (Appendix R) and less than the head
drops predicted to occur as a result of near-future pumping increases.

2.2.3 Mitigation M re

While salinity intrusion resulting from the marina excavation is not a desirable effect, it will
be limited to the near vicinity of the project and is not expected to compromise existing or future
uses of the brackish water resource. For this aspect of the project, then, no mitigation measures are
needed. (In the event that the salinity intrusion is more extensive than expected, Mauna Lani
Resort’s irrigation wells would be the only uses affected. Relocating those wells further inland
would be necessary.)

2.3 NATURAL HAZARDS/MAN-INDUCED HAZARDS
2.3.1 Existing Conditions

The natural hazards to which the project site is subjected include volcanic events,
earthquakes, tsunamis and high wave floods. Volcanic hazards on the Big Island have been
described by Mullineaux, ez al., (1987). The proposed project is located in lava flow hazard
Zone 3, bordered by Hualalai Zone 4. On Mauna Loa about 1 to 3 percent of the land surface in
most of Zone 3 has been covered by lava during historical time; however, a single flow during the
19th century covered about 10 percent of the area on the northwest flank of the volcano. “During
the last 750 years, lava flows have covered about 15 to 20 percent of the flanks of Mauna Loa within
Zone 3. The hazard on Mauna Loa decreases progressively downslope from its summit and the rift
zones across zones 2 and 3. Zone 4 embraces only Hualalai Volcano where a few percent of the
land surface was covered by lava flows in 1800 to 1801, but less than 15 percent has been covered
in the last 750 years (Mullineaux, er al., 1987). The project site is also located in tephra fall and
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TABLE IV-2

CHANGES IN HEAD PREDICTED FOR FUTURE
IRRIGATION AND THE COVE EXCAVATION

Existing Draft Rates 1.36 1.61 0.95 1.57
Future Draft Without Cove 1.25 1.42 0.86 1.38
Future Draft With Cove 1.22 1.38 0.85 1.35
Flux_of 6 MGD per Coastal Mile

Existing Draft Rates 1.48 1.66 1.17 1.68
Future Draft Without Cove 1.43 1.57 1.13 1.59
Future Draft With Cove 1.41 1.53 1.12 1.57

Source: Groundwater Assessment Summary, Appendix R.

volcanic gases hazard Zones 2. Tephra falls from lava fountains should be frequent but thin and gas
effects could be significant. The project site is outside the one pyroclastic surge hazard zone on the
island, that zone being limited to the area surrounding Kilauea caldera on the .southeast side of the
island. Ground fractures and subsidence hazards are relatively low in the project area, with the site
being located in Zone 4, which includes the majority of the island.

Earthquake hazards at the project, as with the rest of the island, cannot be avoided.
However, the project site is not subjected to greater earthquake hazards than other areas of the island
and standard engineering and design precautions are used to mitigate potential earthquake hazards.

Development along the South Kohala coastline must take into account the possibility that a
tsunami will strike. Because tsunamis occur infrequently and due to the paucity of shoreline
development along the coast until recent years, reliable tsunami runup information for the area is
scarce. Of the 85 tsunamis that have been observed in Hawaii since 1813, the one occurring in 1946
was the largest. It reached a height of about 12 feet above mean low low water (MLLW)
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Kawaihae, a few miles to the north of the project site. It is probable that the same runup height was
experienced at the project site. The Flood Insurance Rate Map (FIRM) (Figure IV-3) for the project
site (Community Panel Number 155166 0278 C, Revised September 16, 1988) indicates that the
access channel area of the proposed Cove is in Zone VE, which extends about 100 feet inland and
7one AE which extends about 250 feet inland of Zone VE. Zone VE is defined as coastal flood area
with velocity hazard (wave action); base flood elevation determined (8 feet). Zone AE is defined
as an area in which the base flood elevations are determined (8 feet). Both areas are within the
special flood hazard areas that are inundated by 100-year floods. The remainder of the project site
is in Zone X, which are areas outside the 500-year flood plain.

As part of the overall Cove planning process, a wave disturbance test, utilizing a hydraulic
model, and a tsunami modeling analysis, were conducted to determine the potential hazards due to
storm waves (Appendices B and C). In general, the modeling indicated that the entrance
configuration protects the Cove from storm waves. The highest wave generated at the access channel
is under 3 feet in height and generated by very long-period swell or by the very severe hurricane.
Wave heights within the Cove were generally less than 1-foot in height and waves within the landing
area were less than 0.5 feet. However, tsunami waves could affect the project site as described

below.

Man-induced hazards that would affect the project are those associated with the establishment
of onshore boat fuel tanks that would feed the fuel dock. As presently planned, the tanks, which
would have less than 5,000 gallon capacity and be limited to gasoline and diesel fuels, would be
located near the Mauna Lani Bay Hotel service area. The tanks would be constructed below ground
and in compliance with all applicable federal, state and county rules and regulations. Regular
periodic monitoring of the tanks would be performed to detect any leakage that might occur. Should
leakage be detected, immediate action would be taken to correct the situation.

The fuel dock would also be constructed in compliance with applicable federal, state and
county regulations and would be equipped with appropriate safety 