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CHAPTER 1 - INTRODUCTION AND PROJECT SUMMARY

1.0 APPLICANT AND DEVELOPMENT SUMMARY

Landowner:

Subject Parcel:
Location:

Tax Map Key:

State Land Use District:

General Plan:
County Zoning:

Existing Uses:

-

Proposed Uses:

Kamaaina Eight Partners
73-4354 Mamalahoa Highway
Kailua-Kona Hawaii 96740

70 acres

Kohanaiki, North Kona District, Hawaii
Zone 7, Section 3, Plat 09, Parcel 15
Conservation and Agricultural

Urban Expansion

Open and Unplanned

The project site is currently vacant and unused. The property is
covered by rough a'a and pahoehoe lava flows.

A commercial/light industrial subdivision encompassing the 70
acres is proposed. 25 individual parcels within the development
would range in size from one-half to three or more acres.
Parcels would be individually sold or leased as improved,
partially graded parcels which would be further developed by
new owners or lessees.

1.1 PROPOSED GOVERNMENT ACTION

The immediate requested governmental action is a State Land Use Commission Petition for

the redesignation of the project lands from Conservation and Agriculture to Urban to permit
the cstablishment of the proposed commercial/light industrial subdivision. Future actions

would include zoning applications to be approved by County council, as well as plan and

subdivision approvals from the County of Hawaii Planning Department.
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1.2 PURPOSE THIS DOCUMENT

This Environmental Impact Statement (EIS) has been prepared in response to a State Land
Use Commission (SLUC) Decision and Order of April 8, 1991. It is intended the EIS, once
accepted and approved, accompany a SLUC Petition for a boundary amendment from
Conservation to Urban and Agriculture to Urban to allow establishment of a proposed
commercial/light industrial subdivision. The document will also support a change of zonc
application which will be submitted to Hawaii County. Figures 1 and 2 f:rovide locational

information.

The lands on which the commercial/light industrial subdivision would be established are
presently designated Conservation (about 42 acres) and Agriculture (about 28 acres) by the
SLUC (See Figure 3). The lands are designated for Urban Expansion on the recently updated
Hawaii County General Plan, Land Use Pattern Allocation Guide (LUPAG) map (1989), and
on the Keahole to Kailua Development Plan, Land Use Plan (April, 1991). County zoning
designations are Open (O) and Unplanned (U) for the project site (See Figure 4). Along
Queen Kashumanu Highway the LUPAG map designation is Open (0). The proposed
development would be on the northem 5cundary of and contingent to other Kohanaiki lands

designated Urban by the SLUC and proposed for golf course use.

This EIS has been prepared in accordance with the provisions of Hawaii Revised Statutes
(HRS) Chapter 343 and Title 11, Department of Health, Chapter 200, Environmental Impact
Rules, Sections 11-200-9 through 11-200-13. A description of the affected environment,
the alternatives considered to date, preliminary impact determinations based on the
information contained herein and proposed mitigation measures are provided. The
information contained in this EIS has been developed from site visits and generally available
information regarding the environmental characteristics of the project sife and surrounding
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FIGURE 1
ISLAND LOCATION MAP
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13 STATEMENT OF OBJECTIVES

The objectives of the project include:

Meeting the additional commercial and light industrial area needs of the current
property owners, in particular, their transportation and trucking businesses.

Provide alternative light industrial propertics to serve existing suppliers of products and
services in North Kona and south Kohala Districts.

Furnish light industrial property required to support the forecast expansion of population
and planned resort/residential projects in West Hawaii.

Development of an 8- to 10-acre commercial area as an integrated, high amenity retail
and service commercial center having a Hawaii products focus. The center would have
a recreation, education and commercial purpose in presenting the people, customs and
products of Hawaii.

14 PROJECT DESCRIPTION

1.4.1 Project Setting

The proposed project site is located approximately five miles north of Kailua—Kona og the
mauka side of Queen Kaahumanu Highway in North Kona, Hawaii. The proposed
commercial/light industrial subdivision would encompass about 70 acres with individual
parcels ranging in size from one-half to three or more acres. The project has been termed
Kohanaiki Mauka due to situation of the sitc within the ahupua'a of Kohanaiki and its

location on the mountain side of Queen-Kaahumanu Highway.

1.4.2 Proposed Infrastructure

Infrastructure required for the project includes:

~ internal roadway system

— potable water transmission and storage system
- drainage improvements

— power and communications system stub-outs

1.5 SUMMARY OF PROBABLE IMPACTS

Impacts to the physical and social environment will result from the development of the

7




proposed project. Adverse impacts will be mitigated, where possible, and offset by benefits

resulting from the project.

1.5.1 Probable Short Term Impacts

Short term impacts are generally limited to construction activities that occur during project
development. Potential short~term adverse impacts could result in increased localized noise
levels during and after construction activities, and decreased air quality during construction

due to construction equipment and increased vehicular traffic.

1.5.2 Probable Long Term Impacts

Long term impacts are the result of project implementation and are assumed to include future
conditions which occur because of the proposed project. Future conditions which occur
without the proposed project, such as the projected population increase in North Kona, are not
considered as resulting from this project. The major potentiaily positive impacts that arc
expected to result from the establishment of the proposed commercial/light industrial
subdjvision are direct and induced economic gains to be realized by construction and
operation of the development; expected increases in County and State tax revenues from
various tax sources; increased commercial and light industrial siting opportunities in West
Hawaii; and reasonable travel times for employees of the businesses locating in the

development.

The major potential adverse impact that could result from development of the subject property
is potentially increased vehicular traffic in the immediate vicinity of the development. Some
people may also perceive the visual attributes of the proposed development and components

to be adverse relative to the present open character of the project property.

Based on a review of biological surveys conducted in the area, no endangered animal or plant
species appear to inhabit the project site. Similarly, an archacological study conducted on the

site found no above ground indications of sensitive historical or archaeological features.
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1.3 STATEMENT OF OBJECTIVES

The objectives of the project include:

Meeting the additional commercial and light industrial area needs of the current
property owners, in particular, their transportation and trucking businesses.

Provide alternative light industrial propertics to serve existing suppliers of products and

services in North Kona and south Kohala Districts.

Furnish light industrial property required to support the forecast expansion of population

and planned resort/residential projects in West Hawaii.

Development of an 8- to 10-acre commercial area as an integrated, high amenity retail
and service commercial center having a Hawaii products focus. The center would have

a recreation, education and commercial purpose in presenting the people, customs and
products of Hawaii.

1.4 PROJECT DESCRIPTION

1.4.1 Project Setting

The proposed project site is located approximately five miles north of Kailua-Kona on the
mauka side of Queen Kaahumanu Highway in North Kona, Hawaii. The proposed
commercial/light industrial subdivision would encompass about 70 acres with individual
parcels ranging in size from one-half to three or more acres. The project has been termed
Kohanaiki Mauka due to situation of the site within the ahupua'a of Kohanaiki and its

location on the mountain side of Queen-Kaahumanu Highway.

1.4.2 Proposed Infrastructure

Infrastructure required for the project includes:

- internal roadway system

— potable water transmission and storage system
- drainage improvements

- power and communications system stub—outs

1.5 SUMMARY OF PROBABLE IMPACTS

Impacts to the physical and social environment will result from the development of the

.
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proposed project. Adverse impacts will be mitigated, where possible, and offset by benefits

resulting from the project.

1.5.1 Probable Short Term Impacts

Short term impacts are generally limited to construction activities that occur during project
development. Potential short—term adverse impacts could result in increased localized noise
levels during and after construction activities, and decreased air quality diring construction

due to construction equipment and increased vehicular traffic.

1.5.2 Probable Long Term Impacts

Long term impacts are the result of project implementation and are assumed to include future
conditions which occur because of the proposed project. Future conditions which occur
without the proposed project, such as the projected population increase in North Kona, are not
considered as resulting from this project. The major potentially positive impacts that are
expected to result from the establishment of the proposed commercialllight industrial
subdivision are direct and induced economic gains to be realized by construction and
operation of the development; expected increases in County and State tax revenues from
various tax sources; increased commercial and light industrial siting opportunities in West
Hawaii; and reasonable travel times for employees of the businesses locating in the

development.

The major potential adverse impact that could result from development of the subject property
is potentially increased vehicular traffic in the immediate vicinity of the development. Some
people may also perceive the visual attributes of the proposed development and components

to be adverse relative to the present open character of the project property.

Based on a review of biological surveys conducted in the area, no endangered animal or plant
species appear to inhabit the project site. Similarly, an archacological study conducted on the

site found no above ground indications of sensitive historical or archacological features.
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There wiil be a net increase in water used at the site. The County has committed 18,000
gallons per day of potable water to the site. This commitment is sufficient to meet the needs
of the first phase of project development. A hydrologic survey is underway to determinc
potential sites for new source development. Water use would remain at & committed levels

until new sources arc developed or otherwise approved by the County Department of Water

Supply.

Wastewater disposal is to be provided by leach fields and septic tanks until such time as the
development can be connected to the County wastewater system. Industrial uses which may
generate hazardous or controlled waste substances will be handled according to federal, State

and County government regulations.

1.6 SUMMARY OF PROPOSED MITIGATION MEASURES
The mitigation measures proposed to ensure that potential adverse environmental impacts
resulting from establishment of the proposed commercial/light industrial subdivision are

minimized include two types: generic and specific.

Generic mitigation measures are those where standard actions to reduce or eliminate impact
have already been institionalized through County, State, or federal regulations, codes and
ordinances. These types of mitigation usually apply to control of temporary or short term
construction impacts of soil loss, noise, air quality effects, etc.. Generic mitigation measures
are standard, accepted activities appropriate for minimizing temporary or limited

environmental impacts,

Specific mitigation measures are recommended for actions which have potential residual or
long term effects that require monitoring or some kind of compensation of the environmental
effect. In terms of the Kohanaiki Mauka project, the specific and generic mitigation measures

these involve:

—  coordination of development plans and activities with appropriate State and County
agencies;

A e g i




1.7

limiting construction to dry periods as much as practicable;

limiting construction activities to daytime hours;

adherence to all federal, State and County environmental protection, health, safety and
construction rules and regulations;

early construction of drainage features such as berms;

immediate stabilization of any denuded areas through sodding or planting;

application of fertilizers or biocides to landscaped areas only during periods of low
rainfall to minimize chemical runoff;

covering of open vehicles carrying soils, gravel or other particulate matter which may
affect air quality; .

controlling dust by watering and use of proper stockpiling procedures;

providing a 50-foot wide landscape buffer along the highway;

protection of wildlife habitat as required and preservation of archacological and
historical resources in accordance with appropriate federal, State and County rules and
regulations;

installation of grease traps and use of concrete pads for maintenance activities;

use of xerographic vegetation for landscaping to assist in water conservation;
establishment of “best management practices” with regard to handling storage and
disposal of solid waste, hazardous waste and underground storage tanks.

SUMMARY OF ALTERNATIVES CONSIDERED

Included in the alternatives analyses have been: various configurations of the parcels and

roadways within the project site; development of the property for other purposes; and the

alternative of no action. These alternatives have been rejected in part because they do not

meet the objectives of the proposed project, i.e., would not provide an effective and efficient

commercial/light industrial subdivision layout; would have greater environmental impacts than

the proposed project; or because they are not entirely feasible.

1.8

As further discussed in Chapter 7, the proposed project was devised to be compatible with the

SUMMARY OF COMPATIBILITY WITH LAND USE PLANS AND POLICIES

County General Plan and the Keahole to Kailua Development Plan. Governmental land use

plans, policies and controls affecting the proposed project include Chapter 205 (HRS) Land

Use Commission Rules, the Hawaii State Plan , State Agriculture Functional Plan, State

Conservation Lands Functional Plan, State Historic Preservation Functional Plan, Hawaii

County General Plan, and Hawaii County Zoning. Subsequent to granting the requested State

Land Use Boundary Amendment Petition and the following zoning request to the County, the
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proposed project would be consistent with the previously noted plans land use controls.
The Kohanaiki Mauka project owners will continue planning efforts in consideration of

County Plans, and will cooperate with adjacent owners as necessary.

1.9 NECESSARY APPROVALS AND PERMITS

Permit or Approval Authority

Land Use Boundary Amendment State Land Use Commission
Underground Injection Control Permit  State Department of Health

Plan Approval Hawaii County Planning Department
Change of Zoning Hawaii County Council
Subdivision Approval Hawaii County Planning Department

Building and Grading Permits Hawaii County Department of Public Works
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CHAPTER 2 - DESCRIPTION OF THE PROPOSED PROJECT

2.0 REGIONAL SETTING

The proposed project is located in North Kona, Hawaii, on the landward (mauka) side of
Queen Kaahumanu Highway, approximately five miles north of Kailua—Kona, an urban center
and area of growth in West Hawaii in recent years. The property on which the proposcd
project would be located is identified as tax map key (TMK) 7-3-09:15 (See Figure 5). The

project consists of approximately 70 acres of land.

2.1 EXISTING AND SURROUNDING USES

The project site is directly mauka of the Kohanaiki lands that are planned and zoned for
hotel/resort development. A complete description of the Kohanaiki Resort Community project
area makai of Queen Kaahumanu Highway is found in the approved and accepted Kohanaiki
Resort Community Final Environmental Impact Statement (Helber, Hastert, Van Hom &
Kimura, August 1986). The Kohanaiki Resort Community is planned to include two hotels,
single and multi-family housing, a marina, support housing, commercial facilities and a golf

course.

The other planned use for properties adjacent to the proposed project is a planned golf course
within the SLUC Urban boundary on the southerly (Kailua—Kona) side of the Kohanaiki
Mauka property (Kona International Country Club, TSA International, Ltd.). The lands to the
north of the Kohanaiki Mauka lands are owned by the Richard D. Lee Trust and the State of

Hawaii. There are no known planned uses of the Lee Trust lands.

The Kaloko light industrial subdivision is about 2,000 feet south of the proposed Kohanaiki
commercial/light industrial subdivision, and Keahole Airport, the Natural Energy Laboratory
of Hawaii (NELH) and the Hawaii Ocean Scicnce and Technology (HOST) Park are about
one and one-half miles north of the proposed project site. Other proposed land uses in the
proposed project area include the proposed 'O'oma II resort project and the proposed Kaloko—
Honokohau Natjonal Historical Park (US Dept. of Interior, National Park Service, 1975),

12
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south and makai of the proposed project site. Other industrial zoned land is located at
Keahole Airport, Kaloko Industrial Park, Queen Liliuokalani Trust Industrial Subdivision:

Phase II, and the Isemoto Industrial Subdivision.

- 22 ACCEPTING AUTHORITY
~ The accepting authority for this EIS is the State Land Use Commission.

T 23 PURPOSE OF THE PROPOSED ACTION
The purpose of the proposed project is to provide a commercial/light industrial subdivision in
the North Kona area for the immediate commercial operation and industrial activity needs of

- the property owners, i.c., for their own businesses. The project would also provide alternative

= light industrial properties from which suppliers of products and services can readily serve the
existing, under construction and planned rcsort/residcntial projects in the North Kona and
South Kohala Districts, as well as existing businesses and services in West Hawaii, such as
Keahole Airport. A market study conducted for the proposed project (Appendix A), indicates
that there is a present need for additional light industrial property in the North Kona area.

- Additionally, the need for additional light industrial property is forecast to increase in the
" . future as planned resort/residential projecis are completed and become operational.
O 2.4 MASTER PLAN
The applicant is proposing the development of a commercial/light industrial subdivision on
~
J the Kohanaiki lands adjacent to other presently Urban designated Kohanaiki lands (Figure 3).
The project property extends mauka approximately 7,500 feet and is about 400 feet wide.
:l The commercial/light industrial subdivision would begin at an elevation of about 60 feet at
- the mauka border of the Queen Kaahumanu Highway and ascend to an elevation of about 475
P feet,
."]‘
o The Conceptual Master Plan and preferred altemnative, Figure 64, illustrates a main access
—~ roadway along the northem property boundary, which, if developed, would require an access
Y, agreement with the adjoining property owners. Development of the project would include the
-
J
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necessary internal roadway system, potable water, drainage improvements and electrical
power system stub-outs for the complete development of the proposed commercialdight
industrial subdivision. Additionally, the potable water system serving the development would
include a 0.3 million gallon concrete water reservoir located at an elevation of about 325 feet
and another existing 0.3 million gallon reservoir at an elevation of about 570 feet. The
project would be entirely located mauka of Queen Kazhumanu Highway and would be
screcned from the highway by a 50-foot wide landscaped buffer along the highway right-of-
way. Individual parcels within the development would be sold or leased as improved,
partially graded parcels that the new owner and/or lessee would develop in accordance with
applicable State and County rules and regulations, as well as any design and use standards

established by the project developers.

2.5 DEVELOPMENT COSTS AND PHASING
The proposed project will be developed with the preliminary costs estimated to be
approximately $13,000,000.00, and will include highway intersection, roadways, drainage,

water, electrical and communications infrastructure.

The infrastructure, which includes all waterlines necessary to distribute water to the future
tenants of the lots, will be installed in one increment. It is anticipated the improvements will
be completed over a period between one and two years. Sitc occupation and improvements

by tenants are market driven. Please see the market study, Appendix A.
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CHAPTER 3 - ALTERNATIVES CONSIDERED

3.0 INTRODUCTION

Known feasible alternatives to the proposed project are limited to those that would allow the
objectives of the proposed project to be met, while minimizing potential adverse
environmental impacts. The purpose of the proposed project is to provide a commercial/light
industrial subdivision in the North Kona arca for the immediate needs of the property owners

and to meet projected market demands.

The parcel was purchased by the Kamaaina Eight Partners specifically to provide for the
expansion of their existing business in the Kona arca. In cffect, this limited the alternatives

which were considered for the parcel.

The project would also provide alternative light industrial properties from which suppliers of
products and services can serve existing, under construction and planned resort/residential
projects in the North Kona and South Kohala Districts, as well as existing businesses and
services in West Hawaii, Also, the need for additional light industrial property is forecast to
increase in the future as planned resort/residential projects are completed and become
operational. As described in the following sections of this EIS, the proposed project is
expected to have minimal and/or positive impacts on the physical, natural, social and

economic environments of the project area.

3.1 DESCRIPTION OF ALTERNATIVES

In compliance with applicable regulations, other possible alternatives to the proposed project
have been investigated and rejected for a variety of reasons. Included in the alternatives
analyses have been various configurations of the parcels and roadways within the project site;
development of the property for other purposes; and the alternative of no action. These
alternatives have been rejected in part because they do not meet the objectives of the
proposed project, i.c., would not provide an effective and efficient commercial/light industrial

subdivision layout; would have greater environmental impacts than the proposed project; or

17
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because they are not entirely feasible.

Development of the property for residential uses does not appear feasible, due to the
relatively long and narrow configuration of the property. The configuration limits the
potential for residential development because market residential products require a more
sensitive siting on land than industrial and commercial parcels. The shape of the property

Testricts siting considerations.

The alternative of no action has also been rejected because it would not allow the objectives

of the proposed project to be met.

Figures 6B and 6C show a set of alternative development concepts for the proposed
development, which include a main spine road and internal roadway system planned to
accommodate the regional roadway system proposed by the County of Hawaii in the Draft
Keahole to Kailua Development Plan, May 1990.
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CHAPTER 4 - PHYSICAL AND NATURAL ENVIRONMENT

4.0 INTRODUCTION

The existing cnvironment of the project area is characterized by vacant, sparsely vegetated a'a
and pahochoe lava flows frequented by a few bird species and feral goats, mongoose, rats and
mice. A portion of the lands to the south of the project property have been designated Urban
by the State Land Use Commission to allow development of a golf course and lands makai of
the project site and Queen Kaahumanu Highway have been zoned Open and Urban by the
County to allow development of the Kohanaiki Resort Community which will include hotels,
single and multi-family housing, a marina, support housing, commercial facilities and a golf

course.

41 PHYSICAL ENVIRONMENT

4.1.1 Geology, Physiography, Seils and Agriculture

4.1.1.1 Existing Conditions

The general geology of the project site is dominated by the lava flows that emanated from
Hualalai in 1800-1801. These flows entered the ocean at the northemn boundary of the
Keahole Point area and are characterized by numerous accretionary lava balls; a'a channels;
lava stalactites; and brown, red and black spattering bordering the channels. Both a'a and
pahoehoe lavas are present on the proposed project site, with little or no soil or ground cover.

Slopes within the project site are generally less than 10 percent.

Soils in Hawaii are commonly rated in terms of three soil classification systems: (1) USDA
Soil Survey; (2) Agricultural Lands of Importance to the State (ALISH); and (3) Land Study

Bureau's Detailed Land Classification.

Soil Survey

Two land types, as described below, have been identified on the Kohanaiki Mauka lands by
the U.S. Department of Agriculture Soil Conservation Service (SCS) (December, 1973)in a
comprehensive soil survey of the Island of Hawaii. Neither of the two are particularly

21




agriculturally significant. All of the proposed project site land and soil types are well to

excessively well drained. Figure 7 shows the site soil survey as comprising:

(1) A'aLava Flows (fLV). This lava has practically no soil cover and is gencrally
bare of vegetation except for mosses, lichens, fems and a few small ohia trees.

The surfaces of a'a flows are masses of clinkery, hard, sharp pieces piled in
tumbled heaps that are difficult to traverse on foot. It has been demonstrated that
the clinkery a'a surface can be easily moved and crushed by bulldozers into
relatively smooth surface cobbles one to four inches in size.

(2) Pahochoe Lava Flows (ILW). Pahochoe lava flows, similar to the a'a flows, are

also a miscellaneous land type. This lava has a billowy, glassy surface that is
relatively smooth. In some areas the surface is rough and broken and there are
hummocks and pressure domes. Pahoehoe lava generally has no soil covering and
is typically bare of vegetation except for mosses and lichens. When and where
soil in this land type occurs, it is found in cracks and depressions, having been
transported there by wind and storm run-off.

Detailed Land Classification
Agriculturally, the Detailed Land Classification, Island of Hawaij (University of Hawaii, Land
Study Burcau, 1972), classifies the Kohanaiki Mauka lands as E289 and E319 (See Figure 8).

These classifications indicate the soii's unsuitability for agricultural purposes.

ALISH
None of the land within the proposed utility corridor is classified in the Agricultural Lands of

Importance to the State of Hawaii (ALISH) system. However, the mauka one-third of the
proposed project would be located in lands that are presently designated Agriculture by the
State Land Use Commission for possible future agricultural use.

4.1.1.2 Probable Impacts

Development of the proposed project is not expected to significantly impact or be impacted
by the geology or physiography of the project area; nor is development expected to
significantly impact or be impacted by the soils of the project site or area. At this time there

are no known plans to utilize the project site for agricultural activities nor has the property -
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Source: United States Department of Agriculture,
Soil Conservation Serviee, Soil Survey of
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been utilized for agricultural activities in the recent past. Similarly, it docs not appear likely
that future agricultural activitics would be pursued on the site given the lack of suitable soils,
the lack of sufficient developed water supplics and the arid climatic characteristics of the

project area.

4.1.13 Proposed Mitigation Measures
Duc to the lack of expected significant impacts to the geology, physiography, soils or
agricultural potential of the area or sitc, mitigation measures to minimize potential adverse

impacts, other than adherence to State and County building codes and standards, do not

appear warranted.

4.1.2 Groundwater, Hydrology, Surface Water and Drainage

4.1.2.1 Existing Conditions

The proposed Kohanaiki Mauka project lands, in the lee of Mauna Kea, Mauna Loa and
Hualalai, are situated within an area of low rainfall amounts and intensitics averaging less
than 10"inches annually. The land is comprised of porous and unweathered lavas and has
sparse soil cover. As a consequence, there are no naturally occurring or weil-defined
drainageways or drainage outlets on~-site, and surface water run-off is virtually nonexistent.
Surface run-off results only under conditions of intense rainfall events, which occur only
rarcly. The Flood Insurance Rate Map (FIRM) shows no areas of the project site subject to
flooding. FIRM Panel 155166000-1900 of July 16, 1990 shows the project site in Zone X -

unshaded, representing areas determined to be outside of the 500-year flood plain.

The existing Kohanaiki watershed contains an area of approximately 3,700 acres and extends
from the western slopes of Hualalai volcano to the coast. The area is considered part of the
Kiholo Aquifer system. Elevations in the watershed range from 4,800 feet to mean sea level,
and ground slope varies from about eight percent in the upper elevations to about one percent
near the coast. Average ground slope of the watershed area is approximately six percent.
The subject property is situated below the Underground Injection Control (UIC) line which is
the boundary set by the Department of Health to delineate areas of watershed recharge.
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Beneath the proposed project arca highly permeable layered basalts contain basal

groundwater, i.c., fresh~brackish water floating on sea water. The salinity of this water
ranges from very brackish at the coast to moderately brackish near the highway. From Queen
Kaahumanu Highway inland to Mamalahoa Highway, the groundwater quality is moderate to
weakly brackish. Groundwater beneath the subdivision site is likely to have chloride

concentrations 0o high to be suitable as a potable water source.

According to the hydrogeologic analysis conducted for this EIS (please see Appendix E), the
nitrogen and phosphorus level at the surface of the brackish basal lens is less than 0.2 mg/1
for each element. Groundwater discharge occurs as diffused and highly mixed flow along the

entire shoreline from Kailua Village to Keahole Point.

4.1.2.2 Probable Impacts

There will be an increase in potable water use on the site (approximately 166,000 gallons per
day (gpd) upon full occupancy). Because of the highly porous nature of the lavas underlying
the proposed project site, surface water runoff and drainage associated with the proposed
project could affect the groundwater lens below the site. Although present surface water run-
off is almost nonexistent, following full development of the project, surface water run—off
would increase due to paved and roofed surfaces. Industrial uses could include activities

which generate substances that could leach into groundwater.

4.1.23 Proposed Mitigation Measures

Present plans call for surface water run—off to be directed to appropriate treatment facilities
and disposed of through dry wells (Appendix B). The dry wells would be located within the
development's primary roadway right-of-way. They would be 20 feet deep and capable of
percolating approximately six to eight cubic feet of water per second. The dry welis would
be spaced approximately 750 feet apart and percolate the surface water generated by the
roadway and a portion of each adjoining lot. These wells promote all rainfall presently

falling on the subject property returning as local recharge to the brackish basal lens.
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The improvement plans for cach Iot will include plans for additional drainage improvements
to accommodate the drainage generated by each lot. These improvements include grease and
oil traps to filter and absorb suspended material. Other substances, such as inorganic
constituents in solution (e.g. nitrogen and phosphorus) would be filtered through lava beneath

the surface.

While lava permeability rates are uncertain, the dispersion area is typically calculated at 15 to
30 degrees in width. This wide dispersion, together with the anticipated modest increase in
runoff from rainwater and industrial uses expected at the site, suggests that the dilution would
occur as the solution moved shoreward and concentration of any contaminants reaching the

brackish water lens is likely to be low.

The proposed project and attendant facilitics would be designed to provide an efficient and
effective commercial/light industrial subdivisjon. Adverse impacts to the groundwater
resources and hydrologic characteristics of the area as a resuit of the proposed project are not
expected to occur given the best management practices, as described above, that will be taken

to protect the groundwater resources below the project site.

The treatment and disposal facilities would be designed, engineered and constructed in
compliance with applicable federal, State and County rules and regulations. The design of the
facilities will take into account the types of activities that might occur at the proposed project,
as well as appropriate groundwater environmental protection requirements. It is noted that a
storm water drainage system, designed and constructed in accordance with applicable Statc
and County standards, would be included as part of the internal infrastructure serving the

development.

Since the hydrologic analysis done for the EIS concludes that the residential cesspools and
agricultural activities mauka of the subject property have not contributed to an increase in
nitrogen or phosphorus in the brackish lens, the minimal sanitary waste generated by the

Proposed development should have "ittle or no significant impact on the brackish lens”
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(Bowles, 1991). Additional measures to minimize potential adverse impacts to the
groundwater resources and hydrologic characteristics of the project site are, therefore, not

warranted.

4.1.3 Natural Hazards

4.1.3.1 Existing Conditions

Potential natural hazards to which the subject property could be subjected include earthquakes
and volcanic eruptions. Because the Iand and soil types are well to excessively well drained,

floods due to rainwater surface run-off are unlikely to occur.

Volcanic hazards in the area have been studied in detail (Mullineaux, et al, 1987). The last
volcanic eruption of Hualalai that affected the Kohanaiki lands occurred in 1800-1801.
Lavas emerged from the northwest volcanic rift zone at about the 1,600-foot elevation (in the
vicinity of the Puhi-a—Pele Cinder Cone, just makai of Mamalahoa Highway) creating the
flow that entered the ocean north of Keahole Point. Mullineaux, et al (1987), indicate that
the Kohanaiki lands are in lava flow hazard Zone 4. Less than 15 percent of the land in this
zone has been covered with lava in the last 750 years. Although lava flows on Hualalai have
typically covered large areas, the rift zones of the volcano do not seem to have a distinctly
higher degree of hazard than do its flanks. As such, lava flow hazards for the project site are

relatively low.

In addition to lava flow hazard zones, hazard zones for tephra falls (ash fall) have also been
defined for Hawaii (Mullineaux, et al, 1987). The Kohanaiki Mauka project land is located in
ash fall Hazard Zone 2, which indicates that tephra falls from lava fountains could be

frequent but thin.

Hazard zones arc not designated on Hawaii in the Kohanaiki area for pyroclastic surges. The
single pyroclastic surge hazard zone on the island surrounds the Kilauea Caldera and extends
a distance of 10 km from its center. Hazard zones for volcanic gases are the same as hazard

zones for tephra, i.e., Hazard Zone 2. The Kohanaiki lands are outside hazard zones for
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ground fracture and subsidence, However, carthquakes, associated with volcanic events,
primarily underground magmatic movement of Hualalai, have been reported. Based on
historical data, earthquakes of a level of 6.4 Richter Scale Magnitude occur on an average of

once every 62 years.

4.1.3.2 Probable Impacts
As indicated, the proposed project would not affect existing hazards, but could be potentially

impacted by those hazards, including earthquakes and volcanic activity.

4.1.3.3 Proposed Mitigation Measures

Because the proposed project could be affected by volcanic events, such as lava flows or
carthquakes, appropriate design, engineering and construction measures would be taken to
minimize potential risks due to volcanic activity. These measures would include adherence to
engineering design standards in accordance with federal, State and County rules and

regulations.

4.1.4 Visual Attributes

4.1.4.1 Existing Conditions

The Kohanaiki lands on which the project would be established range from an elevation of
about 60 feet at Queen Kaahumanu Highway to about 475 fect at the mauka property
boundary. The present visual characteristics of the project site are shown in Figures 9 and

10. As shown, the project site is characterized by barren lava flows with sparse vegetation.

4.1.4.2 Probable Impacts

The site features and attributes of the property area would be changed from the present open
Space appearance by the development of the proposed commercial/light industrial subdivision.
The commercial/light industrial subdivision would be visible from Queen Kaahumanu
Highway, as would the 0.3 million gallon reservoir tank to be constructed at about the 325~
foot clevation. The tank size would be approximately 17 feet high and 61 feet in diameter.

Similarly, it is likely that the development would be visible from Mamalahoa Highway above
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the project arca.

4.1.4.3 Proposed Mitigation Measures

Other industrial sites along Queen Kaahumanu Highway have utilized buffer plantings and/or
berms for visual enhancement with success. Similarly, to reduce visual intrusion along Quecen
Kaahumanu Highway, a 50-foot wide landscape buffer would be planted along the mauka
boundary of the highway right-of-way. Given the relatively slight slope of the project site,
this landscape buffer is expected to screen the project from travellers along the highway. It is
expected that future building structures within the development would be designed to blend in
with the surroundings as much as possible. The tank will be appropriately sited, graded and
landscaped to minimize visual intrusion. Although significant adverse impacts are not
expected, some may view the light industrial facilities as an intrusion on the aesthetic

character of the arca.
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4.2 NATURAL ENVIRONMENT

4.2.1 Terrestrial Flora

4.2.1.1 Existing Conditions

Information in this section has been augmented by flora studies in the vicinity of the subject
property. Given the lack of rainfall and limited soil on the site, the environment is not
conducive to vegetation. Few trees are found on the site. Any flora occurring on the
proposed project site is likely to be similar to that of nearby and adjoining properties having
the same climate, elevation and soil types. These areas are primarily characterized by a few
stands of fountain grass (Pennisctum setaceum) and kiawe (Prosopis pallida) scrub. Other
common grasses which could be encountered on the site are pili grass (Heteropogan

contortus) and Natal Red-top (Rhynchelytrum repens). 'Ilima (Sida fallax) and 'uhaloa
(Waltheria indica var. americana) are the most commonly observed shrubs. Other frequently

found plant species in the area include the sword femn (Nephrolepis multiflora) which exists in
the cracks of the lava where some soils have accumulated. Because botanical studies of
neighboring propertics have demonstrated the lack of habitat for threatened or endangered
plants; it appears likely none would be found within the proposed commerciallight industrial
subdivision property boundaries (Char, 1986). The plant species likely to exist within the

proposed development are found in similar environmental habitats throughout the islands.

4.2.1.2 Probable Impacts

None of the above listed plants are included in the U.S Department of the Interior Fish and
Wildlife Services's proposed endangered and threatened species plant list. The plants
mentioned are either abundant or locally common in the area, and removal of them would not
constitute significant impact to the plant colonics. Development of the proposed project
would result in the loss of some of the already limited vegetation on the site. Since the
vegetation within the project site is likely to be typical of that found throughout most of the
islands in similar environmental conditions (elevation, soil conditions, climate and
topography) to other studied sites (Char, 1986), no significant adverse impacts to botanical

resources is expected.
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4.2.1.3 Proposed Mitigation Measures

Landscaping along the highway and around future structures would act as replacement
vegetative habitat for that which would be lost. Additionally, the limited quantity of existing
vegetation, scope (installation of infrastructure), and size (70 acres) of the project reduce the
likelihood of significant adverse botanical impact to the project site. As such, the proposcd
project is not expected to significantly affect the flora of the area and specific mitigation
measures to minimize adverse impacts are not warranted. The installation of landscaping

would increase and enhance vegetation on the site.

4.2.2 Terrestrial and Sub-Terrestrial Fauna

4.2.2.1 Existing Conditions

No faunal study was conducted on the proposed project site, however, fauna on the subject
property is likely to include species common to Hawaii comprised primarily of exotic
(introduced) birds (Helber, Hastert & Kimura; O'oma II Final EIS and Kohanaiki Resort
Community Final EIS; 1986). Generally, the most abundant of these are noted to be the
Japanese White-cye (Zosterops japonicus), Spotted Dove (Streptolia chinensis), Zebra Dove
(Geopelia striata), Common Myna (Aczidotheres tristis), Nutmeg Mannikin (Lenchura
punctulata) and House Finch (Carpodacus mexicanus). Other species, such as Black
Francolin (Erancolinus francolinus), grey Francolin (Francolinus pondicerianus) and Yellow-
billed Cardinal (Pareria capitata) may also frequent the project site. The Short~eared Owl or
Pueo (Asio flammeus sapdwichensis) potentially could occur on the proposed project site.

Feral mammals that could frequent the project site include goats (Capra hircus), Small Indian
Mongoose (Herpestes auropunctatus), rats, mice and cats. Feral mammal surveys conducted
for the nearby Kohanaiki Resort Community indicated that individuals of the endemic and
endangered Hawaiian Hoary Bat (Lasiurus cinerus semotus) have not been observed
frequenting that site or in the area of the subject property. Other studies have confirmed this
finding (ibid).

Underground lava tubes that may exist on the proposed project site could contain troglobites,
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or cave dwelling insects, such as the wolf spider (Lycosa Howarthi), blind cricket
(Cacnemobivs varjus), the linyphiid spider (Erigone stygius), and earwig (Anisolabis
howarthi). These insects typically occur in extensive systems of pahochoe lava in spaces
which range from 10 millimeters to cave size (20 or 30 centimeters). It is unlikely that the
cave-adapted cixiid planthopper (Homoptera fulgoroidea) would be found, as it feeds solely
on tree roots which penetrate to the lava tubes (Howarth, 1990). As previously discussed,

there are relatively few trees on the site.

No wetlands or anchialine ponds occur on the project site. Since wetland and pond habitats
gencerally support known endangered or threatened terrestrial species, none of those species

are likely to inhabit or frequent the project site.

4.2.2.2 Probable Impacts

Development of the proposed project will result in the loss of some existing wildlife habitat.
However, the proposed project would also create new habitat within the landscaping planned
for the.shoulder of the highway. Further, should the proposed golf course on the south side
of the proposed project site be develeped, additional wildlife habitat would also be created,

although the new habitat would be altered from existing conditions.

Should grading or grubbing activities alter the interior of the lava tubes, some troglobites and
their habitat could be destroyed. Since the entrance to these lava tubes are not evident on the
project site, it is impossible to survey the tubes to determine what specics, if any would be

impacted, without disrupting the existing lava tube habitat.

4.2.2.3 Proposed Mitigation Measures

Studies of other sites with similar habitat have not reported the presence of threatened or
endangered species. Habitats nccessary for these species, such as wetlands or anchialine
ponds do not occur on the project site. Therefore, it is expected that the overall project will
result in negligible impacts, if any, on the wildlife of the area. No mitigation measures are

recommended.

35

e

A A gt bt g —— -




It is known that troglobite specics can colonize lava tubes that are as little as six years old
(Howarth, 1987). Since the habitat for these epigean species is abundant throughout the
island of Hawaii, and no major caves or lava tubes are known to occur on the project site, no
significant adverse impacts on the variety or habitat of troglobites are anticipated. Thercfore,

no mitigation measures are proposed.

4.2.3 Historical and Archaeological Resources

42.3.1 Existing Conditions

To determine the archaeological and historical resources of the proposed project site, an
archacological surface reconnaissance survey of the property has been performed and is
included as Appendix C. During the on-foot sweep examination of the project site, no
surface archacological features were observed. Seven caves were examined and found to be
devoid of cultural materials. Although the project site appears to be without cultural featurcs,
subsurface lava tubes whose entrances are located outside the property boundaries are present.
It is likely that heavy grading equipment will break through the thin lava crust, thereby
exposing the tubes. It has been recommended (Appendix C), that an archacological
monitoring team be on call during ground preparation to investigate any subsurface features

that may be found. This recommendation will be followed by the project developers.

4232 Probable Impacts
Based on the findings of the archacological surface reconnaissance survey conducted for the
proposed project (Appendix C), there are no cultural features on the site. The proposed

project would not impact archacological and cultural resources of the project area.

4.2.3.3 Proposed Mitigation Measures
During grading operations, an archaeological monitoring team will be on call to investigate
any subsurface features that may be found. Construction activities would be curtailed should

significant cultural features be found.

36

£t

(N

L1

L0

L3

!



ot

(!

!

D R

4.2.4 Noise Quality

4.2.4.1 Existing Conditions

The existing aural quality of the subject property site is dominated by motor vehicle traffic
movement along Queen Kaahumanu Highway and, to a limited degree, by natural factors
including wind moving through vegetation. Based on noise level measurements taken at other
similar Hawaii and Oahu locations, it is presumed that existing noise levels are in the 30 to

50 dBa range, depending on the time of day and levels of traffic along Queen Kaahumanu

Highway.

4242 Probable Impacts

Potential impacts on the aural quality of the site and area are primarily limited to those that
might be generated by an increased volume of traffic in the immediate vicinity of the property
and, in the short-term, construction activity noise. Increased human noise generation that
might be caused by light industrial equipment and operators is also expected to occur in the

immediate vicinity of the development.

Traffic generated noise levels both on— and off-site, are expected to be in the range of 40 to
50 Leq (energy equivalent sound level for a given time period) (dB) at 50 feet. That is,
traffic generated sound levels are expected to be typical of a business/residential/resort
condition. The planned industrial facilities are sufficiently geographically removed from
existing and/or planned human habitation locations such that localized light industrial noises

are not expected to adversely affect residential communities.

4.2.4.3 Proposed Mitigation Measures
The lack of expected significant adverse impacts (noise) to the aural quality of the property
site and area indicate that mitigation measures, other than limiting construction work to

daylight hours, are not warranted.
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4.2.5 Climate, Meteorology and Air Quality
4.2.5.1 Existing Conditions
The Kohanaiki lands lie within an arid area between Honokohau and Anachoomalu caljed

Kekaha, meaning dry, sunbaked land. Rainfall at the coast averages only seven to eight
inches per year. There is very little rainfall below the 1,000-foot elevation and only 25 to 30
inches annually at the 2,000-foot elevation. All of the proposed project would be located

below the 1,000-foot elevation contour.

Mean annual temperature in the Kohanaiki area is about 75 degrees F. with relatively small
daily and seasonal variations. Daytime temperatures above 88 degrees F. or nighttime

temperatures below 63 degrees F. are rare.

Because of the preponderant Northeast tradewinds, air quality in Hawaii is generally good,
with a few localized climatic features affecting air quality in small areas. There are no State
or County air quality monitoring stations in the vicinity of the project site; the nearest station
is in Hilo. However, given the present relative lack of urbanization in the project area; the
relatively low level of vehicular traffic on Queen Kaahumanu Highway; and the lack of
stationary air pollutant sources in the vicinity of the project site, it is presumed that the air
quality of the area is good. It would be safe to assume that all six air pollutant categories
(carbon monoxide, sulphur dioxide, nitrogen dioxide, particulate matter, lead, and ozone) arc

well within federal and State standards.

4.2.5.2 Probable Impacts

Development of the proposed project is not expected to have any impact on the climate or
meteorology of the project area or region. Structures would not be tall enough to
significantly affect existing wind patterns; and any new landscaping that might be planted
around future facilities is not expected to be great enough to significantly affect temperature

or rainfall patterns.

The proposed commercial/light industrial subdivision would be classified as an "indirect
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source” of air pollution as defined in the Federal C:flcan Air Act of 1977 because its primary
association with air pollution due to its inherent gencration of mobile source, i.e., motor
vehicle activity. The proposed action would aiso have off-site air quality effects due to
increased demand for electrical encrgy, which must be met through fuel combustion; and
there would be short-term impacts during construction due to vehicular movement, clearing
and grading and general dust-generating construction activities. Light industrial uses that
might generate point source air pollutant emissions are not expected to bé located in the
proposed project. The principal sources of short—term air quality impact will be construction
activity. Construction vehicle activity will increase automotive pollutant concentrations along
Queen Kaahumanu Highway fronting the property site. Because of the present moderate level
of existing traffic volumes, the additional construction vehicle traffic should not cause State

or federal air quality standards to be violated.

42.5.3 Proposed Mitigation Measures
Due to the lack of expected significant impacts to the climate or meteorology of the property

site or area, mitigation measures to minimize potential adverse impacts are not warranted.

Similarly, long-term air quality impacts resulting from traffic in and out of the project site
are not expected to be sufficiently great to cause State or federal air quality standards to be

violated, and no mitigation measures are recommended.

Short-term air quality construction impacts would be minimized by dust control measures
(frequent watering) that would be employed during the construction period. It is expected
that at completion of construction, including any landscaping, existing fugitive dust emissions

in the project area would decrease.
All light industrial activities within the Project site would be required to comply with all
federal, State and County environmental protection rules and regulations. As such, adverse

air quality impacts are not expected to result from any of the industrial activities that would

be located within the development. It is expected that standard construction and operation
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permitting procedures would ensure that appropriate environmental protection equipment and
methods are designed and constructed into any light industrial facilities that would be located

within the development.
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CHAPTER 5 - SOCIOECONOMIC FACTORS

50 SOCIAL AND ECONOMIC CONDITIONS

In general, socioeconomic conditions are analyzed in terms of five factors: (1) population, (2)
employment and economic conditions, (3) historic and geographic elements, (4) housing, and
(5) community lifestyles. In terms of the proposed project, potential impacts arc addressed

herein for employment, economic base and market, and housing.

While general social and economic characteristics of the Kohanaiki area are provided in the
Kohanaiki Resort Community Final Environmental Impact Statement (Helber, Hasten, Van
Hom & Kimura, 1986a) and 'O'oma Il Final Environmental Impact Statement (Helber,
Hastert, Van Horn & Kimura, 1986b), conditions likely to relate specifically to the proposed
Kohanaiki Mauka commercial/light industrial subdivision are further discussed in this chapter.
An updated market study was prepared by the Hallstrom Appraisal Group, Inc. in January of
1991 (Appendix A). Current and projected economic and population information was

analyzed and commercial/industrial demand was reviewed.

The potential socio—economic impacts and mitigation measures designed to minimize

potential adverse impacts of the proposed project are described in the sections below.,

5.0.1 Population

According to the State Department of Business and Economic Development, West Hawaii has
been one of the fastest growing areas in the Hawaii (DBED 1989). On a percentile basis, the
North Kona District has been the fastest growing in the State over the past 15 years
(Appendix A).

The Kohanaiki Mauka project site is located in U.S. Census Tract 215, which includes the
North Kona District of the Island of Hawaii. This census tract had an estimated resident
population of 20,500 in 1987 (Hawaii, DBED, 1988), an increase of approximately 49 percent

over the 1980 population. At present there are an estimated 33,400 full-time residents in
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North Kona and 9,000 in South Kohala. This represents a population increase of 142.94
percent since 1980. By 2010, it is estimated nearly 60,000 new residents will live in the
North Kona and South Kohala area.

5.0.2 Employment and Economic Condition

Currently, the major economic activities in West Hawaii are the visitor industry, construction,
diversified agriculture and ranching, and high technology operations in ocean science and
astronomy. In terms of importance, the visitor industry is the leading economic stimulus for

the region and the main business activity in North Kona.

EMPLOYMENT

According to the updated market study, there is general agreement that up to 45,000 new jobs
will be created in Hawaii County within the next 20 years. At least half of the jobs are
tourism related and half are estimated as occurring in general support businesses. According
to the 1988 "Tourism Impact Management System” (TIMS) survey by the DBED (1989), 40
percent of Kona employed workers considered themselves "in the visitor industry” and 35
percent in Kohala also placed themselives in that category. This compares to an island wide
figure of just 25 percent. These employment figures demonstrate the influence of the visitor

industry on the West Hawaii economy.

Employment in the State of Hawaii is at the lowest level in the nation. General
unemployment on the island of Hawaii in March 1989 was 6.0 percent compared to 4.9
percent in February 1989 (Hawaii State Department of Labor and Industrial Relations [DLIR},
1989). DLIR figures for August of 1989 showed a further unemployment rate reduction to
2.9 percent. Because DLIR estimates for sub-~county areas are based on 1980 census shares,
it is likely that these figures under—estimate numbers for high growth areas such as West
Hawaii. Table 5-1 indicates that of the sub~county areas, North Kona experiences the lowest

unemployment rate.
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TABLE 5-1
HAWAII COUNTY WORKFORCE AND UNEMPLOYMENT ESTIMATES*
(Selected areas)

1988 ANNUAL AVERAGE AUGUST 1989
Civilian Unemp. Civilian Unemp.
Area Labor Force  Rate % Labor Force  Rate %
North Kona 9,776 3.7 10,645 2.1
South Kona 3,778 4.0 4,108 24
North Kohala 1,795 4.4 1,929 39
South Kohala 2,819 44 3,060 2.6
West Hawaii 18,168 4.3 19,742 24
Hawaii County 54,676 5.0 59,206 2.9

* Source: Department of Labor and Industrial Relations

ECONOMIC CONDITION

There are seven major industrial developments in West Hawaii. The Kona Industrial
Subdivision; the Kaloko Light Industrial Subdivision; Kali Hana II; Honokohau Small Boat
Harbor; Queen Liliuokalani Trust Industrial Subdivision, Phase II; the Isemoto Industrial
Subdivision; and Hawaiian Ocean Science and Technology (HOST) Park. There are 20

vacant lots throughout the Keahole to Kailua corridor available for development at present.

5.0.3 Geographic and Historic Elements

Historically, West Hawaii was composed of small fishing villages. Kailua, renamed Kailua-

Kona, was named capital of Kamehameha the Great's kingdom in 1812. When missionarics
arrived in 1820, cattle and horses, oranges, grapes, and other crops were established. Since
then, agriculture, specifically diversified agriculture, has historically provided the economic
base for the region. However, the importance of diversified agriculture is rapidly being
surpassed by the growth of the visitor industry and associated service related jobs and
businesses. During the last decade in particular, there has been an accelerated transition in
the socio-economic character of the region from an agrarian lifestyle to a resort and

residential-oriented community. Development has evolved to meet the urban and
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employment requirements resulting from increased tourism growth and the broad spectrum of

services needed to support them.

Geographically, the area is characterized by extensive lava flows with little vegetation.
Combined with a sunny, dry climate, this has resulted in the cstablishment of several large
destination resorts along the coast, totaling over 4,762 acres. Of existing land uses in West

Hawaii, resort oriented development is foremost (Appendix A).

5.0.4 Housing
Housing in West Hawaii, particularly in North Kona and South Kohala is considered to be in

short supply, as evidenced by high rental and sales costs, along with a high vacancy rate,
The Keshole to Kailua Plan, recently adopted by County Council, calls for several, large
urban expansion areas and the establishment of three village center sites. The State Housing
Finance and Development Corporation (HFDC) has received State Land Use Commission
approval for the development of approximately 4,100 residential housing units, 60% of which
is designated as affordable housing. Other residential development is planned (Queen
Lilivokalani Trust, Waikoloa, Puako, and Kau) but do not have all appropriate cntitiements to
proceed at present. According to the market study prepared for this EIS, there is an existing
demand for up to 3,000 homes which will ificrease by 22,000 housing units in the next 20

years.

The proposed project site is situated in an area designated for urban expansion, however,
residential use was climinated because the long narrow configuration of the site is not suitable

for master planned residential development.

Additional information has been provided in Section 5.0.2 regarding the employment
opportunities estimated to be generated by the project. It is estimated that employment
opportunities could range from a high of 1,150 to a low of 704 over a period of six years,
somewhat over 100 employment opportunities per year. The 1,150 figure, which was derived
from the market study, assumed a "quasi— industrial" project similar in tenant mix to Kaloko
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Industrial Park. In actuality, it is likely the lower figure is more realistic because the project
location would primarily attract industrial tenants. Further, it is expected a substantial number
of the employment opportunities will be taken by employees of existing businesses that

relocate to the site.

Since the Kohanaiki Mauka project represents less than 3.7 percent of the 1,500 proposed
industrial acres listed in the 1988 West Hawaii Regional Plan, it is anticipated the proposcd
development will generate a less proportional impact on direct job creation, and therefore, on
housing demand. In terms of mitigation, the County of Hawaii has recently proposed an
Unified Impact Fec policy directed toward developments having infrastructure expansion
demands. Projects would be assessed a fee proportional to jmpact on County infrastructure.
To date, no housing requirements have been exacted by the State or Hawaii County for
commercial or industrial project in West Hawaii. A unified impact fee, or similar legislation,
would be a fair and equitable methodology to address any impact the Kohanaiki Mauka

project may have on regional infrastructure systems and demand for housing.

5.0.5 Community Lifestyle

While South Kohala, historically, was a close~knit community after the establishment of the
Parker Ranch in the 1800s. Ranch managers, much like plantation managers, operated in a
paternalistic fashion and controlled many aspects of employces' lives, such as providing
housing and health care. In contrast, the Kona coast has been occupied by highly

independent and individualistic people.

During the past few decades, there has been a shift from the former agriculturally based
cconomy 1o a service based economy. Thai change, along with substantial immigration and
demographic transition, has changed the community's social characteristics. South Kohala is
now more socially diverse and independent, and Kona residents are more likely to belong to a
common social or economic institution. In spite of these changes, Kona residents continue to
be regarded as different in lifestyle and values from the East Hawaii area, which is more

affected by the plantation era's communal values. For example, a 1688 DBED survey asked

45




residents in various areas of Hawaij County why they chose to live in their part of the island.
Kona residents were more likely to respond by siting physical characteristics such as location

and less likely to refer to family or other long term connections.

5.1 MARKET CONDITIONS

The Economic Market Sector (EMS) occupied by West Hawaij has become a major focus for
resort development in Hawaii. From 50 to 60 percent of all resort {(hotel and condominium)
units built in the State over the next twenty years are estimated to occur within the existing
and proposed coastal resort communities along the Kohala/Kona shoreline. The major impact
from this trend has been an increase in demand for real estate by both developers and by
residents and businesses who serve resort employee and support needs. In particular, 60 acres
of vacant industrial sites have been absorbed over the last five years, along with occupation

of over 700,000 square feet of finished Sspace.

In terms of the proposed project uscs, several factors influence market demand levels: the
rapidly expanding economy in the region, fueled by tourism and residential development; the
offering of competitive fee simple sites after a historic under-supply; and government

commitment to support urban development in West Hawaij,

As the economy of West Hawaii becomes more complex, and the development at coastal |
Tesorts occurs, additional product and service needs are produced. According to the market
study done for this EIS, the industrial lands in this region are being quickly absorbed upon
offering. While there are vacant sites and sites under construction, it is expected that near
future demand will absorb these sites and a shortage will occur in the industrial sector, unless
new lands are developed. It is estimated over 282 acres of finished industrial sites and nearly
3,100,000 square feet of gross floor space will be needed by 2010. In particular, there
appears to be a potential shortage of supply over the mid-term (two to four years) during
which the Kohanaiki Mauka project is proposed for development. In addition, there appears
to be a demand for approximately 1,555,000 square feet of rctail.and service/commercial

development by 2010. (See Appendix A for details.)
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52 PROBABLE SOCIAL AND ECONOMIC IMPACTS

In general, the social impacts associated with the overall development of the Kohanaiki
Mauka commercial/light industrial subdivision area are expected to be positive. The proposcd
project site would allow existing and/or new businesses serving the West Hawaii area an
opportunity to relocate/locate to an area specifically designed to accommodate
commercial/light industrial subdivisions; the site is close to existing and planned residential
arcas, thereby affording workers reasonable travel times to and from work; and the site is
conveniently located to serve existing, under construction and planned resort/residential
projects in North Kona and South Kohala, as well as existing resort and residential

developments in West Hawaii.

5.2.1 Population
Population in West Hawaii is calculated to continue to grow. While various forecasts have

been made by the Office of State Planning (OSP) and the County Planning Department, an
increase in total population of between 78,000 people and 99,000 people by 2005 has becn
estimated. The market study prepared for this EIS estimates a resident population increase of
nearly 60,000 by the year 2010, or a population of 102,900 residents. This increasing

population base is primarily attributed to the development of coastal corridor resort projects.

The proposed project, Kohanaiki Mauka, is not considered to significantly impact future
population growth, as there is no residential component of the project, and businesses locating

on the site would be meeting light industrial or commercial needs of West Hawaii residents.

5.2.2 Employment and Economic Condition

Throughout this document, impacts aré defined as the difference between two possible
forecasts: future conditions which occur without the project and future conditions occurring
with the project. In this instance, resort development is anticipated to occur whether or not
the project is developed. Impacts due to increases in the visitor industry will greatly impact
employment and economic foundations of West Hawaii. For example, continuing West

Hawaii resort development would suggest an even greater concentration of workers in the
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visitor industry than the previous TIMS survey indicates (ibid). In 1988, four out of five
potential workers aged 15 or above held a job or was actively secking one; and West Hawaii
workers (particularly North Kona) are more likely than those in East Hawaii to work more
than 48 hours a week and to work standard evening and/or weckend hours, i.e., hours
considered typical of service sector industries (DBED 1989). Increased employment, then,

appears strongly linked to resort and tourism development.

According to the Market study done for this EIS:

" .. upwards of 20,000 to 25,000 total resort units in the Kajlua-Kona to Kawaihae corridor
will have received approvals by 1990, or about two-thirds the number of visitor units
currently in Waikiki. If all proposed projects are approved, the total could surpass 30,000
units. This figure does not included the proposed Mahukona Resort (in North Kohala), or the

proposed Hawaiian Riviera Resort (in Kau)."

Again, employment and economic base impacts appear to originate from the strong growth,
both potential and projected, of resort development. To illustrate, four resorts have received
major government approvals and are likely to begin development (Kohanaiki, Regent Kona
Coast (Kukio Beach), Kaupulehu and South Kohala Resort). These projects alone would
contain up to 3,850 hotel rooms, 3,450 condominium units, 1,000 residential lots, and create
an additional 6,000 to 10,000 employment opportunities (seec Appendix A). Conditional

approval by the State Land Use Commission has now been given to the Hawaijan Riviera

Resort.

If it is assumed that employment growth and increasing expansion of the visitor industry will
occur, then commercial and light industrial development is needed to support the new
population and service the increased resort operations. Inasmuch as the proposed project
provides business location opportunities and employment opportunities which support visitor
industry development, the employment characteristics of the proposed action are expected to
be positive. The cstablishment and development of the Kohanaiki Mauka commercial/light

industrial subdivision would provide some construction related jobs, and a few operational

jobs.
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EMPLOYMENT

Indirectly the proposed project would provide long-term job opportunities associated with
operation and maintenance of the businesses that would locate in the development, The
proposed project would allow new jobs to be created in the vicinity of existing and planned
residential areas, thereby lessening travel times to jobs. The indirect number of jobs created,
and whether new or existing businesses would locate in the proposed project, are estimated at
upwards of 1,150 employment opportunities (400 “"commercial” and 750 "industrial”). These
figures assume a "quasi-industrial” development similar to Kaloko Industrial Park, however,

the location of the proposed project is likely to attract primarily industrial tenants.

Using Urban Land Institute calculations for industrial employment shown in the table below,
and a market absorption rate of six years, it is likely the proposed project would generate
about 704 employment opportunities. A substantial number of these jobs would be positions

in existing businesses relocating to the project site. Appendix A provides the market study

details.
TABLE 5.2
EMPLOYEES PER NET LEASABLE ACRE
Light Industrial 17
Warehouse 4
Industrial Service 15
Office 31
Commercial Service 7

TABLE 5.3
KOHANAIKI MAUKA ABSORPTION SCHEDULE

Date of Occupancy: 04/93

Estimated Dates Completion: 10/92 1995 1997 TOTAL

Net leasable acres: 24 acres 20 acres 20 acres 64 acres

Number of Employees: 216-264 180-220 180-220 576-704
49



ECONOMIC CONDITIONS
Over the next 10 years, there are 11 industrial projects proposed for West Hawaii. If all
projects were approved and constructed, 30 years of industrial inventory, or sufficient amount

to meet market demands for 2020 and beyond would be available. (See Appendix A).

However, it is unlikely that all will be readily approved and nearly 67 percent of the totat
acreage is associated with three larger mixed-use communities, which will require years of
infrastructure and other on-site improvements before the industrial sites would be available.
There appears, then, to be a near~ to short—term shortage of fee simple industrial land before

the proposed major developments come on line.

The current demand, along with existing and anticipated industrial inventory, provides
significant market support for the Kohanaiki Mauka commercial/light industrial subdivision.
Because the proposed development is intended to be offered within two years, the proposed

project would mect the anticipated near-term shortfall of industrial property.

Further, development of the property would result in increased real property tax revenues, as
well as increased general excise tax receipts, The assessed value of unimproved agricultural

land to that of improved light industrial/commercial land ($8.50 per $1000 of unimproved

land and $8.50 per $1,000 assessment for buildings in 1990) is twice that of unimproved land.

While the amount of improvements by tenants cannot be accurately determined, a level of

increase can be predicted.

Several commercial projects have been constructed or proposed in the Kona urban area.
These include: Lanihau Center; Waterfront Row; commercial development within the Kona
Industrial Park; Coconut Grove Marketplace; and various commercial/retail offerings in the
Kona Industrial Subdivision and Kaloko Industrial Park.

If all of these projects were approved and constructed in a timely manner, they would

represent in excess of 30 years of inventory. However, more than 60% of the proposed
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inventory would be dependant on the integration of large-scale and private development
efforts, According to the Market Study (Appendix A), unless the remaining vacant
commercial sites in Kailua are developed before the major master planned communities are

developed, no shortfall of commercial inventory supply is forecast.

Due to the level of potentially competitive supply, the Kohanaiki Mauka commercial/light
industrial subdivision could not anticipate being the focus of a general retail or
service/commercial development in the next ten years. There is retail potential in the
proposed development as a fast food, convenience, and gas station center along the highway.
Use of a portion of the site for development of a thematic/resort commercial center, however,

appears warranted over the long-term. Please refer to Appendix A for details.

Both employment and economic impacts directly and indirectly resulting from development of
the proposed project are expected to be positive in the short- and long-term. Development
of the property will provide short~term construction employment, primarily for presently on-
island workers and long-term employment during the operational phases of the businesses
located in the devcldpmcnt. Similarly, development of the property will increase both State
and County tax revenues and require minimal public expenditures for public services. It is
noted that the proposed project owners would be responsible for providing appropriate

infrastructural components to serve the property.

Due to the expected positive social and economic benefits resulting from development of the
proposed project, and the lack of expected adverse impacts to the social and economic
characteristics of the region, County or State mitigation measures to minimize potential

adverse employment impacts are not warranted.

5.2.3 Housing
Although the proposed project would indircctly support the creation of new jobs as well ag
the potential relocation of businesses having existing employees, no determination of

potential new housing units required by employees has been made, since specific new
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business/employee distribution is not known. The development of 70 acres (25 parcels),
however, is proposed in response to population growth which is projected, even without the
project. Due to the pent-up demand for industrial parcels, it is expected that most

commercial and industrial tenants would be existing Hawaii businesses.

Using the employment opportunity figures described previously (704 to 1,150) over six years,
(or 117 to 191 employment opportunitics per year), the potential housing impact which could
be generated by the activities on the proposed project can be considered. Since a substantial
number of jobs would be associated with relocation of existing businesses, and the proposed
project represents less than 3.7 percent of the 1,900 proposed industrial acreage listed in the
1988 West Hawaii Regional Plan, the Kohanaiki Mauka project is anticipated to have a less
proportional impact on housing. As stated earlier, growth projections for West Hawaii
indicate that housing demand is primarily related to the population growth created by resort

development. No significant housing impacts are anticipated.

5.2.4 Community Lifestyle

The proposed action and the establishment of a commercial/light industrial subdivision in and
of itself is not expected to have significant effects on the social characteristics of the project
area, however, the overall development of the various existing, under construction and
planned resort/residential/ recreational projects in West Hawaii are expected to continue to
have significant effects on the social characteristics of the area, as discussed in section 5.2.4.
These effects have been described in detail in the several environmental impact statements
and planning documents prepared for the various planned projects. The primary social
characteristic of the proposed Kohanaiki Mauka commercizllight industrial subdivision would
be to provide additional business location and employment opportunities for present and
future businessmen and residents of the region. As such, the social characteristics of the

proposed action are expected to be positive.

53 PROBABLE MARKET IMPACT
As noted previously, the purpose of the proposed project is to provide a mixed use
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| subdivision in the North Kona drea for the immediate commercial and industrial activity
needs of the property owners. The project would also provide alternative light industrial
properties from which suppliers of products and services can serve existing, under

construction and planned resort/residential projects in the North Kona and South Kohala

Districts, as well as existing businesses and services in West Hawaii, such as Keahole Airport.

~ Market studies conducted specifically for the proposed project (Appendix A), indicate that
. there is a present need for additional light industrial and commercial property in the North
- Kona area. The need for additional commercial and light industrial property is forecast to

: increase in the future as planned resort/residential projects are completed and become

- operational.

The market support for the proposed project is derived from several factors which contribute

- to the overall regional planning of West Hawaii. These include:

8
‘ Access: Strong existing access to the region's major thoroughfare, Queen Kaahumanu
"" Highway and frontage on proposcd north/south connector roadways.
=i
f"}‘ Location: Proximity to existing and proposed residential sites, as well as to users of
o . . . .
industrial and retail products and services.
Tenant Support: Numerous public transportation and government sponsored economic
: [ investment projects are nearby and would provide additional clientele for tenant businesses.
J
‘ { Design: The commercial/light industrial design focuses on both market opportunities and
\l

community planning goals.

(o

.

Comparibility With Existing Public Plans: The project is commensurate with public goals and
objectives in the State of Hawaii West Hawaii Regional Plan and the County of Hawaii

Keahole to Kailua Development Plan.

I
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Compatibility With Private Plans: While smaller than most private planning efforts in the
region, the project is supportive of planning efforts being undertaken or proposed by major

landowners in the region and with the State Kealakehe project. No significant community or

market opposition has been expressed.
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CHAPTER 6 - INFRASTRUCTURE AND PUBLIC UTILITIES

6.0 GROUND TRANSPORTATION FACILITIES
6.1 Access

6.1.1 Existing Conditions
Access to the proposed project would be provided by a fully channelized intersection, from a

permitted entry off Queen Kaahumanu Highway within the highway right-of-way. At
present, there are no public or private side or rear access points to the property, nor are any
planned. Access to individual parcels within the project would be through an internal
roadway system with the primary roadway designed to mect County commercial and

industrial subdivision standards.

Current plans also provide a potential easement across the property, at approximately the 360

foot elevation, to accommodate a mid-level arterial roadway, as described by the County in

the Keahole to Kailua Development Plan.

The Keahole to Kailua Development Plar also describes the Department of Transportation's
long-range plans for Queen Kaahumanu Highway as including, an expansion of the highway
to six lanes, grade separated interchanges at Keahole Airport and Kealakehe, and two lane
frontage roads on both sides. It is assumed that future connection to the Highway may be via
of the frontage roadway, which, according to initial discussions with the State Department of

Transportation, would be accommodated within the existing 300 foot highway right-of-way.

6.1.2 Probable Impacts

Based on a traffic study performed specifically for the proposed project (sce Appendix D), it
is expected that no significant traffic impact on Queen Kaahumanu Highway will occur as a
result of the proposed project, including the scenario of a 1999 fully occupied project site.
The results of the analysis indicate that the two lanes of Queen Kaahumanu highway will be

operating at congested levels even without the proposed project.
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Access to the proposed project site would be provided via a tumnoff from Queen Kaahumanu
Highway, within the highway right-of-way. The primary roadway within the development
would have a 60-foot wide right-of-way in compliance with the County subdivision
ordinance for commercial and industrial subdivisions. The roadway will be designed to be
dedicated to the County and include two twelve-foot wide lanes of two inches thick asphalt
concrete pavement over a four-inch thick aggregate base and six—inch thick sub-base. A

paved swale section, 18 feet wide, will be provided on each side of the traffic lanes.

6.1.3 Proposed Mitigation Measures

If development in the project area continues as forecast, i.e., other planned resort, residential,
recreational facilities, the highway may nced to be widened to four lanes. Based on the
traffic analysis performed, it has been recommended that the proposed intersection of the
project access road with Queen Kaahumanu Highway be fully channelized with left—turn
storage lanes for safety and to maximize roadway capacity at each approach. Deceleration

and acceleration lanes are also recommended, due to the high speed of traffic on this stretch

of highway. Further, when future traffic volumes meet signal warrants, the intersection of the

project access road and the highway should be signalized.

The project developers would coordinate development of the access and property with the
County Department of Public Works and State Department of Transportation, Highways

Division, to assure that traffic flow and safety on Queen Kaahumanu Highway is maintained.

6.2 WATER SUPPLY
6.2.1 Existing Conditions

The North Kona potable water system is supplied by five deep wells and one inclined shaft at

Kahaluu and Holualoa, as well as from Waiaha Stream, with the majority of water provided

by the Kahaluu wells. Additional wells are currently in the drilling and test stages at Kahaluu

and Kalaoa. Present output capacity is 9 to 11 MGD. The project site currently has no

potable water transmission system on site, as it is vacant and unused. Figure 11 details the

area water supply system.
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6.2.2 Probable Impacts

Although the project site does not presently have potable water service, potable water is
available to the site. Water would be provided from the County's 0.3 million gallon reservoir
along Palani Road at an elevation of about 325 feet, and 12-inch ductile iron water lines
located along Palani Road and within Queen Kaahumanu Highway right-of-way. This water
main is part of the North Kona Water System which serves the areca from Keahole Airport to
Kealakekua to the south. The system is supplied by four wells and a shaft located at
Kahuluu, between Kailua and Keauhou Bay at the 600—foot level. Lateral lines would be run

into the project site with stub—outs to individual parcels.

6.2.3 Proposed Mitigation Measures

The County Department of Water Supply has committed 30 units or 18,000 gallons per day of
potable water for the proposed commercial/light industrial subdivision. This commitment
would be sufficient to mect the needs of the first phase of the proposed project. At build-out
potable water needs are estimated by the County Department of Water Supply to tota]

166,000 gpd. The applicant is currently pursuing an agreement with the County for the joint
devclopment of a water source in the Fualalai arca, mauka of the property, off Mamalahoa
Highway. It is expected that the applicants’ proportionate share from the wells estimated

yield would more than meet the projects’ projected demand for potable water.

The water system for the project would include a 0.3 million gallon concrete reservoir, with
appropriate pumps and other appurtenances, would be located within the development at about
the 325-foot elevation. A second 0.3 million gallon concrete reservoir would be located at an
elevation of about 570 feet. These reservoirs would provide sufficient water quantity and
pressure for fire protection purposes within the commercial/light industrial subdivision.

Future phases of the proposed project would require the development of additional water
sources. This development would be coordinated and planned with the Department of Water
Supply at the time it is required. Detailed cngincering studies that are in process will include

the determination of the water line size required to serve the individual parcels within the

development.
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The developers of the proposed project have received a commitment from the County
Department of Water Supply for sufficient units of potable water to serve the initial project
development phase. Future development phases would require the development of additional
water sources. The applicant is currently pursuing an agreement with the County for the joint
development of an additional water source needed to meet the projected project needs. The

proposed project is not expected to significantly effect the potable water supplies of the arca

or region.

The timetable for a joint water source development agreement with the county will be
contingent upon the timing for land use approvals. At this time the applicant, in consultation
with the Department of Water Supply, has submitted a subdivision application (No. 91-136)
to consolidate a quarter acre arca with the Department's Keopu Tank site in order to serve as
a future well development site. The applicant plans to enter into a formal agreement with the
County for joint development of this well site, following SLUC approval of the Boundary

Amendment Petition and prior to their rezening application to the County.

6.3 WASTEWATER AND DISPOSAL

6.3.1 Existing Conditions
At present, the proposed project site does not generate any wastewater and is not served with

any collection, treatment or disposal system.

6.3.2 Probable Impacts

The proposed development is not expected to significantly effect planned wastewater
collection, treatment or disposal systems. As noted previously, initially the development
would be served by individual septic tanks and leach fields meeting the State and County
regulations. Following completion of a joint County/State planned West Hawaii wastewater

treatment and disposal plant, the proposed project would be connected to that system at the

developer's expense.

The wastewater generated from activities on the proposed project at build-out is estimated to
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range between 24,640 gpd to 40,250 gpd, based on 35 gallons per person per day (using an
employee range of 704 to 1,150 - sec Section 5.0.2).

6.3.3 Proposed Mitigation Measures

Wastewater trcatment and disposal for the proposed Kohanaiki commercial/light industrial
subdivision would be handled initially by individual wastewater systems for each lot,
consisting of a septic tank and leach fields meeting State and County rules and regulations,
specifically Department of Health Administrative Rules, Chapter 11-62, "Wastewater
Systems”. Future treatment and disposal would be via a joint County/State planned treatment
plant to be located in the Keauhou area south of Kailua-Kona. The timing and construction

of the conversion to the new system is dependent on the availability of connectors to the arca.

64 SOLID WASTE COLLECTION AND DISPOSAL

6.4.1 Existing Conditions

There are 28 solid waste transfer station chutes in 21 areas in the County. Refuse generated
in the vicinity of the proposed project is transferred to the active landfill site at Kealakehe.
The Kealakehe landfill is nearing capacity, however, the County has recently selected a new
tandfill site located about 15 miles north of the airport at Puuwaawaa. When this site is
developed, the Kealakehe landfill would be closed and would function only as a solid waste

transfer station. Solid wastes are not presently gencrated on the subject property because it is

vacant and unused.

6.4.2 Probable Impacts
The proposed project is not expected to significantly cffect solid waste collection or disposal.

As noted previously, solid wastes would be collected and disposed of by private contractors in
approved County disposal sites. Using the same employee numbers as Section 6.4.1, the solid
waste anticipated to be generated from the activities on the proposed project at bujld—out is

estimated to range from 4,928 to 8,050 pounds per person per day.
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6.4.3 Proposed Mitigation Measures
Solid waste collection and disposal for the proposed development would be handled by

private contractors. Wastes would be disposed of at approved County disposal sites in

accordance with County rules and regulations.

6.5 HAZARDOUS WASTE GENERATION AND DISPOSAL
6.5.1 Existing Conditions

.At present the proposed project site is vacant and generates no hazardous wastes. The entirc

project lies seaward and down gradient of the Underground Injection Control line of the State
Department of Health. As noted in the hydrological report done for the EIS, existing
residential cesspools and agricultural activities mauka of the parcel and Kaloko wells have not

contributed to an increasc of phosphorus or nitrogen in the brackish lens.

6.5.2 Probable Impacts
The proposed reclassification of the site would allow establishment of light commercial and

industrial development which could include installation and operation of underground tanks,
as well as the possible use of hazardous substances and potential generation of hazardous
wastes. Small businesses which could potentially lease space in the proposed project could

generate hazardous wastes such as solvents, paints, thinners and oils.

6.5.3 Proposed Mitigation Measures _
The potential usc of underground storage tanks and generation of hazardous waste is highly
regulated through federal, State and County administration. All owners and operators of
underground storage tanks containing petroleum products or hazardous substances are subject
to federal control through Title 40 of the Code of Federal Regulations Part 280. The
regulations include requircments for design, construction, installation, notification and
operation guidelines. Instructions for release or leak detection, reporting, investigation and
corrective action are also mandated under Part 280. Title 40 Part 260 to 270 governs the

management and disposal of hazardous wastes, such as those mentioned above.
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In addition to federal regulations, the State Department of Health, Solid and Hazardous Waste
Branch requires a notification form be completed within 30 days of bringing underground
storage tanks into use. Should underground storage tanks contain flammable and combustible
liquids, the tanks are subject to regulation by the Hawaii Fire Department. Toxic wastes or
fuels would be confined or removed from the site as required or approved by the State

Department of Health.

Since the rules and regulations governing underground storage tanks and hazardous substance
management are adequate for new development, other than strict compliance to federal, State

and County regulations, no further mitigation measures are suggested.,

6.6 ELECTRICAL POWER AND COMMUNICATIONS
6.6.1 Existing Conditions
Electric power on Hawaii is presently generated at a HELCO power generation plant. There

are existing overhead electric and telephone transmission lines on the mauka side of Queen

Kaahumanu Highway.

6.6.2 Probable Impacts
Electrical power to the development facilities would be drawn from the existing HELCO

overhead transmission lines located along the highway. Sufficient HELCO generating
capacity exists 1o serve the planned facilities. In general, 8-10 watts per square foot is
required for light industrial uses, and 12 watts per square foot is needed for commercial uses.
Based on those guidelines, the total power requirements for the Kohanaiki Mauka
industrial/commercial subdivision would be approximately 9,500 kilowatts. An electrical
substation for conditioning the power to the site could be constructed either on- or off—site
possibly in conjunction with other planned developments in the immediate area. Adverse
impacts to the clectrical system of the area are not expected to occur. Similarly, Hawaiian
Telephone facilities are capable of serving the planned facilities and no adverse impacts to

their system is expected. Both utilities will be involved in the planning of the proposed

project.
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6.6.3 Proposed Mitigation Measures

Electrical power to the proposed development would be provided by the Hawaii Electric Light
Company (HELCO) from their existing overhead transmission lines. It is likely that a small
electrical substation would be required for the development. The substation could be located
within the proposed commercial lot (Figure 6). Detailed engineering studies to be completed
include analysis of the appropriate size and location of the substation. Establishment of the
substation would be performed in coordination with HELCO and the developers of the
adjacent properties. Electrical power to individual parcels within the project site would be

provided via underground stub-outs to the parcels.

Communications (telephone scrvice) to the subject property would be provided by Hawaiian
Telephone Company via the existing pole line on the mauka side of Queen Kaahumanu
Highway. The existing regional telephone system would not be significantly affected by

future development of the proposed project.

6.7 POLICE AND FIRE PROTECTION SYSTEMS

6.7.1 Existing Conditions )

Police and fire protection services afforded the Kohanaiki area are described in the Kohanaiki
Resort Community Final Environmental Impact Statement (Helber, Hastert, Van Hom &
Kimura, 1986a). The proposed project is not expected to affect these services. As noted
above, fire protection water would be provided through the new reservoirs to be constructed
for the proposed project. It is also possible that a private security contractor would be

contracted to provide additional security within the development.

6.7.2 Probable Impacts
Based on information contained in the Kohanaiki Resort Community Final Environmental
Impact Statement and the nature of the proposed project, significant impacts to the level of

police and fire protection services provided in the project area are not expected to result from

the project.
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6.7.3 Proposed Mitigation Measures
Measures to minimize potential adverse impacts on police and fire protection are not
warranted. As noted in Section 6.2, sufficient water supply and pressure would be provided

within the development for fire protection purposes and a private security contractor may

provide security for the park.

6.8 HEALTHCARE FACILITIES

6.8.1 Existing Conditions
Existing and planned health care facilities in the vicinity of and/or serving the Kohanaiki

Mauka development area include the State Department of Health run Kona Hospital, located
in Kealakekua; the Lucy—Henriques Medical Center in Waimea; the Kailua-Kona Fire
Station; the Captain Cook Fire Station; and the newly constructed South Kohala Fire Station.

6.8.2 Probable Impacts

The proposed development is not expected to significantly affect existing health care
facilities. However, there could be a need for emergency services by workers within the
development. The existing facilities presently have the capacity and capability to handle any

emergency care requirements that might be needed by workers at the project site.

6.8.3 Proposed Mitigation Measures

Development of the proposed commercial/light industrial subdivision is not expected to
significantly add to the requirements for emergency or daily medical care facilities in the
Kohanaiki or West Hawaii area. As such, no additional burden on public or privately

provided medical care and services is expected to result from the proposed project.

6.9 SCHOOLS AND EDUCATION FACILITIES
6.9.1 Existing Conditions

6.9.2 Probable Impacts
The public schools serving the subject property area would be unaffected by the establishment

of the commercialllight industrial subdivision, as there is not residential component to the
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proposed project.

6.9.3 Proposed Mitigation Measures
Because the proposed action would not impact public schools, mitigation measures to

minimize potential adverse impacts are not warranted.

6.10 RECREATIONAL FACILITIES

6.10.1 Existing Conditions

There are five public parks located in the area of the proposed project. These include: Old
Kona Airport Park; Spencer Beach Park, Hapuna State Beach Park, Waikoloa Beach Resort at
Anachoomalu Bay and Waualoli Beach Park adjacent to the Natural Energy Laboratory.
Acquisition of 615.9 ocean front acres is being completed by the U.S. National Park Service

for development of the Kaloko-Honokohau National Historic Park.

Other existing and planncd recreational resources serving the Kohanaiki arca have been
described in detail in the Kohanaiki Resort Community Final Environmental Impact Statement

and other later studies (Helber, Hastert, Van Hom & Kimura, 1986a).

6.10.2 Probable Impacts

Development of the proposed commercial/light industrial subdivision is not expected to effect
the recreational resources of the arca. While the project is located mauka of the proposed
national park, the hydrology report done for the project indicates no impact to coastal waters
from residential cesspools and agricultural activities, suggesting negligible adverse impacts to

coastal waters would occur in association with the proposed project.
6.10.3 Proposed Mitigation Measures

Since no significant adverse impacts to recreational facilities are anticipated, measures to

minimize potential adverse impacts are not warranted.
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CHAPTER 7 - RELATIONSHIP OF THE PROPOSED ACTION TO LAND USE
PLANS AND POLICIES, AND CONTROLS FOR THE AFFECTED AREA

7.0 INTRODUCTION

The applicable governmental land use plans, policies and controls affecting the proposcd
project include Chapter 205 (HRS) Land Use Commission Rules (Title 15, subtitle 3, Chapter
15), the Hawaii State Plan, State Agriculture Functional Plan, State Conservation Lands

Functional Plan, State Historic Preservation Functional Plan, the recently updated Hawaii

County General Plan, Hawaii County Zoning and Hawaii Coastal Zone Management Program.

Following granting of the requested State Land Use Boundary Amendment Petition and
subsequent zoning requests to the County, the proposed project would be consistent with the
above noted plans and land use controls. The proposed project’s relationship to these plans,

policies and controls is described in the sections that follow.

7.1 CHAPTER 205 (HRS) LAND USE COMMISSION RULES

Approximately 42 acres of the proposed project property are situated within State Land Use
Conservation District. The developers of the proposed project will be petitioning the State
Land Use Commission (SLUC) for a District Boundary Amendment to reclassify the property
to Urban to allow the proposed mixed use subdivision to proceed. As noted previously, a
portion of the adjoining property has been reclassified from Conservation to Urban, and other
Urban lands are found on the makai side of Queen Kaahumanu Highway (Kohanaiki Resort

Community), as well as at the site of the Kaloko Industrial Subdivision.

The proposed district boundary amendments conform to the State of Hawaii Land Use
Commission Rules (Hawaii Administrative Rules, Title 15, subtitle 3, Chapter 15). Deccision

making criteria for boundary amendments are summarized as follows:

A. The proposed boundary must be reasonable.

®  Updated revisions to the Hawaii County General Plan redesignate the
proposed project property from Extensive Agriculture and Conservation to
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Urban Expansion.

e  Lands adjacent to the proposed project site are designated Urban by the
State Land Use Commission.

e  The proposed project would be contiguous with existing Urban Lands and
provides for a logical extension of the region's urbanized areas.

e  The proposed project would provide an ideal site for commercial and light
industrial activities that would service approved and planned resort,
residential, recreational and commercial activities in the North Kona-South

Kohala area.
B. The proposed boundary amendment must conform to the Commission's standards

for determining Urban District Boundaries. The standards are addressed as

follows:

Standard: (1) It (the urban district) shall include lands characterized by "city-
like" concentrations of people, structures, streets, urban level of services and other
related uses. '

Response: The proposed praoject site area is presently in the process of being urbanized.
Development of the Kohanaiki Resort Community, on the makai side of Queen Kaahumanu
Highway, directly across from the proposed project, as well as other approved projects in the
area, will give the region the urbanized appearance referred to in the standard. Similarly, the
presence of the Kaloko Industrial Park one mile south of the proposed project site, and the
Keahole Airport and HOST Park just to the north, have already begun the urbanization of the
region, of which the proposed project would be an integral and important part. The proposed
project has been designed to service future approved and planned urbanized developments in

the region.

Standard: (2) It (the urban district) shall take into consideration the following
specific factors:

(2)(A) Proximity to centers of trading and employment except where the
development would generate new centers of trading and employment.
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Response: The proposed project will be located near existing and planned commercial, light
industrial, recreational and residential centers that are or will be centers of trading and
employment. Although the proposed project will be a center of trade and employment, it will
not of jtself be a major center relative to the existing and planned businesses that it will

serve,

(2)(B) Substantiation of economic feasibility by the Petitioner.
Response: The market study (Appendix A) indicates a significant demand and market for the
commercial/light industrial subdivision proposed. Development costs have been estimated to
be comparable to other projects in similar locations, of similar scale and with similar markets

to serve. These factors substantiate the economic feasibility of the proposed Project.

(2)(C) Proximity to basic services such as Sewers, water, sanitation, schools,
parks and police and fire protection.

Response: The North Kona sewer system is planned to be extended to the proposed project
site; water service is presently available and commitments from the County Department of
Water Supply have been obtained; existing County police and fire protection services are
adequate to handle the proposed project; the proposed project will not impact the schools or

parks of the region.

(2)(D) Sufficient reserve areas for urban growth in appropriate locations based on
a ten (10) year projection.

Response: The project site lands have been redesignated from Extensive Agriculture and
Conservation to Urban Expansion under the revised Hawaii County General Plan. The
proposed project site is also adjacent to lands presently designated Urban by the State Land
Use Commission. Sufficient areas adjacent to and in the vicinity of the project site are
available for future urban expansion if required.

Standard: (3) Lands included (within the urban district) shall be those with
satisfactory topography and drainage and reasonably free from danger of floods,
tsunami and unstable soil conditions and other adverse environmental effects.

Response: The topography of the site is ideal for urban development with slopes of about 10
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percent. Existing drainage areas will remain in open space while drainage from the project
site will be handled via leach fields and septic tanks designed in accordance with applicable
State Department of Health and Land and Natural Resources and County Department of
Public Works standards. The soils of the project site are generally stable and suitable for the
type of development proposed. There is little danger of floods at the project site, and the site
is outside the tsunami zone. Analyses indicate that the proposed project will not have any

significant adverse environmental impacts.

Standard: (4) In determining urban growth for the next ten years, Or in
amending the boundary, land contiguous with existing urban areas shall be given
more consideration than noncontiguous lands, and particularly when indicated for
future urban use on the Hawaii County General Plan.

Response: The proposed project site is adjacent to lands that are designated Urban by the

State Land Use Commission. Present revisions to the Hawaij County General Plan

redesignate the land Urban Expansion.

Standard: (5) It (urban district) shall include lands in appropriate location for
new urban concentrations and shall give consideration to areas of urban growth as
shown on the state and county general plans.

Response: Lands adjacent to the project site are designated Urban as are lands on the makai
side of Queen Kaahumanu Highway. A new resort community is planned for the urban lands
makai of the highway and other urban uses are in the immediate vicinity of the project site.

The Hawaii County General Plan is being revised to show the project lands as an urban

expansion area.
Standard: (6): Not Applicable.

Standard: (7) It (urban district) shall not include lands, the urbanization of
which will contribute toward scattered spot urban development, necessitating
unreasonable investment in public infrastructure or support services.

Response: The proposed project site is contiguous with urban lands and in the immediate
vicinity of lands planned for urban growth. Present and proposed infrastructure systems can
presently service the project site or can be efficiently extended to serve the project site.
Similarly, the project site will not require unreasonable investment in support services.
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Standard: (8) Not Applicable.

The Hawaii State Plan (Chapter 226, Hawaii Revised Statutes, as amended) establishes a sct
of goals, objectives and policies that are to serve as long-range guidelines for the growth and
development of the state. The Plan is divided into three parts. Part I (Overall Theme, Goals,
Objectives and Policies); Part Il (Planning, Coordination and Implementation); and Part 1[I
(Priority Guidelines). Part Il elements of the Statc Plan pertain primarily to the administrative
structure and implementation process of the Plan. As such, comments regarding the
applicability of this part to the proposed project are not appropriate. Amendments to State
Land Use District boundaries must be consistent with the goals, objectives and policies of the
Hawaii State Plan. The proposcd Kohanaiki Mauka commercial/light industrial subdivision is |

in consonance with the provisions of the Hawaii State Plan as described below. !

7.1.1 Overall Theme, Goals, Objectives and Policies !
The Hawaii State Plan lists three "Overall Themes” relating to: (1) Individual and family
self-sufficiency; (2) Social and economic mobility; and (3) Community or social well-being
[Section 226-3 (1-3)]. Thesc themes are viewed as "basic functions of socicty'“' and goals
toward which government must strive. To guarantee the elements of choice and mobility
embodied in the three themes, three goals were formulated [Section 226~4 (1-3)):

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

generations.

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

(3) Physical, social and economic well-being, for individuals and families in Hawaii,
that nourishes a sense of community responsibility, of caring and of participation
in community life.

Response: The proposed Kohanaiki Mauka commercial/light industrial subdivision would
contribute to the attainment of the three goals. The project would provide direct short— and

long-term employment opportunities for the present and future residents of West Hawaii in
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general and specifically the Kailua-Kona area; the proposed project would generate increased
State and County tax revenues; the project would contribute to the stability, diversity and growth
of local and regional economies; and the archacological, historic and natural site features would
be protected. Key elements of the proposed project relative to the above noted goals are that the
proposed project would provide additional business (light industry) siting location opportunities
for existing and new businesses; that it would provide these siting location opportunities in a
planned setting wherein design, operation and maintenance and environmental protection
provisions can be effectively, efficiently and economically controlled; that it would provide these
siting opportunities close to existing and planned residential developments, such that travel times
are minimized and yet separated from planned or existing residential developments, such that the
activities within the proposed project are not a nuisance to residential communities; and the
proposed project, by enabling employees to work relatively close to their homes, would enhance

the sense of community responsibility and participation.

Specific objectives, policies and priority directions of the State Plan most relevant to the proposed

project are discussed below:

226-6 Objectives and Policies for the Economy ~ General

Objective:

(@)(1) To increase and diversify employment opportunities to achieve full
employment, increased income and job choice, and improved living standards for

Hawaii's people.

(@X2) A steadily growing and diversified economic base that is not overly
dependent on a few industrics.

Policies:

(b)(6) Strive to achieve a level of construction activity responsive to, and
consistent with, state growth objectives.
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(b)(9) Foster greater cooperation and coordination between the public and private
sectors in developing Hawaii's employment and economic growth opportunities.

(®)(10) Stimulate the development and expansion of economic activities which
will benefit areas with substantial or expected employment problems.

(b)(11) Maintain acceptable working conditions and standards for Hawaii's
workers.

(b)(13) Encourage businesses that have favorable financial multiplier effects
within Hawaii's economy.

(b)(16) Foster a business climate in Hawaii — including attitudes, tax and
regulatory policies and financial assistance programs - that is conducive to the
expansion of cxisting enterprises and the creation and attraction of new business
and industry.

Response: The proposed Kohanaiki Mauka project would provide increased business siting
opportunities for existing and new businesses in the West Hawaii region. This in turn would
contribute toward increased employment, income and job choice opportunities for Big Island
residents, thereby leading to improved living standards for those residents. The development
of the proposed project would also increase the opportunities to control the working
conditions of the businesses that locate in the development, stimulate the development and
expansion of businesses in an arca that has experienced employment problems, increase the
business opportunities for businesses having favorable financial multiplier effects and provide
a climate conducijve to the expansion of existing businesses and the creation of new business

and industry.

226-10  Objectives and Policies for the Economy - Potential Growth Activities
QObjective:

(a) Planning for the State's economy with regard to potential growth activities
shall be directed toward achicvement of the objective of development and
expansion of potential growth activities that serve to increase and diversify
Hawaii's economic base.

e e e b e o e g e a2 s
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Policies: b
(b)(2) Expand Hawaii's capacity to attract and service international programs and “
activities that generate employment for Hawaii's people.
(b)(3) Enbance and promote Hawaii's role as a center for international relations, T
trade, finance, services, technology, education, ¢ulture and the arts. ”
(b)(5) Promote Hawaii's geographic, environmental, social and technological . ‘
advantages to attract new economic activities into the State. i
_—
. (b)(6) Provide public incentives and encourage private initiative to attract new L
: industries that best support Hawaii's social, economic, physical and environmental '
1;' objectives. -~
f‘ By
| : :
i Response: The proposed project would assist in the achievement of the above State ~
’ objectives by providing additional business siting location capacity that would generate R
' increased employment; assist in enhancing and promoting Hawaii's role as a center for -
I international and domestic relations, trade, finance, services and technology, and promote the \AF
State's geographic, environmental, social and technological advantages, especially given the i
project's close location relative to the Natural Energy Laboratory of Hawaii (NELH) and the -
Hawaii Ocean Science and Technology (HOST) Park; and granting of the requested petition .
and future zoning requests would represent the extent of public incentives required to -
encourage the developers to attract new industries and businesses that would best support the o
State's social, economic, physical and environmental objectives. -
=
: N , e
7.1.2 Planning, Coordination and Implementation
As indicated previously, this part of the Hawaii State Plan pertains to the administrative f'.
structure and implementation process of the Plan. As such, comments are not deemed ‘
appropriate. w
Yt
7.1.3 Priority Guidelines P
i The purpose of this part of the Plan is to establish overall priority guidelines to address areas
: !-.»g
‘ ~
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of statewide concern. The Plan notes that the State shall strive to improve the quality of life
for Hawaii's present and future population through the pursuit of desirable courses of action in
five major areas of statewide concern which merit priority attention: Economic development,
population growth and land resource management, affordable housing, crime and criminal
justice and quality education. The priority guidelines applicable to the proposed project are

discussed below:

226-103 Economic Priority Guidelines

(a) Priority guidelines to stimulate economic growth and encourage business
expansion and development to provide needed jobs for Hawaii's people and
achieve a stable and diversified economy.

(a)(1) Seek a variety of means to increase the availability of investment capital
for new and expanding enterprises.

(a)(2) Encourage the expansion of technological rescarch to assist industry
development and support the development and commercialization of technological
advancements.

(aX(8) Provide public incentives and encourage private initiative to develop and
attract industries which promise long-term growth potentials....

(2)(10) Enhance the quality of Hawaii's labor force and develop and maintain
carecr opportunities for Hawaii's people....

226-104 Population Growth and Land Resources Priority Guidelines

(aX(2) Manage a growth rate for Hawaii's cconomy that will parallel future
employment needs for Hawaii's people.

(aX4) Encourage major state and federal investments and services to promote
economic development and private investment to the neighbor islands, as

appropriate.

(b)(2) Make available marginal or nonessential agricultural lands for appropriate
urban uses while maintaining agricultural lands of importance in the agricultural .

district.
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(b)(12) Utilize Hawaii's limited land resources wisely, providing adequate land to
accommodate projected population and economic growth needs while ensuring the
protection of the environment and the availability of the shoreline, conservation
lands and other limited resources for future generations.

Response: The proposed Kohanaiki Mauka project would comply with and assist in the
achievement of the above stated economic priority guidelines and objectives, Granting the
requested State Land Usc Boundary Amendment Petition and future zoning requests would
provide the means by which the developers would make available investment capital for the
industrial park. Further, the industrial park could become an adjunct to the HOST Park and
NELH by providing increased business siting location opportunities for businesses developing
new technologies at the HOST Park and NELH; the developers would develop the project in a
manner that would attract industries that promise long-term growth potentials thereby
enhancing the quality and quantity of Hawaii's labor force; the development would provide
employment opportunitics paralleling future employment needs; encourage private investment

on a neighbor island; and profitably utilize marginal agricultural lands for urban uses.

7.2 STATE FUNCTIONAL PLANS

The Hawaii State Plan directs the appropriate state agencies to prepare functional plans for
their respective program areas. There are 12 State Functional Plans that serve as the primary
implementing vehicle for the goals, objectives and policies of the Hawaii State Plan. The

Functional Plans that are applicable to the proposed project are discussed below:

7.2.1 State Agriculture Functional Plan

The focus of the State Agriculture Functional Plan, prepared by the State Department of
Agriculture, is toward lands "suitable and used (or potentially usable) for agricultural
production”. Such lands are primarily found within the State Agriculture District in areas

identified as important agricultural lands.

Response: Approximately 28 acres of the subject property presently lie within State
Agriculture District lands. However, these lands have not been ¢lassified in the Agricultural
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Lands of Importance to the State of Hawaii (ALISH) classification. Further, the land types

(a'a and pahochoe lavas) and the soils classifications (E289 and E319) indicate the lack of

sujtability of the lands for agricultural purposes. The site has little or no soil except for that
which has been wind-blown onto the site and exists in cracks and crevices of the lavas.
Because of these factors, plus those associated with the arid climate of the area and general
lack of sufficient water supplies for agricultural purposes, the project property has marginal

agricultural potential.

7.2.2 State Conservation Lands Functional Plan

The Conservation Lands Functional Plan is prepared and maintained by the State Department
of Land and Natural Resources (DLNR). The Plan defines and attempts to address areas of
statewide concerns set forth under Pant I, Priority Guidelines of the Hawaij State Plan.
These areas include watersheds, terrestrial habitat, ocean habitat, areas with endangered
species, natural streams, shoreline, open space, natural areas, air and water quality sensitive

arcas and scenic, historic and cultural sites.

Response: The proposed Kohanaiki Mauka commercial/light industrial subdivision contains
no watershed areas, sensitive terrestrial habitats, ocean habitats, areas with endangered
species, natural streams, shoreline, air or water quality sensitive areas or historic or cultural
sites. It does, however, contain open space, natural areas and scenic vistas. A primary reason
for the preparation of this EIS is to use it to support a petition filed with the State Land Use
Commission to seek a district boundary reclassification for the subject property from the
current Conservation designation to Urban designation. The basic premises of this action are
that adequate mitigative measures have been proposced to allow the proposed development to
procecd with minimal impact to the site's natural and physical characteristics; that the
proposed action is consistent with planned or existing adjoining property uses and the
redesignation of the land to urban expansion designation in the Hawaii County General Plan;
and that sufficicnt need has been demonstrated, via the marketing study conducted specifically

for the proposed project, for the long~term economic development and success of the
proposed project. '
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7.2.3 State Historic Preservation Functional Plan

The State Historic Preservation Functional Plan is also prepared and maintained by the State
Department of Land and Natural Resources. An archacological survey of the proposed
project site was conducted to locate, describe and determine the significance of the historic

and archaeological sites within the project boundaries. Throughout the survey process, closc

coordination was maintained with the State Historic Sites Section of DLNR and the County of

Hawaii Planning Department. The results of the survey indicate that the proposed project site

does not contain any historic or archaeological sites of significance as determined through the

survey process.

7.2.4 The State Energy Functional Plan
The State Energy Functional Plan has five main objectives: A) to moderate the growth in

energy demand through conservation and energy efficiency; B) displace oil and fossil fuels
through alternate and renewable energy resources; C) promote energy education and
legislation; D) support for an integrated energy management and development program; and

E) provide for energy emergency preparedness.

The Kohanaiki Mauka project is consistent with the State Energy Functional Plan in that the
developers recognize it is in their economic self interest to adopt the most cost effective,
encrgy saving technology available. For the lots to be used by the owners, energy cfficient
technologies, such as waste heat recovery systems, energy cfficient fluorescent lamps, and

power conditioning equipment will be evaluated as part of their facility and planning design.

While the developer cannot require tenants to adopt specific technologies as part of the
facility design, all commercial and light-industrial facilities arc required to adhere to the
Hawaii County Building Code, which contains specific provisions regarding construction of

mechanically cooled buildings and energy conservation.
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73 HAWAII COUNTY GENERAL PLAN

The updated Hawaii County General Plan is the policy document for the long-range
comprehensive development of the island of Hawaii and provides direction for balanced
growth of the County. The Plan contains goals, policies and standards concerning twelve
functional areas, as well as a series of land use maps referred to as General Plan Land Use
Pattern Allocation Guide (LUPAG) Maps. The present LUPAG Map designations for the

property are Urban Expansion. The designation allows development of the proposed project
to be consistent with the Hawaii County General Plan. Future County actions to be requested

include requesting the County to zone the property Limited Industrial (ML-3a).

Goals and policies to which the Kohanaiki Mauka project is relevant and consistent arc:

ECONOMIC GOALS
Provide residents with opportunities to improve their quality of life.

Economic development and improvement shall be in balance with the physical and
social environments of the island of Hawaii.

The County of Hawaii shall strive for diversity and stability in its economic systeni.

The County shall provide an economic environment which allows new, expanded, or
improved economic opportunitics that are compatible with the County's natural and

social environment.

Policies

The County of Hawaii shall strive for diversification of its economy by strengthening -
existing industries and attracting new endeavors.

Response: The Kohanaiki Mauka project was initiated by local businessmen for the purpose
of relocating and expanding existing business. The project contributes to the diversification

of the County economy by supporting small businesses and providing sites for industrial

activity,

An active liaison between the County and the private sector should be encouraged with
respect to the County's requirements for establishing business on the island.
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Response: The proposed joint water source development between the developer and the
County demonstrates the viability of the government and private sector working together to

solve community problems.

ENVIRONMENTAL QUALITY GOALS

Maintain and, if feasible, improve the existing environmental quality of the island.

Response: The Kohanaiki Mauka Environmental Impact Statement provides information to

the County which facilitates the maintenance of environmental quality.

FLOOD CONTROL AND DRAINAGE GOALS
Control Pollution.

Reduce surface water and sediment runoff.

Response: The development of the proposed project will be consistent with all federal, Statc

and County guidelines for drainage, including mitigation measures for surface water and

sediment runoff and pollution control.

WATER GOALS
Water system improvements and extensions shall promote the County's desired land usc

development pattern.
Response: The water system to service the proposed Kohanaiki Project provides additional
source to an area designated as Urban Expansion in the updated Hawaii County General Plan,
therefore promoting the County's desired land use pattern. Uses allowed under the Urban
Expansion designation include: "a mix of high density, medium density, low density,
industrial and/or open designations in areas where new settlements may be desirable, but

where the specific settlement pattern and mix of uses have not yet been determined."
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INDUSTRIAL GOALS

Designate and allocate industrial areas in appropriate proportions and in keeping with
the social, cultural, and physical environments of the County.

Promote and encourage the rehabilitation of industrial areas which are serviced by basic
community facilities and utilities.

Policies

It shall be the policy of the County to achieve a broader diversification of local
industries by providing opportunities for new industries and existing industrics.

Industrial development shall be located in arcas adequately served by transportation,
utilities, and other amenities. Redeveloping or newly developing arcas shall be
developed in concert with programmed public and privately funded infrastructure to
mect the expected needs.
Response: The Kohanaiki Mauka project is located in an area appropriate to and in keeping
with the industrial goals of the County. Near existing industrial uses and situated on an area
designated for urban expansion, the project can be adequatcly serviced by existing
transportation corridors and utilitics. The project is proposed in concert with projected
growth in West Hawaii and will support cxisting businesses that serve the arca. In addition,

the Kohanaiki Mauka project will provide industrial sites in an area where there s strong pent

up and unmet demand for industrial space during the short term.

7.4 HAWAI COUNTY ZONING

The present County zoning designation of the subject property is Open. As noted above,
other nearby parcels have been zoned industrial, as well as the Kohanaiki Resort Community
lands that have been variously zoned residential, commercial and resort. Following SLUC
boundary amendment, the developers would apply for a Zone Change (ML-3a) from Hawaii

County to allow development of the one- to three-acre light industrial parcels .

75 HAWAII COASTAL ZONE MANAGEMENT PROGRAM, CHAPTER 205A, HRS
The objectives of the Hawaii Coastal Zonec Management (CZM) Program, as set forth in

80




Chapter 205A (HRS), include the protection and maintenance of valuable coastal resources.
Hawaii County Planning Commission, Rule 9, Special Management Area, has been enacted
under authority of Chapter 205A (HRS) to implement the State Coastal Zone Management
Program. The proposed boundary amendment request conforms to applicable CZM state and

County objectives respectively as follows:

STATE OBJECTIVES
Obicctive for Historic R
Protect, preserve, and where desirable, restore those natural and man made

historic and pre-historic resources in the coastal zone management area that
are significant in Hawaiian and American history and culture.

Response: As indicated in Sections 2.2.1.10 and 3.3.10 of this EA, archaeological
investigations of the proposed project site revealed no surface archaeological features of
historic or cultural value on the site. There is the possibility that subsurface features may
exist and an archaeological monitoring team will be on call during site grading and
preparation work should subsurface features be found. Work will be halted until the
significance of those features can be determined. If it is determined that the features are
culturally significant, appropriate preservation measures would be taken prior to the

continuation of construction activities.

Obiective for Scen 1 0 S R
Protect, preserve, and where desirable, restore or improve the quality of
coastal scenic and open space resources.

Response: Reclassification of the petition area will not result in the degradation of the
region's coastal scenic and open space resources. Coastal scenic resources will not be
affected as the proposed project is located over one mile inland from the coastline. Open
space and a landscape buffer will be incorpore.ntcd into the project design to ensure the smooth
visual integration of the project and mauka views.

Obiective for C LE

Protect valuable coastal ecosystem from disruption and minimize adverse
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impacts on all coastal ecosystems.
Response: The proposed project is not expected to have any effect on the coastal ecosystems.
Storm run—off from the project will be discharged into leach fields and septic tanks following
required and appropriate treatment such that the groundwater resources flowing beneath the
project site are unaffected; and industrial wastewaters, if any, will also receive appropriate
treatment prior to discharge into the initial self-contained treatment plant and/or discharge
into the County wastewater collection, treatment and disposal system. Treatment of
wastewater prior to disposal in the leach ficlds and septic tanks will ensure that the coastal
and anchialine ponds and marine environment makai of the project sitc are unaffected by the

proposed project.

Objective for C LH 1
Reduce hazard to lifc and property from tsunami, storm waves, strcam
flooding, crosion and subsidence.

Response: The proposed project site is outside the tsunami and storm wave hazard area.

Similarly, there are no streams in the project arca and crosion and subsidence are not a hazard

at the project site.

76 COUNTY OF HAWAIl CZM SPECIAL MANAGEMENT AREA (SMA) RULES
The proposed project is situated outside the Special Management Area (SMA) as defined by
the County, and, as such, is not subject to the provisions of the County SMA rules and

regulations (Rule 9, Hawaii County Planning Commission) or Chapter 205A HRS. An SMA

Use permit will not be required for project development.

77  STATE ENVIRONMENTAL IMPACT STATEMENT REQUIREMENTS

Section 343-5(a)(7) of Chapter 343, HRS, states that "Except as otherwise provided, an
environmental assessment shall be required for actions that" ... "Propose any reclassification
of any land classified as conservation district by the State Land Use Commission under
Chapter 205." Because the subject property falls within the SLUC Conservation and
Agriculture Districts, the provisions of Chapter 343, HRS and Title 11, Department of Health,

82




Chapter 200, Environmental Impact Statement Rules, apply to the proposed project. This EIS
has been prepared and is submitted pursuant to the provisions of Chapter 343.

Upon acceptance of this EIS and approval of the requested State Land Use Boundary Petition

and subsequent State and County permitting requests, the proposed project would conform

with relevant State and County Land Use regulations, as well as other appropriate regulations.
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CHAPTER 8 - CONTEXTUAL ISSUES

8.0 RELATIONSHIP BETWEEN SHORT TERM USES AND MAINTENANCE OF
LONG TERM PRODUCTIVITY

As discussed in previous sections of this document, the Kohanaiki Mauka Property is a vacant
parcel of land characterized by lava flows with pockets of vegetation in various arcas. As an
environmental resource, the value of the land is currently defined by open space. Long term
use of the property for a commercial/light industrial subdivision has been demonstrated in this
document to be a valuable tesource for those supplying goods and services in West Hawaii.
The benefits of developing the property for light industrial and commercial use to present and

future residents of West Hawaii include the cconomic opportunities that will result from the

development.

Retention of the property in open space 10 preserve its open space character is not considered
to be a viable long-term productive use due to the demonstrated need for additional light
industrial and commercial space in West Hawaii and the proximity of the land to existing and

planned residential and resort development.

Potential short term uses of the property, other than open space, is limited due to the lack of
infrastructure required to support additional residential development or even recreational usc

(roadways, parkways, pedestrian paths).

8.1 IRREVERSIBLE AND IRRETRIEVABLE COMMITMENTS OF RESOURCES
Development of the propenty for light industrial and commercial uses would resuit in
imeversible and imetrievable commitment of natural and economic resources. These
commitments include the land, potable water, the capital, construction material and labor
needed to implement the project. These commitments should be weighed against the
projected socio—economic benefits resulting from the proposed project as opposed to retaining

the site as open space.
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82 OFFSETTING CONSIDERATIONS OF GOVERNMENTAL POLICIES

In this document, the proposed document has been thoroughly examined and evaluated in
terms of the existing system of land use controls, plans, goals and objectives at both the State
and County levels of government. The proposed project has been demonstrated to be
generally consistent with many elements of the regulatory system. However, there are
inherent conflicts and contradictions within the system which cannot be circumvented.
Prescrvation of open space and development of diversified business and industry are not goals
that can easily be attained in the face of demands from a growing population and economy.

Air quality cannot be protected without resolution that includes transportation improvements.

The proposed project addresses these critical issues by providing socio—economic benefits for
the current and future residents of West Hawaii while effectively mitigating potential adverse
environmental and social impacts. The project has been demonstrated to be generally

consistent with the Hawaii State Plan and Functional Plans, the Hawaii County General Plan,
the Keahole to Kailua and various community plans goals, objectives and policies concerning

the future growth of the West Hawati region.

In particular, the proposed project supports the Keahole to Kailua Plan by providing industrial

expansion in the Kaloko area, as called for in Section 3.3.2 C in the plan.

8.3 UNRESOLVED ISSUES

As in many Environmental Impact Statements in Hawaii, the major unresolved issue involves
cumulative impacts. While the West Hawaii region has been the focus of considerable
planning efforts on the part of State and County agencies, as well as major private land
owners, there is an uncertainty as to the cumulative result of these plans. In addition, the
interaction of these plans and their collective impact upon issues such as the phasing of
regional infrastructure development and the location of public and private facilities such as a

university campus, a regional hospital, and regional roadways.

As noted in the text, the Kohanaiki Mauka project comprises less than 3.7 percent of the total
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of 1,900 industrial acrcage proposed in the 1988 West Hawaii Regional Plan. In term of
cumulative impact, the proposed project's overall addition to cumulative impacts in the
regional is relatively small. Adequacy of potable water, a continuing issue in West Hawaii, is
not expected to be an concern with the pending agreement with the County for joint

development of a water source in the Hualalai area.

Although State, County and private landowner plans have yet to be resolved, the public
review process of various plans provides a forum for discussion and evaluation of these
cumulative issues. The submission and publication of this EIS will contribute to the

resolution of these pending issues.
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CHAPTER 9 - PARTIES CONSULTED AND THOSE PARTICIPATING IN THE
PREPARATION OF THE EIS

9.0 PARTICIPANTS IN THE DRAFT EIS PREPARATION PROCESS
This Draft EIS was prepared for Kamaaina Eight Partners by PBR HAWAIL The following
list identifies individuals and organizations who were involved in the preparation of the report

and their respective contributions.

PBR HAWAII

Tom Witten, ASLA  Vice President, PBR HAWAII

James Leonard Manager, PBR HAWAII Hilo Office and Principal in Charge
Ramona Mattix, AICP Project Planncr

Guy Tsutsuj Cartographer

Laura Paulson Graphic Design

Technical Consultants

Steve Bowles Hydrology

The Hallstrom Group Market Analysis
Imata & Associates Engincering
Archeological Consultants of Hawaii  Archacology
Pacific Planning & Engineering Traffic

The EIS has been prepared in response to a State Land Use Commission Decision and Order
of April 8, 1991 determining that the proposed Kohanaiki Mauka project would require an
EIS pursuant to Chapter 343, HRS. The Environmental Impact Statement Notice (EISPN) for
Kohanaiki Mauka was published in the OEOC Bulletin by the Office of Environmental
Quality Control on May 23, 1991. The agencies and organizations listed below were sent
copies of the OEQC notice together with a copy of the EISPN, a summary of the project and
a cover letter soliciting comments. A total of 9 agencies/organizations responded to the
request for comments and are identified in the list below with an asterisk (*). Copies of the
correspondence and responses are reproduced in Section 10.

FEDERAL AGENCIES

Army - DAFE (Engincering Facilities USACH)

Navy
Department of Interior, Parks Division
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Regional Division, U.S. Environmental Protection Agency
Soil Conservation Service*

U.S. Fish and Wildlife Service

U.S. Army Corps of Engineers

U.S. Coast Guard

STATE AGENCIES

Department of Agriculture*

Department of Defense

Department of Education

Department of Health*

Department of Land and Natural Resources*
DLNR State Historic Preservation Officer

Department of Business, Economic Development and Tourism

DBED Library

Housing Finance and Development Corporation*
Department of Transportation*

State Archives

State Energy Office

Office of State Planning*

University of Hawaii Environmental Center

COUNTY OF HAWAII

Planning Department

Department of Parks and Recreation*
Department of Public Works*

Department of Water Supply*

University of Hawaii = Hilo Campus Library

NON-GOVERNMENTAL ORGANIZATIONS

American Lung Association

Hawaiian Electric and Light Company
Hawaiian Telephone

Office of Hawaiian Affairs

Sierra Club, Hawaii Chapter

The Nature Conscrvancy, Hawaii Chapter
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MEDIA

Honolulu-Star Bulletin
Honolulu Advertiser
West Hawaii Today
Hawaij Tribune Herald

LIBRARIES
U.H. Hamilton Library, Hawaiian Collection

Legislative Reference Bureau
Kailua-Kona Library
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CHAPTER 11- COMMENTS RECEIVED DURING THE DRAFT EIS REVIEW
PERIOD AND RESPONSES

11 PARTIES RESPONDING TO THE DRAFT EIS AND RESPONSES
The Final EIS was prepared following the issuance of the Kohanaiki Mauka Draft

Environmental Impact Statement (DEIS). Notice of the circulation of the DEIS published in
the OEQC Bulletin by the Office of Environmental Quality Control on July 8, 1991. The

agencies and organizations listed below were sent copies of the DEIS and a cover letter
soliciting comments. A total of 16 agencies/organizations responded to the request for
comments and are identified in the list below with an asterisk (*). Copies of the

correspondence and responses are reproduced as part of Chapter 11.

FEDERAL AGENCIES

Amy - DAFE (Engineering Facilities USACH)*

Navy*

Department of Interior, Parks Division

Regional Division, U.S. Environmental Protection Agency
Soil Conservation Service

U.S. Fish and Wildlife Service

U.S. Ammy Corps of Engincers

U.S. Coast Guard

STATE AGENCIES

Department of Agriculture

Department of Defense*

Department of Education

Department of Health*

Department of Land and Natural Resources*
DLNR State Historic Preservation Officer*
Department of Business, Economic Development and Tourism*
DBED Library

Housing Finance and Development Corporation*
Department of Transportation®*

State Archives

Department of Accounting and General Services*
State Energy Office

Office of State Planning

Office of Environmental Quality Control*
University of Hawaii Environmental Center

107




COUNTY OF HAWAII

Planning Department*

Department of Parks and Recreation
Department of Public Works

Department of Water Supply*

University of Hawaii — Hilo Campus Library

NON-GOVERNMENTAL ORGANIZATIONS
American Lung Association*

Hawaiian Electric and Light Company
Hawaiian Telephone*

Office of Hawaiian Affairs

Sierra Club, Hawaii Chapter

The Nature Conservancy, Hawaii Chapter
Native Hawaiian Legal Corporation*
MEDIA

Honolulu~-Star Bulletin

Honolulu Advertiser

West Hawaii Today

Hawaii Tribune Herald

INTERESTED PERSONS

J. Michel Kaisser, Holualoa Management Corp., Kailua—Kona, HI

LIBRARIES

U.H. Hamilton Library, Hawaiian Collection
Legislative Reference Bureau
Kaijlua-Kona Library
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Updated Market Study
of the

PRCPOSED KOHANATKI MAUKA

MIXED-USE SUBDIVISION

Located at Kohanaiki,
North Kona, Hawaii
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January 11, 1991

Mr, Burke Matsuyama

c/o Matsuyama Food Mart
73-435B Mamalahoa Highway
Kailua-Kona, Hawaii 96740

Updated Market Study of the Proposed Kohanaiki
Mauka Mixed-Use Subdivision,
North Kona, Hawaii

Dear Mr. Matsuyama:

.. The site, identified on State of Hawaii tax maps as Third
Division Tax Map Key 7-3-09, Parcel 15, stretches upslope from the
Queen Kaahumanu Highway adjacent to the existing Kaloko
Industrial Park.

A multi-lot subdivision of the property is proposed, featuring a circa

nine-acre retail/commercial site along the highway (exploiting the

frontage characteristics available), with varied-sized industrial lots
er mauka commensurate with abutting uses,

Conforming to our 1989 analysis, the purpose of this update effort is;

" .. to determine whether current and projected West
Hawaii economic, population and market trends call
for additional inventory to be added to the commercial
and industrial land base, And, if so, to assess if the
subject property is an appropriate site for future
development of this type.”

Continuing the trends beginning in mid-decade, the leeward area of
the Big Island remains in an unparalleled economic growth phase; a
movement which is anticipated to continue over the next two-plus

Suite 1350, Pauahi Tower 1007 Bishop Stres; Telephone (80F) $26.0542
Bishop Square Honolule. Hawa); 9653 FAN (ROF 833.034"
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Mr. Burke Matsuyama
January 11, 1991
Page 2

decades. Market activity and public land use decisions over the past 20 months (since
our previous study) have supported the strong-growth conclusions we expressed at that
time.

We persist in our opinion the evolution and expansion of the West Hawaili market
created by the in-migration of up to 30,000 new residents and the development of more
then 40,000 resort and residential units during the next twenty years, will place
enormous strains on real property use decisions.

In support of the existing and "approved" resort communities along the Kona-Kohala
shoreline, which are intended to be the economic foundation of the regional market,
vast amounts of Jand must be master-planned for integral primary and other uses,
including residential, commercial, industrial and public service. The failure to provide
for any one of this use-type sectors could threaten the viability of the regional economy,
stymie future expansion, and detract from lifestyle quality.

Recognizing the critically-"linked" nature of land use decisions, the State and County
have produced a series of long-range planning guidelines for West Hawaii and the
subject neighborhood during the past year. A significant issue in this update is whether
the proposed Kohanaiki Mauka Subdivision continues to be supportive of public
development objectives.

Our analysis indicates the subject design is in accord with these land use plans and in a
strong location to capitalize on forecast "limited-supply" market conditions emerging in
the industrial market. Our 1989 study noted the ready availability of infrastructure to
service the proposed subject development, and its proximity to the existing urban core.
We believe the 70.4 acre subject site has the potential to meet portions of what we
foresee as a short-term need in the industrial segment, and be a superior site for an
interceptor/destination thematic commercial center. The property enjoys a central
location between the airport and Kailua-Kona, in an area where significant
development has been undertaken or proposed in recent years; is within the region
identified by County Planners for expansion under the Keahole to Kailua Development
Plan; and has direct frontage on the most important thoroughfare in West Hawaii.

Our update investigation followed the format of the study program of 20 months ago,
which included inspection of existing and proposed industrial and commercial projects
in the region, interviews with area brokers active in these market sectors, the identifying
of macro-economic trends which contribute to future spatial need level, and perusal of
data published in the interim regarding pertinent West Hawaii and statewide real
property issues.

The results from our research and analysis are reported in the ensuing narrative report,
which is identical in presentation to the May 1989 document. Where appropriate, as
indicated through the updating program, we have excerpted and/or enhanced sections
taken from that report. However, the industrial and regional retail market studies
represent a revised application using a more advanced analytical technique based on
timely data, Again, the body of the presentation follows a brief Introduction and
Summary of Conclusions, and our overall focus has been on trends in the commercial
and industrial vacant land markets.
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Page 3

"The update study clearly reveals the market trends anticipated in our 1989 assignment
have been mamf" est, with finished space and site demand levels continuing strong, and
supply levels muted. We therefore hold to our then-stated conclusion:

"Based on investigation findings and analysis indicators, it is our opinion
the industrial land sector is and will continue strong in West Hawaii,
with a need for additional acreage in the inventory over the short-term.
While large amounts of finished space has been built over the past
several years, market demand for commercial development and zoned
sites in the region remains high. We believe the subject property is an
a?propriate location to meet both general and specific market needs and
planning goals."

All opinions contained in this report are subject to the standard limiting conditions and
assumptions of The Hallstrom Appraisal Group, Inc., in addition to any others
specifically cited herein. Al work undertaken for this assignment has been completed
in conformance with the Code of Professional Ethics and Standard Practices of
Professional Conduct of the American Institute of Real Estate Appraisers (AIREA)
and the Society of Real Estate Appraisers (SREA).

We appreciate the opportunity to be of service to your venture. Please contact us if
further analysis or detail of the enclosed study is required.

Respectfully submitted,
THE HALLSTROM APPRAISAL GROUP, INC.

-~  cdlaily —>
es E. Hallstrom, Jr.,

JEH/twh/as
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INTRODUCTION

The focus of our current update assignment is, as in our 1989 study, to determine if the
proposed commercial/industrial subdivision of the 70.376 acre subject holding is
supported by current market demand trends, and is a reasonable and prudent use of the
site given prevailing public land use guidelines and the characteristics of the property.
Of particular interest are economic, real property sector, and land use policy movement
over the past 20 months.

The following report, presented in accordance with the format of our May 1989
publication, contains the results of our research and analysis programs addressing the
update study issues,

Again, our efforts have focused on four basic questions:

1. What is the current and projected economic and population status of
West Hawaii, and how will this effect demands for rea] property uses?

2. What is the level of demand for industrial-developable acreage in the
region, and are existing inventory supplies sufficient to meet market
needs?

3. What is the level of demand for commercially-developable acreage in the

region, and are existing inventory supplies sufficient to meet market
needs?

4, If a demand for further industrial and/or commercial acreage can be

shown, is the subject property an appropriate location for such
development?

Answering these question is a step-by-step process which leads through the market
study assignment, moving from the general (the macro-economy of West Hawaii) to the
specific (the subject site). Each step builds on the preceding efforts, culminating in a

A9
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comprehensive market-based foundation against which to judge the subject property
and its proposed subdivision.

We have utilized a marginally modified six-step program in this update study, as
follows:

1 Subject Property Data and Description

2. Overview of West Hawaii

3. Analysis of the Industrial Market Sector

4, Analysis of the Thematic/Destination Commercial Market Sector

5. Analysis of the West Hawaii Retail and Service/Commercial Market
Sector

6. Appropriateness of the Subject Property for the Proposed Development

If the update effort again shows that West Hawaii is likely to continue the wide-spread
economic and population growth trends evidenced since the mid-1980s, with demand
for industrial and commercial land uses outpacing available supply, and that the subject
has the characteristics necessary to be competitive in meeting market needs and
community goals, it can be reasonably asserted the proposed mixed-use subdivision of
the property is supportable.

The results of our analysis are presented in the body of this report, adhering to the six-

step study program outlined above, following a Summary of Conclusion and brief
discussion on assumptions and terms used in the document.
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SUMMARY OF CONCLUSIONS

Based on inspection of the subject holding and our investigation and analysis of the
appropriate real property market sectors, we have reached the following conclusions
regarding the proposed Kohanaiki Mauka Mixed-Use Subdivision:

1.

The Subject Property - The site is prominently located along the region’s major
thoroughfare, in an area which is planned to provide the expansion area for the
future growth of the Kailua-Kona community. Favorable traits of the parcel
include superior access and exposure characteristics, strong costal view
panoramas, and proximity to many existing and proposed urban use-types,

Owing to its soil conditions, nmarrow shape, and the abutting industrial
development, we consider the subject poorly suited for master-planned
residential or agricultural use. Conversely, given its advantageous locational and
access traits, it is well suited for moderately-intensive industrial and commercial
use,

The Regional Market —~ West Hawaii, particularly the North Kona and South
Kohala Districts, has been in the midst of a significant expansion cycle that is
quickly transforming the previously desolate lava fields and mauka farmlands
into urban communities fuejed by tourism dollars and general economic growth,

Virtually every aspect of the regional real estate market has strengthened since
the mid-1980s following a stagnate period earlier in the decade. Especially
strong activity has been evident in the residential, resort and bulk acreage
sectors, with the demand for supporting industrial and commercial uses also
reaching record levels in recent years.

The combination of intensjve investor interest and governmental policies
promoting reasonable growth in West Hawaij has laid a significant foundation
for continued economic upward movement in coming decades.
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Public master plans calling for extensive pods of urban development have been
forwarded, and large holdings have been reclassified to permit mixed-use
projects, The substantial, on-going capital expenditures by developers of
approved planned communities insures a vigorous market into the foreseeable
future.

Studies by State and County agencies, other professional analysts, and ourselves,
estimate that up to 45,000 new jobs will be created in County-wide as a result of
west Hawaii business growth over the next two decades; some 20,000 to 30,000 in
tourism-related services, and 15,000 to 20,000 in general and supporting
businesses.

It is estimated nearly 60,000 new residents will be drawn to North Kona and
South Kohala by the employment opportunities and favorable regional lifestyle
during the next 20 years, creating the need for up to 22,000 additional housing
units in a market which is at present acutely under serviced by upwards of 3,000
homes.

While other areas worldwide are experiencing economic downturns, the State of
Hawaii remains vibrant, with a minimum overall annual growth rate of 2.5 to 3.0
percent forecast for 1991-92, Unemployment in the State is at the lowest level in
the nation, with construction and investment activity levels in West Hawaii at or
above all-time levels,

Against this backdrop, the prospects of escalating demand for industrial and
commercial development are strongly favorable. Each new resident, additional
tourist, and expanding business will generate the need for further supporting
inventory,

Further, as the community continues its evolution to a modern urban economy, a
broader spectrum of industrial and commercial use-types will be desired;
services which may currently be unavailable or poorly met,

The combination of these demand factors will be to create a large enough
market to allow the development of on-island businesses previously limited to




Honolulu or the mainland; there historically being insufficient local demand to
justify 2 West Hawaii location.

The West Hawaii Industrial Market — Since mid-1986, the demand for industrial
development in West Hawaii has significantly increased. Over the last five years
an estimated 60 acres of vacant sites have been sold on the market, and 717,900
square feet of finished space have been absorbed. This follows a notably slow
activity period from 1980 through mid-decade.

The recent growth in demand is attributable to several factors:

- The general economic expansion in the region fueled by tourism and
residential development;

- The offering of competitive fee simple sites served to counteract a
historic under-supply of desirable lands and finished space that had
dampened local business goals; and,

- The commitment of governmental agencies to support additional urban
development in West Hawaii, including industrial acreage necessary to
service the community.

At present, the sector is in a marginally under-supplied state. While substantial
construction has been undertaken, is in progress or proposed for the region
(particularly at the Kaloko Industrial Park), all available sites and finished space
are quickly being absorbed upon offering, and a shortage of inventory will
develop in the near-term unless additional new Jands are developed.

Apart from any latent demands which may exist, we forecast the moderate
demand for additional industrial development in West Hawaii (North
Kona/South Kohala) over the next two decades, from 1990 to 2010, will be circa
282.8 acres of finished sites, and 3,079,000 square feet of gross floor space.

This demand was quantified based on the spatial needs of residents and tourist-
serving businesses under various scenario models, and excludes any specialized
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or atypical demand created at the Keahole Airport, HOST Park or the
Honokohau and Kawaihae harbors,

All vacant sites have been absorbed through "original" sales, and less than 25
acres remain available for near-term development. These sites and the finished
space thereon (the existing regional supply) will be fully built-out and
leased/occupied within an 18-month to two-year period based on demand
statistics, with market needs thereafter forced to wait until the subdivision of
"new" (currently proposed) projects or additional phases of existing parks,

While significant inventory additions are being considered, more than half of the
raw, bulk acreage presently being forwarded for general industrial development
in West Hawaii would have to be actualized if there is to be sufficient supply to
meet the net spatial demands projected, Hampering the ability of the planned
supply to meet current and near-term market demand, much of the proposed
acreage is within extensive master-planned communities, and several years (or
longer) of land use approvals and infrasgucture development will be required
before inventory would come on-market.

Based on our analysis, indicating a currently vigorous sector having highly
favorable long-term growth prospects, we have concluded there is demonstrable
demand for the subject project in the West Hawaii industrial market,
Particularly as there appears to be a potential shortage of supply over the mid-
term (two to four years) during which the subject would be developed.

If the Kohanaiki Mauka Mixed-Use Subdivision is constructed as planned with
opening by mid-1992, during an anticipated sector inventory shortfall, we
forecast it could achieve absorption at reasonable prices within 36 to 45 months,

The Thematic/Destination Commercial Market -- Over the last decade this
high-amenitied, comprehensive retail development type has proven highly
successful on the outer-islands when established design and locational criteria
are followed. Such complexes provide a wide-range of retail and dining
opportunities from economy to upscale classes within integrated thematic
facilities aggressively promoted to both tourists and residents.

-6-
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Generally, oriented around a "Hawaii-flavored" design, the centers attract vast
numbers of patrons through an environment which “captures” them for extended
periods; the complex being a destination in itself, Successful examples in the
sector typically generate higher saies per square foot and space lease rents than
neighboring "general" retail projects.

Often thematic developments become major community employment, tax base,
and entertainment centers. However, to be accepted by the market, a facility
must have sufficient cumulative attraction (or "critical mass") to qualify as a
destination alternative. It must be creatively designed and built, and it must be
vibrantly marketed and operated.

The "best" location for this project type is along a major regional or resort
arterial, adjacent to or within a resort development, near a support/residential
community, and offering some superior trait (ocean frontage, view, or
exceptional theme) which will help establish it in the consumer’s mind.

We believe the proposed commercial Iot in the subject project has favorable
characteristics in support of such development and West Hawaii in a booming
regional market which is significantly under-serviced relative to Mauj and Kauai.
Additionally, the larger spatial requirements of a thematic/destination center
would result in faster absorption of the large parcel, and serve as a greater asset
to the community relative to general retail use.

It is our conclusion, an appropriate use of the eight to ten-acre commercial
portion of the subject property fronting the highway would 