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PROJECT NAME:

APPLICANT/OWNER:

ACCEPTING AUTHORITY:

CLASS OF ACTION:

LOCATION:

TAX MAP KEY:

PROPOSED ACTION:

SUMMARY

Oneloa Onsen and Sports Complex

A&O International Corporation, a Hawaii corporation

Planning Department, County of Hawaii
25 Aupuni Street, Hilo, HI 96720

Use of County land (required offsite road improvement)

Ahalanui, Oneloa, Laepac'o, Puna District, Island and County of Hawaii

3rd/1-4-02:13 (494 acres)

Retreat resort with wellness and sports training facilities consisting of the fol-
lowing components:

Sports complex designed to meet Olympic and professional standards
18-hole championship golf course and clubhouse

Onsen and other health spa facilities

Lodge (40-unit)

Chalets (125 units)

Beach club (recreation facilities, 30 units)

Restaurant and retail complex

Equestrian center, trails, orchards, native forest preserve with awa cultivation

Community benefits package as part of a proposed Development Agreement
with the County consisting of the following:

Ahalanui Park enhancements

-Dedicate 11.242-acre lot to the County for expansion of parking for Ahalanui Park
Public access to Project facilities

-Golf course open to public play

-Public access to Project’s trails

-Special rates for community groups to use sports facilities

Offsite improvements

-Connect the Ahalanui Park restrooms to the Project’s wastewater treatment plant
-Construct reservoir and dedicate to the County

-Widen Kapoho-Kalapana Road as required by the County

Draft EIS Oneloa Onsen and Sports Complex Summary-1.
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ESTIMATED COST:

ENVIRONMENTAL SETTING:

-Reroute the segment of the Kapoho-Kalapana Road inundated by high tides and
develop a pedestrian/bikeway along the existing corridor

-Provide civil defense siren in accordance with requirements of the State or County
Civil Defense agencies

* Employment and economic development opportunities
-Preferential hiring of qualified residents from the area
-Involve native Hawaiian group in the awa cultivation business

$82 million

Climate. Median annual rainfail is approximately 78”. Tradewinds from the
northeast and east are predominant (over 70% of the year).

Topography and Soils. Site gently slopes from elevation 200’ at the mauka
boundary to 20" at the makai boundary. The Land Study Bureau agricultural
suitability ratings for the soils within the Site are D and E.

Natural Hazards. A small portion of the Site is in zones VE and AE. Proposed
development in these zones will comply with the County Flood Control Code.
The Site is in Lava Flow Hazard Zone 2 (same as Pahoa). The Site’s distance
from the rift zone provides adequate time to evacuate in the event of a threaten-
ing flow. For regional evacuation in the event of lava flow hazards, the Project
would increase evacuation time from 15 minutes without the Project to 34 min-
utes with the Project. For evacuation from coastal areas due to tsunami or high
waves, the Project would be available as a civil defense shelter.

Flora/Fauna. Vegetation consists of mixed alien shrubland/grassland in the sec-
tion formerly used for papaya cultivation, and a native-dominated forest and
shrubland. There are no known endangered species, although there have been
sightings of the Hawaiian bat and Hawaiian hawk in the vicinity. Anchialine
pools are located makai of the Site.

Archaeological Resources. A 100% reconnaissance inventory survey has been
conducted for the nondisturbed portion of the Site. Of the 47 sites identified, 10
sites are human burial sites that will be preserved in place and 6 sites are signif-
icant that will be preserved and interpreted. Almost all of the sites are within
the native forest area that will be preserved.

Water Resources. The groundwater passing through the Site is geothermally
heated-- the discharge at shoreline pools near the Site has been measured at 31
degrees Celsius, compared to 18 degrees Celsius near Hilo. The groundwater is
brackish. The nearshore coastal waters is exposed to frequent wave action.
Water quality sampling indicated a substantial influx of groundwater; however,
the high degree of wave action rapidly mixes the freshwater to background
ocean levels within 5 to 10 meters of the shoreline. The intertidal and anchia-

Summary-2
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line pools had nutrient levels that exceeded the State water quality standards.
Because of higher rainfall, anchialine pools on the windward side of the island
have lower salinities and temperature than anchialine pools on the leeward side
(average salinity of 3.5 ppt for windward pools compared with 7.0 ppt for lee-
ward pools). No rare decapod crustaceans have been found in waters with salin-
ity less than 12 ppt. A statewide inventory of anchialine pools in 1987 (using
aerial photography) identified four potential anchialine pools in the vicinity of
the Site. Field observation has confirmed one of these as an anchialine pool.
The more common native decapod crustaceans (H. rubra, M. lohena) were
abundant in this pool.

Scenic Resources. The Puna Community Development Plan identifies the
Mango Road and Red Road as scenic roads. The trees along the Mango Road
are designated by ordinance as exceptional trees.

Cultural Practices. In ancient lore, Puna was known for several things: the ris-
ing sun (Kumukahi Point is the easternmost point in the Hawaiian Islands); the
association with Pele (volcanic activity); the groves of hala and masterfulness
of Puna’s hala weavers; cultivation of ‘awa; and the association with Kane (god
of sunlight, fresh water, verdant forest growth). The region encompassing the
Site was sparsely settled. No kuleana claims were made for any of the lands
within the Site; the Site consisted entirely of government lands. The Govemn-
ment sold or leased lands within the Site. The Wai’opae Pond in Kapoho and
the pond at Keahialaka were used to gather bait (opae ula). No traditional gath-
ering seemed to occur within the Site.

Population. The largest subdivisions within five miles of the Site include Nan-
awale Estates (4,289 lots), Leilani Estates (2,266), Kalapana Seaview Estates
(693), Kapoho Vacationland (489), Kehena beach Estates (199), Kaphoho
Beach Lots (185), Waawaa (177), and Lanipuna Gardens (118). Most of the lots
are vacant. The 1989 median family income in the Pahoa-Kalapana Census
Division was less than 60 percent of the County as a whole. Over 30 percent
had income below the poverty level, twice the rate of the County as a whole.
The median age of 31.4 years is the youngest in the County.

Economy. In the Pohoiki area, papaya farming and fishing are the major eco-
nomic activities. Unemployment in Hawaii County has been high, varying
between 8 and 11 percent over the past five years.

IMPACTS & MITIGATION Design Phase (Implementation by Owner’s Architect or Engineer):
MEASURES:

Water Quality Impacts

» Prepare erosion and sedimentation plans to prevent impacts to the coastal
water quality during construction (enforced by Grading and/or NPDES per-
mit).

Draft EIS Oneloa Onsen and Sports Complex Summary-3
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* Design drainage systems to utilize the golf course as a seepage area and
retention ponds.

Construction in Flood Zone

* Provide certifications required by the Flood Control Code (enforced by
Building Permit and Certificate of Occupancy).

istoric/Cultural Impacts
* Submit trail and archaeological sites restoration plans to the State Historic
Preservation Division for review.

* Consult with family members regarding treatment and long term protection
of the pa ilina (burial sites). Preserve the sites in place,

* Consult with Hawaiian groups in developing preservation plans for cultural
resources.

Impacts from Pesticides
* Utilize above ground storage tanks rather than underground storage tanks for
fueling needs (golf carts, maintenance vehicles, emergency generators, etc.).

* Provide a berm and a waterproof floor for maintenance buildings housing
fertilizers and biocides to contain any catastrophic leaks or spills.

. Include trees and shrubs around the perimeter of the target spray areas (golf

course and agricultural areas) to intercept drift. An adequate buffer (at least
100 feet) should be maintained between the target spray area and populated
areas.

Flora/Fauna Impacts

* Protect the remnant native forest and other trees such as kamani, niu, and
‘ulu.

Solid Waste Impacts

* Investigate feasibility of composting sludge for agricultural purposes.

Construction Phase (Implementation by Owner's Contractor):

Noise Impacts
* Comply with noise standards.

Water Quality Impacts

* Implement best management erosion control practices specified in construc-
tion documents,

Summary-4
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ALTERNATIVES:

Air Quality Impacts

» Implement dust control and traffic control-rerouting measures specified in
construction documents.

Operational Phase (Implementation by Owner’s management company):

Golf Course Impacts

» Implement water quality monitoring program and adjust golf course manage-
ment practices as necessary.

» Prepare a golf course maintenance plan with regards to the use of fertilizers,
biocides, and irrigation schedule to minimize or prevent environmental pol-
lution consistent with the practices taught at the certification school of the
National Association of Golf Course Superintendents.

= Compost green waste to the extent possible to minimize solid waste, and pro-
cess on the Site to the extent possible to minimize offsite transport of the raw
or processed material.

= Apply pesticides in a manner to prevent offsite drift of spray material (c.g.,
use coarse nozzle and low pressure spray equipment; use shielded or
shrouded sprayers; use thickener additives; use non-volative or low-volatile
chemicals; apply at lowest possible height during low wind speed conditions
when the wind direction will carry any drift away from populated areas.)

Historic/Cultural Impacts

» Provide interpretive programs to educate people on the historical background
of the lands, families, and customs of the area.

Economic Impacts
* Give hiring preferences to qualified native families and residents of Puna.

Flora/Fauna Impacts
» Remove and control noxious alien species from the native forest area.

Wastewater Impacts

» Operate the wastewater treatment plant in compliance with Department of
Health requirements; be prepared with emergency standby equipment and
procedures.

To avoid or reduce potentially adverse impacts, alternatives include:

No Project. Papaya farming would probably be reinstated. Pesticides and fertil-
izers would be comparable or exceed the levels for a goif course. There would
be no controls to protect the native forest on the Site.
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RELATIONSHIP TO LAND
USE PLANS, POLICIES, AND
CONTROLS:

UNAVOIDABLE IMPACTS
OR UNRESOLVED ISSUES:

36-Hole Golf Course. To reduce the scale of the project, the lodge, chalets, and
sports complex would be deleted from the site plan, The project would then
consist of only the commercial area that would be rezoned to Urban, and the
Agricultural pottion would be used only for a 36-hole golf course. The ability
to attract visitors would be significantly reduced. The opportunity to integrate
food and medicinal agricultural activity with onsite market demand uses would
be foregone.

Urban Zoning. To avoid any question on the appropriateness of a Special Permit
versus district boundary amendment, this alternative would rezone the entire
Site to Urban. With this rezoning, there would be less control on the actual uses
of the Site since any of the permitted uses in an urban zone would be aliowed,
Other areas in the vicinity could be encouraged to seek Urban rezoning.

Existing Designation:
State Land Use Classification. Agriculture,

General Plan: Orchards
Zoning: A-10a, A-1a

Permits Required: Special Permit, Use Permit (for the golf course), Grading,
NPDES, Subdivision, DOH wastewater treatment works approval, Plan
Approval

An unavoidable impact is the increased time to evacuate the region with the
Project in the event of a lava flow hazard, However, given the extent of advance
warning for lava flow hazards, the increased time would not jeopardize public
safety. For coastal evacuation due to tsunami or high waves, the Site would pro-
vide an alternate evacuation route and shelter since itis located above the tsu-
nami evacuation zone.

Summary-6
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INTRODUCTION

1.1 APPLICANT

The Applicant, A & O International Corporation ("A & Q" or "Applicant"), a Hawaii corporation,
proposes to construct a sports and weliness retreat.

1.2 PURPOSE OF THIS DOCUMENT

The Applicant’s action to improve a portion of a County road to mitigate anticipated project-
related traffic impacts triggers the environmental review requirements under Hawail Revised
Statutes Chapter 343.] The approving agency, which reviews the acceptability of the EIS, is the
County of Hawaii Planning Department.

This document has been compiled from published and unpublished studies, field investigations,
and input from various agencies and the community. Technical studies conducted specifically for

this project are included as appendices to this EIS.

The EIS process consists of the following steps:

1 EIS Preparation Notice and Consultation Period. During this initial phase of the EIS process, -

the EIS consultant prepared a summary document consisting of preliminary information
describing the project and environs. Availability of this document, called the EIS Preparation
Notice, was published in the May 8, 1998 QEQC Environmental Notice and mailed to various
organizations to notify interested persons that an EIS was being prepared for this project.
Publication in the Bulletin commenced a 30-day Consultation Period to receive comments that
ended on June 8, 1998. The Applicant agreed to extend the Consultation Period until August 23,
1998; the extension was published in the July 23, 1998 OEQC Environmental Notice. The
comments assisted in identifying the major issues to be addressed in the EIS.

1. Hawaii Revised Statutes §343-5(a)(6). In Kahana Sunset Owners Association v. County of Maui, 86 H.
66 (1997), an offsite drainage improvement within a County right-of-way to service a 300-unit residential
project triggered Chapter 343, Because the ancillary offsite improvement was part of a larger action and
a necessary precedent for the larger action, the scope of the environmental review was the entire proposed

project.
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§1.2 INTRODUCTION

2 Draft EIS. The Draft EIS compiles pertinent information on the project. It describes the —
proposed action, existing conditions, issues, and possible solutions (mitigation measures) or
alternatives to resolve the issues.

3 Public Review Period. The public has 45 days to review and comment on the Draft EIS. The
objective during this review period is to clarify, correct inaccuracies, resolve disputes, and/or
provide additional pertinent information.

4 Final EIS. The Final EIS incorporates the comments and any commitments made during the
review period. As a corprehensive record of information and concermns, the EIS serves as an
important decisionmaking reference,
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PROJECT
DESCRIPTION

2.1 LOCATION AND OWNERSHIP

The approximately 494-acre project site (“Site™) is located in Ahalanui, Oneloa, and Laepao’o,
Puna District, island and County of Hawaii (see Figure 1). The Site is mauka of the Kapoho-
Kalapana Road (Highway 137) and situated between the County’s Ahalanui Park and Isaac Hale
Park (Pohoiki Boat Landing) (see Figure 2). The TMK is 3rd/1-4-2:13 (see Figure 3).! The
Applicant owns the Site in fee simple.

2.2 EXISTING USES

Site. The Site is currently vacant.

Surrounding Areas. The surrounding uses are as follows (see Figure 4):

» North: vacant undeveloped land owned by Bishop Estate;

* South: papaya farms or fallow lands;

» East (makai): County Ahalanui Park (TMK 1-4-2:5, 6, 61) and vacant shoreline property;
» West (mauka): papaya farms or fallow lands.

1. The Site was consolidated in 1995 (Subdivision No. 696) from five scparate parcels (previous TMK: 1-4-
2:13, 14, 24, 69, 70).
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FIGURE 3. Tax Map
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PROJECT DESCRIPTION

FIGURE 4. Acrial Photograph of Project Site and Vicinity
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Date of Photograph: 1-24.93

Draft EIS Oneloa Onsen and Sports Complex

§2.2

[ ]



§2.3 PROJECT DESCRIPTION

2.3 PROJECT BACKGROUND

2.3.1 Previous Agricultural Use

Until the early 1990s, most of the Site had been used for growing papaya (see Figure 5), The
portion of the Site not used for Papaya was rugged lava and ohia forest.

2.3.2 Previous Development Plans

In 1990, the Applicant proposed to develop a 36-hole golf course with a clubhouse. Although golf
courses now require a County Use Permit within the agricultural districts, at the time of the
application a golf course was a permitted use in the County-zoned agricultural districts and only
required a grading permit.2 The County issued a grading permit for 450 acres of the Site, but
restricted grading on 150 acres of the approved 450 acres that were not previously used for papaya
until completion of an archaeological report and clearance from the State Eistoric Preservation
Division (SHPD).? The County granted extensions to the grading permit to enable completion of
the archaeological survey requirements. As designed by the golf course architect, the 450 acres
under the grading permit accommodated 30 of the 36 holes; the Applicant had planned to apply for
the permits for the balance of the planned golf course together with the proposed clubhouse.
Construction started, but stopped before completion.

2.3.3 Previous Archaeological Studies

Several archaeological studies were conducted for the Site to complete a 100% surface inventory
of the non-papaya area with selective subsurface testing (Kennedy et al., 1990, revised 199];
Fager and Rosendah), 1991; Dunn et al, 1994, revised 1995). SHPD approved the final inventory
survey report (Dunn et al, 1995) in June 19964 Prior to its approval, SHPD held a public meeting
on the findings of the inventory survey report on January 10, 1996 in Pahoa. SHPD still requires a
mitigation plan, consisting of a preservation plan and an archaeological data recovery plan, prior to
land alteration activities (see. further discussion in section 3.1.5 “Historic/Archaeological
Resources” on page 3-9),

2. Ordinance No. 90-105 amended Hawaii County Code Chapter 25 (zoning code) to require a Use Permit
for golf courses proposed in the agricultural districts,

3. Grading Permit No. 2551 required the contractor to clearly mark the boundary between the papaya and
non-papaya area, and prohibited the construction crews from driving through or parking on the non-
Ppapaya area,

4. Letter from SHPD (Don Hibbard, Administrator) to the Planning Department (Virginia Goldstein,
Director), dated June 17, 1996.
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§2.3.3

PROJECT DESCRIPTION
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FIGURE 5. Previous Papaya-Growing Area on the Project Site
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§2.3.4 PROJECT DESCRIPTION

2.3.4 Redesign

The Applicant reconsidered the previous project concept, and initially decided to reduce the golf
course from 36 to 27 holes and redesign the project to a more distinctive concept that has a better
fit with the Site’s relatively unique resources such as the geothermal groundwater, archaeological
resources, native forest, and rural setting. Based on comments received on the EIS Preparation
Notice during the Consuitation Period, the Applicant has decided to further reduce the golf course
to 18 holes by eliminating all the holes within the native forest area. The preserved native forest
area will have trails, and the understory will be used to cultivate awa (see section 2.5.7
“Agriculture, Equestrian Center, Open Space, and Trails” on page 2-13 for a more detailed
description).

2.4 PROJECT OBJECTIVES

The project objectives are as follows:

« provide a synergistic combination of sports and wellness facilities in a remote rural setting
conducive to healthy living, healing, restoration, and recuperation;

* create therapeutic hot baths from the naturally-occurring geothermai groundwater and a respect
and appreciation of the volcanic presence;

 provide a diversity of living arrangements from short-term lodge accommodations to longer-
term rental units to attract a market spectrum of visitors, retirees, training athletes, or
rehabilitating persons or athletes who require physical therapy;

* integrate the existing natural and historic/cultural features as assets in the site planning and
landscaping of the facilities and golf courses;

* integrate productive income-producing agricultural activities including orchard, herbal products
(medicinal and food), cut flowers, foliage, equestrian facilities, and others to enhance the rural
setting, promote the wellness and cultural heritage themes of the project, and provide support to
the restaurants and lodge;

» feature traditional healing practices, especially Hawaiian.

2.5 CONCEPTUAL PLAN

The project consists of the following components (see Figure 6 and Table 1):
» ‘Sports and health spa complex with onsen ponds

» Boutique lodge

* 18-hole championship golf course, driving range, and clubhouse

» Chalets

* Beach club

* Restaurant and retail complex

» Apriculture, equestrian center, open space, and trails.

Figure 7 on page 2-10 provides a conceptual image of the possible architectural style of these
facilities.
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FIGURE 7. Architectural Character Images of Proposed Facilities
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TABLE 1. Proposed Land Uses

PROJECT DESCRIPTION

§2.5.1

Boutique Lodge 40 units 9.9 99
Chalets 125 units 38.5 38.5
Sports/Spa Complex 27.0 270
indoor 65,000 s.f. 5.0
outdoor 22.0
Restaurant/Retail Complex 15,000 s.1. 3.0 " 3.0
Beach Club 30 units n.e 119
Equestrian Center 8,000 s.f. 35 3.5
18-Hole Cinder Golf Course, 223.0
Driving Range, Clubhouse
Clubhouse 50,000 s.f. 4.0 4.0
Golf course, driving range 219.0 219.0
Wastewater treatment plant 1.0 1.0
County Park/Open Space (2 30.0 30,0
sites)
Orchards and Trail System, 141.2 141.2
native forest with awa
cultivation
Roads 5.0 50
TOTAL 494.0 95.3 141.2 257.5
100% || 19% 29% 52%

Total open space (including the golf course and roadways) comprises 81% of the Site (398.7
acres). The native forest area is approximately 141.2 acres or 29% of the Site. The built-up
developed area of the Site comprises 19% (95.3 acres). The extensive natural arcas and open
space establish a rural remote ambience upon which the project concept depends.

2.5.1 Sports and Health Spa Complex

The Sports and Health Spa Complex is a physical training, therapy and wellness facility offering a
variety of indoor and outdoor activities. Indoor facilities within this approximately 65,000 square
foot, two-level facility, include a weight room, aerobic exercise area, racquetball and handball
courts, multi-purpose gymnasium, and men’s and women's fully equipped locker rooms. Outdoor
facilities include a 50-meter competition swimming pool and diving platforms, 9-court tennis
complex, a national and international competition track and field, a baseball complex to
accommodate three major league-size fields, and a meandering garden jogging path.

Drafi EIS Oneloa Onsen and Sports Complex 2-11
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§2.5.2 PROJECT DESCRIPTION

The therapy and wellness facilities include consultation, examination, and treatment rooms,
exercise area, men’s and women’s locker rooms, and a Hydro therapy area equipped with
whirlpool tanks and therapeutic pools. A modern spa-type onsen will be designed for fitness,
massaging, or relaxation. The facility will also provide such services as massages, facials, herbal
wraps and baths, sauna and steam baths, hair and beauty care, and holistic healing techniques.
Food and beverage amenities will offer a nutritious health-conscious menu. The facility will have
a garden of ethnic medicinal plants and encourage a cross-pollination of traditional healing with
western practices.

The architecture will reflect the indoor-outdoor Hawaiian-Mediterranean style that will
unobtrusively fit into the natural surroundings. Located at the upper elevation of the Site, the
facility will have sweeping views of the ocean, sloping hillside, and golf course.

2.5.2 Lodge

This small intimate Lodge will consist of 40 all-suite units. The thatched Hawaiian style single-
story bungalow units will be oriented along a meandering lava rock lagoon to take full advantage
of the soothing sounds and views of flowing water. Landscaping will ensure an oasis of privacy
for each unit.

The lodge will also include meeting facilities, traditional onsen baths, a swimming pool, jacuzzi,
snack bar, and restaurant. A two-story lobby building will have a restaurant on the upper level that
will have a commanding view of the complex and the ocean beyond. Landscaped paths will
conveniently connect the lodge to the Sports and Health Spa Complex.

FIGURE 8. Traditional Onsen

2.5.3 Golf Course

The 18-hole, par-72 championship Cinder Golf Course will wrap around volcanic cinder cones
and provide scenic vistas of the Puna slopes and coastline. The course will be open to the public
and will include a driving range.
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PROJECT DESCRIPTION §2.5.4

The clubhouse will be a two-level 50,000 square foot structure with a pro shop, restaurant, bar, and
meeting facilities. The clubhouse will be situated adjacent to the Sports and Health Spa Complex
to provide an additional amenity to the sports complex.

2.5.4 Chalets

Nestled between the fairways of the golf course, the 125-unit chalet will provide owner-occupied,
time-share, or longer-term rental accommodations. Each detached unit, approximately 2,500
square feet in size, will include a kitchen, living space, dining space, bedrooms, and outdoor
recreation area such as a private pool or garden terrace.

2.5.5 Beach Club

With the proposed realignment of the Kapoho-Kalapana Road, the beach club will have open
access to the shoreline areas. The beach club will include recreational and exercise facilities
(locker rooms, weight lifting, tennis courts, sand volleyball court, swimming pool, jacuzzi),
restaurant and pool-side snack bar, and meeting facilities. The beach club will also include 30
thatched-roof bungalow suites and a lobby. The site will be lushly landscaped to provide a colorful
tropical ambience, and to buffer the side fronting the realigned Kapoho-Kalapana Road.

2.5.6 Restaurant and Retail Center

The restaurant and retail center, approximately 15,000 square feet in floor area, will be
conveniently located along the realigned Kapoho-Kalapana Road. The design will reflect a quaint
village style intended to serve the guests, visitors passing through the area, and surrounding
residents. The center may include a restaurant, fast food outlet, service station, convenience store,
and a variety of retail establishments,

2.5.7 Agriculture, Equestrian Center, Open Space, and Trails

Agricultural areas, open space, and trails are planned to integrate with the sports and health
components of the development. The native forest area on the northern portion of the Site will be
preserved. Awa, a traditional Hawaiian medicinal plant that was historically grown in the area, will
be cultivated in the understory of the native forest. Trails through the forest will provide a cool,
peaceful, and educational experience. An interpretive program, including signs to identify and
explain the native plants and archaeological sites, will be strategically placed within the forest
area.

The golf course rough areas will be planted as orchards, which will add a unique identity to the
course. The orchard products will be marketed, but will also be open to the golfers to pick as they
golf. Herbal products will be cultivated on the Site to complement the wellness and therapy
programs to be conducted. A riding academy on the mauka end of the Site will provide equestrian
facilities complete with stables, feed and equipment areas, tack area, paddock, dressage area, and
manager’s quarters. A trail system will meander through the native forest area for use by
pedestrians, bikers, and horseriders. The trail system will provide access to the cultural and
archaeological interpretive features along the northeast portion of the Site, continue through the
native forest area to the open space area at the makai portion of the Site, and finally connect to the
Kapoho-Kalapana Road. The golf course irrigation system will also service the orchard and other
agricultural areas.
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g2.6 PROJECT DESCRIFTION

2.6 EcoNoMIC VIABILITY OF PROPOSED AGRICULTURAL
AcTnivity

Since the agricultural components are important features of the Project, this section summarizes an
economic analysis of the proposed agricultural activity. The study by Agricon Hawaii LLC is
included in Appendix C, “Oneloa Development Project: Agricultural Concept”. The proposed
agricultural activities range from amenities without direct monetary accounting (agricultural
landscaping), to commercial operations through a nonprofit entity (awa), to typical commercial
operations (commercial orchards, equestrian center). For the amenities-type landscaping
agricultural activity, the swudy identified potentially suitable plants. For the commercial
operations, including awa, the study provided a rough cashflow to demonstrate potential returns.

The findings of the study are summarized as follows:
« Agricultural fandscaping of the golf course

* Tropical fruit trees. Eight to ten trees of a selected variety would be planted at each hole.
Each hole would have a different tropical fruit tree variety. Golf course maintenance
personnel would maintain and harvest. The harvested fruit would be used within the
development (e.g., lodge, sports complex, golf clubhouse, beach club) and/or sold at the
retail outlet. The study identified the following trees that are interesting and suitable to the
Site conditions: atemoya, avocado, breadfruit, carambola (starfruit), fig, guava, jaboticaba,
jackfruit, limes, longan, lychee, mango, mangosteen, pulasan, rambutan, star apple,
strawberry guava, and white sapote.

+ Medicinal plants. Selected medicinal plants would be planted at various locations within the
golf course. Golf course maintenance personnel would maintain and harvest. The harvested
plants would be used within the development (e.g., lodge, sports complex). The study
identified the following Hawaiian medicinal plants that could be used for crafts or therapy
operations and are suitable to the Site conditions: awapuhi-huahiwi, hau, kamani, kukui,
noni, olena, olona, ti, wauke.

* Commercial orchards. The orchards would be located as contiguous blocks between the
fairways (i.e., the golf course “roughs™) and farmed with commercial techniques. There is
approximately 40 acres within the golf course that is accessible from the roadways without
crossing the golf course (see Figure 9). The fruit would be sold within the development and to
other markets. For the given Site conditions, the study identified the following trees that could
produce reasonable returns (listed in the order of the quickness of expected positive net returns):
carambola (year 3), limes (year 5), breadfruit (year 7), lychee (year 7), avocado (year 10),
mangosteen (year 10). In the long term at the end of 20 years, the most profitable crop based on
current prices would be the mangosteen, followed by carambola and limes.

* Native forest awa planting. Approximately 50 acres of the native forest would be planted with
awa using the forest as natural cover. Cuitivation methods will attempt to replicate the “old
style”. Community involvement would be encouraged to cultivate and harvest the crop. Any
profits would be shared with the community. The study projected potential positive returns
from the third year.

* Equestrian center. This 3.5- to S-acre facility would be leased to an independent experienced
organization that will operate the center. The center's functions would include trail rides
through the resort and periodic rodeo activity. The facility could hold 20 horses for trail riding.
In addition, residents from the area would be able to board horses and participate in the
activities at the center. The facility will fulfill a need for more multi-purpose equestrian
facilities, especially in East Hawaii.
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FIGURE 9. Potential Orchard Planting Areas within the Golf Course
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§2.7 PROJECT DESCRIPTION

2.7 COMMUNITY PROJECTS AND COMMITMENTS

To contribute to the community and mitigate potential impacts, the Applicant has committed to the
following:

To enhance the County’s Ahalanui Park:

» Dedicate to the County 11.242 acres across the street from the existing Ahalanui Park for
public parking and interpretation of archaeological sites;

+ Connect the County's wastewater facilities to the Project’s wastewater treatment plant;
To support native Hawaiian education and cultural practices:

» Commit to the mitigation measures set forth in this EIS related to archaeological and cultural
impacts (see section 3.1.5 “Historic/Archaeological Resources” on page 3-9 and section
3.2.1 “Cultural Impact” on page 3-29);

+« Work with an interested native Hawaiian group to cultivate the awa;

To invite community use of the project’s sports and health facilities:

* Open golfing facilities to public play;

* Aliow public access to the project’s trails;

» Offer special rates for community use of the sports complex facilities;

To provide offsite improvements proportionate to the impact caused by the Project, including:
* Contribute to the extension of the County water line (already done);

= Construct a 0.3 MG reservoir and dedicate to the Department of Water Supply;

+ Widen the Kapoho-Kalapana Road as required by the Department of Public Works;

» Reroute the segment of the Kapoho-Kalapana Road that is inundated by high waves and tides
and develop a pedestrian/bikeway within the existing road corridor;

+ Provide civil defense siren in accordance with requirements of the State or County Civil
Defense agencies.

The Applicant intends to commit to the above actions, as well a%propriate mitigation measures set
forth in this EIS, in a Development Agreement with the County.

5. A Devclopment Agreement is *“a written agreement for specified periods of time between the County,

any governmental entity or agency made a party thereto, and any person having a legal or equitable
interest in real property for the purpose of vesting the right te develop such property in accordance with
laws, ordinances, resolutions, rules, and policies of any governmental entity or agency made party to the
agreement in effect at the time such agreement is executed, and for the purpose of delineating
development requircments that may include, but are not limited to, affordable housing, design standards,
water allocations, dedications of real or personal property, on-site and off-site infrastructure and other
development related improvements and government services which shall be approved by resolution of
the County council and executed by the mayor on behalf of the County.” (Hawaii County Code §30-3).
The requirements and procedures for a Development Agreement are set forth in Hawaii County Code
Chapter 30 (Development Agreements) and County of Hawaii Office of the Mayor Rule 1 regarding
Development Agreements.
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PROJECT DESCRIPTION §2.8

2.8 TIMETABLE, COST, AND FINANCING

The estimated construction start is in the year 2002, with completion nearly two years later in
2004. The estimated construction cost is $82 million.

The Applicant will consider using the State of Hawaii Immmigrant Investor Program as a potential
equity funding source. The U.S. Immigration Act of 1990 created the Investor Visa Category
allowing qualified applicants to obtain Green Cards (lawful permanent resident status) through
investment in a U.S. enterprise.6 The federal law designated the State of Hawaii in its entirety as a
Regional Center to promote increased export sales, with the State Department of Business,
Economic Development and Tourism (DBEDT) as the Regional Center Authority.

Ten thousand (10,000) “green cards™ are available each year for foreign investors establishing a
“new commercial enterprise” in the U.S. The Investor must invest $1,000,000 in the enterprise, or
$500,000 in certain “targeted employment areas.” The Investor must also create at least 10 full-
time jobs for U.S. citizens or permanent residents, excluding the Investor’s spouse and children.

A “new commercial enterprise” is any lawful, for-profit business established after November 29,
1990 in which the Investor engages in a managerial or policy-making capacity. “Targeted
employment areas” are rural areas and areas where the unemployment rate is at least 1.5 times the
national average. DBEDT has designated all the neighbor isiands, except for certain parts of Hilo,
as targeted employment areas. Since the Site is within the targeted employment areas, Investors for
this Project would need to invest $500,000 and create 10 full-time jobs.

“Full-time employment” is defined as a position requiring a minimum of 35 working hours per
week. Two or more distinct, part-time positions do not count as a full-time position. As a Regional
Center, the 10 full-time jobs in Hawaii include direct and indirect jobs. DBEDT, as the Regional
Center Authority, assists in determining the number of indirect jobs based on multipliers derived
from econometric models and provides certifications to accompany Investor petitions that the job
creation requirements have been met.

When the Investor Visa Application is approved, the Investor, Investor’s spouse, and children
under 21 years of age receive conditional Permanent Residence (green cards) for a 2-year period.
During this conditional 2-year period, the Investor and family members may work and/or attend
school in the U.S,, and travel at will on temporary visits. At the end of the 2-year period, the
Investor and family members may remain Permanent Residents or seek U.S. citizenship, provided
that the commercial enterprise, including the 10 full-time jobs, has been maintained during the 2-
year period. There is no requirement that the enterprise make a profit. The Investor must have the
intent to continue with the enterprise when the Investor is granted full Permanent Resident status;
however, it is conceivable that the enterprise could be altered, terminated, or sold due to changes
in the business climate, changes in the Investor’s plans and circumstances, or other reasons.

6. See, generally, Department of Business, Economic Development and Tourism, State of Hawaii, State of
Hawaii Immigrant Investor Program: Information for Foreign Investors Seeking Qualifying Investments
in Hawaii, April 1997,
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§2.8 PROJECT DESCRIPTION
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L.

ENVIRONMENTAL
SETTING, IMPACTS, &
MITIGATION MEASURES

This chapter provides background information on the existing conditions, identifies potentiai
impacts, and suggests mitigation measures. The impacts are assessed according to the following
categories:

* No impact anticipated;

» Potentially beneficial;

= Potentially adverse;

« Requires mitigation; or

= Requires project modification.

3.1 PHysICAL CHARACTERISTICS
3.1.1 Climate

Setting

The median annual rainfall at the Site is approximately 78" (2000 mm). June is the driest average
month and November is the wettest, but the driest month on record is aJanu.ary.l

Information on wind conditions is extrapolated from statistical data on offshore winds from the
U.S. Naval Weather Service Command at a position of 20.9° north latitude and 156.0° west
longitude. This information is representative of conditions at the Site with predominant wind
directions from the northeast and east (over 70% of the year) (see Figure 10).2

1. State of Hawaii, Department of Land and Natural Resources. Rainfall Atlas of Hawai'i. Report R76,
1986 (monthly average rainfall based on gage station State Key No. 67.50).
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§3.1.3 ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES

FIGURE 10. Relationship of Wind Patterns and Site Plan
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Impacts and Mitigation

No impact anticipated-- the project will not alter the microclimate.

2. Siate of Hawaii, Department of Land and Natural Resources, An Inventory of Basic Water Resources
Data: Island of Hawaii. Report R34, 1970; U.S. Army Engineer District, Honolulu, Final Detailed
Project Report and Environmental Statement: Pohotki Bay Navigation Improvements, February 1978,
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ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES §3.1.2

3.1.2 Topography & Soils

Setting

The Site gently slopes from approximately elevation 20" at the makai boundary along the Kapoho-
Kalapana Road to approximately elevation 200 at the mauka boundary. The Soil Survey Report
classifies the soil as Malama extremely stony muck, 3 to 15% slopes (rtMAD) and Opihikao
extremely rocky muck, 3 to 25% slopes (rOPE).3 The Malama soils consist of well-drained, thin,
extremely stony orgaric soils over a’a lava, Permeability is rapid, runoff is very slow, and the
erosion hazard is slight. The Opihikao soils consists of well-drained, thin, organic soils over
pahoehoe lava bedrock. Rock outcrops occupy 30 to 50% of the area. The muck is rapidly
permeable. The lava is very slowly permeable, but water moves rapidly through the cracks.
Runoff is slow, and erosion hazard is slight.

The Soil Conservation Service rates the suitability of the soils for crops and pasture and other uses
on a system of I through VIII, the higher numerals indicating progressively greater limitations.
Both the Malama and Opihikao soils have a Land Capability rating of VII (“very severe limitations
that make them unsuited to cultivation and that restrict their use largely to pasture or range,
woodland, or wildlife.”)* The Land Study Bureau’s overall productivity rating for the Site is Class
D and E (Class A and B are considered prime agricultural lands) (see Figure 11). The State of
Hawaii Department of Agriculture's rating is “other” important agricultural lands, probably based
on the past use in papaya rather than the physical characteristics of the soil.

Impacts and Mitigation

Agricultural resources. Potentially beneficial. Although not considered prime agricultural lands, a
portion of the Site will be committed to orchards and the understory of the native forest will be
used for awa cultivation. Since the Site is considered marginal agricultural land (i.e., not Land
Study Bureau Class A or B), the proposed non-agricuitural uses would not impact prime
agricultural land resources.

Erodibility. No impact anticipated (long term); mitigation required (during construction). The
erosion hazard is slight for the soil types on the Site. Since the limits of grading would exceed five
acres, an NPDES permit would likely be required to minimize nonpoint source pollution of coastal
waters during construction. The County grading permit would also require best management
practices to control erosion and sedimentation.

3. USDA, Soil Survey of the Island of Hawaii, 1973, sheet 130.

4. Ibid., pp. 37, 43, 55,
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FIGURE 11. Land Study Bureau Soil Classification Map
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3.1.3 Natural Hazards
Setting

Flood and Coastal Hazards. The Flood Insurance Rate Map designates a small portion of the makai
areas of the Site in Zones VE (coastal high hazard) and AE (100-year flood hazard) (see Figure
12). The balance of the Site is not in the special flood hazard zone (Zone X). The base flood
elevation within the AE and VE zones on the Site is 19°. The flood hazard zone boundaries were

located relative to the conceptual site plan using the digitized Q3 Flood Data produced by the
Federal Emergency Management Agency (FEMA).

34 Drajr EIS Oneloa Onsen and Sports Complex
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§3.1.3 ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES

Volcanic and Earthquake Hazards. The United States Geological Survey (USGS) classifies the Site
as Lava Flow Hazard Zone 2, on a scale of ascending risk 9 to 1 (see Figure 13). Zone 1 consists of
the rift zone of Kilauea, Zone 2, which is downslope from the rift zone, is the area where lava
from the rift zone is most likely to flow. Pahoa town is also in Zone 2. The Building Code
designates the entire island of Hawaii in Earthquake Zone 3 and contains certain structural
requirements to address the relative seismic hazards.

FIGURE 13. Lava Flow Hazard Zones
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impacts and Mitigation

Flood Hazard. Mitigation required. No more than five of the proposed thirty beach club units will
be located within the AE zone. Since these units within the AE zone would be constructed where
the existing elevation is 20", the lowest enclosed floor would be above the base flood elevation of
19°. Tennis courts and a swimming pool are proposed within the VE zone. The Project’s architect,
engineer, and/or surveyor will certify compliance with the construction standards set forth in the
Flood Control Code (Hawaii County Code Chapter 27).5

5. Hawaii County Code §27-28 (standards for construction), §27-23 (standards for coastal high hazard
areas), and §27-17 (certification standards).

3-6 Draft EIS Oneloa Onxen and Sports Complex
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ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES §3.1.4

Volcanic Hazard. No impact anticipated. There are no restrictions to build in lava flow hazard
zones. The level of risk is comparable to any development in Pahoa town. Any development
within these zones is at the owner’s risk. The availability and cost of insurance is a business
decision.

Emergency Evacuation. Potentially adverse (for regional evacuation); potentially beneficial (for
coastal evacuation). The Project will attract more people to the area, which would be a concern in
emergency situations that require evacuation from the entire Pohoiki-Kapoho region. Such
emergency situations could arise from lava flows or possibly hurricane. For coastal evacuation
due to tsunamis or high waves, the Project would provide additional mauka escape routes and
shelter since the Site is above the tsunami evacuation zone (for more information on the roadway
capacities to accommodate evacuation, see section 3.3.1, “Roads and Traffic” on page 3-45).

3.1.4 Terrestrial Flora/Fauna

Setting

A biological reconnaissance survey of the Site described the vegetation as post-agricultural fallow
vegetation (mixed alien shrubland and grassland) and native-dominated forest and shrubland.®
The native-dominated section included lowland mesic forest dominated by ohia (Metrosideros
polymorpha) and hala (Pandanus tectorius) (see Figure 14). Stands of native alahe ‘e lowland dry
shrubland, a vegetation type considered rare and imperiled by the Hawai'i Natural Heritage
Program, were observed in the makai portion of the ‘Ahalanui section, mauka of the coastal road.
One relatively recent sighting of ‘ope‘ape ‘a (Hawaiian bat, Lasiurus cinereus semotus) along the
Pohoiki-Pahoa Road, and a report that ‘ic (Hawaiian hawk, Buteo solitarius) has been seen in the
area represent the only documentation of rare, threatened, or endangered vertebrates currently in
the area. While not in the study area, anchialine pools supporting a red shrimp (‘opae‘ula,
Metabetaeus lohena) are present in parcels immediately makai of the coastal road. The shrimp is a
“species of concern” (SOC) in U.S. Fish and Wildlife Service listings (for more information on
anchialine pools, see section 3.1.7, “Coastal Resources™ on page 3-19).

Impacts and Mitigation

Ohia/Hala Forest. Potentially beneficial. The proposed development is confined to the alien-
dominated mixed shrub and grassland and the alien-dominated forest areas. The resulting
preservation of the native forest will protect the existing native vegetation types and habitats for
the Hawaiian hawk and Hawaiian bat. The awa cultivation in the understory of the native forest
will attempt to replicate the practice used by the ancient Hawaiians in this area (see section 3.2.1,
“Cultural Impact” on page 3-29). One of the traditional methods placed the awa plants up in the
crotches of the ohia trees, making them epiphytic. The proposed plan also will incorporate as part
of the interpretive program the Kipaipai coconut grove and a portion of Kahaleolono agricultural
area, both containing remnant cultivated plants descended from past Hawaiian agricultural

plantings: pia (Tacca leontopetaloides), pi‘a (Dioscorea pentaphylla), noni (Merinda citrifolia), k¥
(Cordyline fruticosa), kukui (Aleurites moluccana), etc. As an ongoing managerial practice, the

forest stewards need to remove and control noxious alien species in the native vegetation.

6. The Nature Conservancy of Hawaii. Biological Reconnaissance of Portions of the Laepao’o, Oneloa and
Ahalanui Land Sections, Puna, Hawaii. Prepared for A&O International Corporation, February 1998,
(See Appendix D).
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FIGURE 14, Vegetation Types
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B Alien-dominated forest
Alien-dominated mixed shrub and grassland
Hala Coastal Mesic Forest (Preserved)
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ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES §3.1.5

Alahe’e Shrubland. No impact anticipated. The alahe’e habitat is within the Project’s open areas
that would be accessible by trails; a portion is within the area that the Applicant will dedicate to
the County as a parking lot for the County’s Ahalanui Park. Since the alahe’e habitat is in the same
area of the archaeological sites that will be preserved in place (refer to Figure 17, “Relationship of
Vegetation Types and Archaeological Sites,” on page 3-14), the alahe’e will provide a setting for
the interpretation of the natural and cultural values of the alahe’e and archaeological features.

3.1.5 Historic/Archaeological Resources

Setting

Archaeologists conducted a 100% reconnaissance survey for the non-papaya portion of the site.’
The survey identified 47 sites (see Figure 15). Several of the complexes consist primarily of
agricultural features. Other functional categories include habitation, ancillary habitation,
temporary habitation, boundary wall, burial, animal husbandry, and transportation. Carbon-based
dating suggest initial occupation occurred during the prehistoric period, possibly as early as AD
1250.

The archaeological study recommended the following treatments for the 47 sites (see Figure 16

and Table 2):

+ Not significant because their information has been already fully documented; no further work
necessary: 7 sites

» Significant for information value; further data collection only: 24 sites
» Contains human burials with cultural value; no further work with preservation *“as is”: 6 sites

» Contains human burials with significance for information and cultural values; further data
collection, followed by preservation “as is™: 4 sites

+ Significant information value representing an excellent site type example at the regional or
islandwide level; further data collection, followed by interpretation: 6 sites.

Impacts and Mitigation

Potentially beneficial (restored sites); no impact anticipated (burials). Since the Project will
preserve the native forest, and most of the significant archaeological sites are clustered within the
native forest, the significant sites will be preserved in place (see Figure 17). Additionally, the
Applicant will comply with all requirements related to burials, and ensure that adequate buffer
areas are provided (see Appendix D, “Archaeological Mitigation Plan for Oneloa Onsen & Sports

Complex™).

In areas outside the native forest, all significant sites will be preserved in place with adequate
buffers approved by the State Historic Preservation Division. Where designing around non-
significant sites is practically impossible, data recovery will be implemented in accordance with

7. Archacological Consultants of Hawaii, Inc. conducted the original survey for the Site in three phases
between April 4, 1989 and August 10, 1990. PHRI summarized this previous work and completed the
study in 1994 (Dunn, A. et al. Archaeological Inventory Survey: A&O Golf Course Project, Lands of
Ahalanui, Oneloa, and Lacpao’o, Puna District, Island of Hawaii. Prepared for A&O International

Corporation. February 1994) (see Appendix E).
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the State Historic Preservation Division’s requirements. The enforcement of acceptable mitigation —
measures can occur at Plan Approval at a time when the detailed site planning will be developed.

FIGURE 15. Archaeological Sites "
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ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES

TABLE 2, Archaeological Sites-- Treatment Recommendations

P b Yt

. ,m_. ) SRIETEAR e e gt e s
3SIH xzmm 322 .:a?i;s 1G et e LWE‘E R ‘%"ﬁé‘gﬁ%’nggwsxi;ﬁjf ' igs‘g'a%u
No preservahon necessary, further data collection
11899 A AD hearth temp. habitation
12007 A AD complex temp. habitation
12127 A AD complex residential
12129 A AOD complex residential
12132 A A0 complex residential
12133 A AOD complex residential
12135 A AD complex residential
12136 A AD complex residential
12137 A AQ complex multiple
12138 A A0 complex agftemnp. habitat
12139 A AOD complex agftemp. habitat
12141 A AO complex residential
12143 A AD platform habitation/ag
12144 A AD complex ag/temp. habitat
12158 A A0 complex ag
12159 A AC complex ag/temp, habitat
12160A A AD complex ag
12160B A AD complex ag
12185 A ACQ cave temp. habitation
12188 A AD complex temp. habitation
12572C A Al platform temp. habitation
12668 A AD cave temp. habitation
12704 A A0 cave temp. habitation
12724 A AQ cave temp. habitation
12774 A AD platform temp. habitation
Preservation with interpretation, further data collection
12125 ABC Al complex residential
12126 ABC Al complex residential
12128 ABC Al complex residential
12130 ABC Al complex residential
12161 ABC Al complex ag/ftemnp. habitat
12162 ABC Al trail transportation
Preservation as is, further data collection
12124 AC A2 complex residential
12131 AC A2 complex residential
12140 AC A2 complex residential
12154 AC A2 platform burial
No preservalion necessary, no further data collection
11565 X BO complex ag/lemp. habitat
11574 X BO cave temp. habitation
11926 X B0 cave temp. habitation
12699 X BO cave temp. habitation
3-12 Draft EIS Oneloa Onsen and Sports Complex
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ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES §3.1.5

TABLE 2. Archaeologicnl Sites-- Treatment Recommendntions -
H *‘ i1 'w i’.«:*ﬂSIéN Ic ‘-" NCE T REATNMBNTE ‘

PR AR N
FREYPE B

*mwﬁ. '?’x r-'w !'*aw BRI -,f'_mv.:.b Frrre S o e mams,.f.-w e WL
12726 BO cave temp habnauon
, 16178 x BO cave temp. habitation -
; Preservation as is, no further data collection i
: 12134 Xc B2 " cave burial
: 12145 XC B2 platform burial »
‘; 12146 XC B2 platform burial
| 12147 Xc B2 platform burial :
;j 12153 XC B2 platform burial »
1 12156 XC B2 cave tem. habitat/bur -
! 12148 platform ceremonial
; 12149 platform burial o
| 12150 platform burial |-
| 12151 platform burial
12152 platform burial i
; 12155 cave ancillary habitat L
1 12524 mound ag
; 12555 platform ancillary habitat i- :
12556 cave ancillary habitat i
f 12740 enclosure temporary habitat i
4‘ 12899B cave ancillary habitat i"‘
; 12901 platform burial Lo
16179 mod. outcrop ancillary habitat
Kahalcolono r
Kipaipa 1_
Trail
1. SIGNIFICANCE fal |
i X Imponant for information content; no further data collection necessary il f
! A Important for information content; further data collection necessary L
: B Excellent example of site type at local, regional, istand, sate, or national level
C Culturally significant
: 2. TREATMENT i
A Further data collection necessary : : i HE
B No further work necessary G
ONo preservation necessary :
{Preservation with interpretation —
2Preservation as is ;
-
?
i é
i
i [ 1%
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ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES §3.1.6

3.1.6 Groundwater Resource

Setting

The Site is situated in an area underlain by lavas extruded from the east rift zone of the Kilauea
volcano (see Figure 18). The slope of the water table indicates the general direction of
groundwater flow in an aquifer, and its gradient, or steepness, is an indication of either the rate of
flow or the permeabilily of the aquifer. Based on water levels from wells in the vicinity of the
Site, the groundwater slopes from the rift zone to the sea at a gradient of approximately 2 feet per
mile, which is less than the flow in the Hilo area (see Figure 19). The seaward flow through the
Site is estimated at 2 to 4 mgd. The groundwater passing through the Site is geothermally heated.
The discharge at shoreline pools near the Site has been measured at 31 degrees Celsius, compared
to 18 degrees Celsius near Hilo (see Figure 20).

A well, known as the Allison well (#2881-01), was drilled on the Site in 1973 for agricultural
purposes.? The pumped water showed a strong influence of geothermal activity, This warm,
chemically enriched pumped water, together with warm springs seeping at the shoreline, indicate
that the groundwater lens is highly altered everywhere beneath the Site. The Allison well
produced very brackish water.

Impacts and Mitigation

Effect on groundwater quantity. No impact anticipated. The high rainfall minimizes the need to
irrigate. Groundwater would be supplemented by wastewater reclamation for areas requiring
irrigation. The water for the onsen pools would be recirculated and flushed periodically; therefore,
the water demand will not be excessive.

Effect on groundwater quality. No impact anticipated. The brackish groundwater is not a suitable
potable source. Therefore, the use of reclaimed fresh wastewater for irrigation will not have an
adverse impact on any drinking water source. The thermal groundwater used for the onsen ponds
will be treated as necessary to meet health and sanitation requirements.

8. See Appendix G, “Hydrogeology of Oneloa, Hawaii”,
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FIGURE 20. Groundwater Temperatures
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ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES §31.7

3.1.7 Coastal Resources

Setting

Nearshore Physical and Biological Characteristics. The nearshore area fronting the Site is exposed
to long-period swells generated by storms in the north Pacific during the winter months and the
south Pacific in summer months, as well as northeast tradewind generated swells. Consequently,
the nearshore areas are subjected to extreme stress from wave impact and scouring of sediment
from wave action. The composition of coral reef communities is structured primarily in response
to physical forces of breaking waves.?

The nearshore bottom topography consists of three distinct zones:

* Shallow high wave energy zone (0-5 m). A solid relatively barren basalt platform slopes
gradually from the shoreline downward to a depth of approximately 3 meters, ending abruptly
in a small vertical cliff face that extends to a depth of approximately 5 meters. Corals are
relatively sparse in this habitat due to the energy of breaking waves. The only commonly
occurring corais were Pocillopora meandrina and Palythoa tuberculosa. This habitat provides
relatively little shelter for fishes. Fish species in this zone are common to high energy areas
(e.g., po’opa’a (Cimrhitus pinnulatus), moanoe (Parupeneus mutifasciatus), nenue (Kyphosus
biggibus), kikakapu (Chaetodon lunula and C. ornatissimus), omifu (Caranx melampygus),

others).

* Boulder-reef platform (5-20 m). At the bottom of the cliff, bottom topography consists of large
boulders interspersed over a steeply sloping basalt bottom. This boulder-reef platform zone
contains substantial cover of living reef corals, and a diverse community of invertebrates and
reef fish. The shallower area is predominantly covered by Pocillopora meadrina (up to 25% of
the bottom). This species is generally regarded as a “pioneering” species that occurs in areas too
harsh for other corals, which appears to be the case in this area due to the turbulence from
breaking waves. Other corals that occurred in this shallower area included small, flat
encrustations of Porites lobata and Montipora spp. On the outer portions of this zone, corals
become more abundant in terms of species diversity and percent coverage. Coral cover ranged
from approximately 35-50%, consisting of Porites lobata, Pocillopora meadrina, Montipora_
patula, M. flabeHata, M. verrucosa Leptastrea purpurea, Pavona varians and Porites
(Synararaea) canvexa. The growth forms of virtually all the corals consisted of flat
encrustations or low sturdy lobate structures, which are more break-resistant forms typically
found in habitats exposed to breaking waves. Because the shelter is well-developed, the
standing crops of fishes is greater here than in the other zones. Besides the species in the
shallower zone, this zone includes ala’ihi (Adioryx diadema and A. xantherythrus), menpachi
(Myripristes amaenus), aweoweo (Priacanthus cruentatus), upapalu (Apogon kallopterus), and
others. At the outer area of this zone, fish communities are dominated by schooling
surgeonfishes, parrotfishes and wrasses. Occasionally, juvenile green sea turtles (Chelonia_
mydas) were seen either resting under ledges or slowly swimming through the area.

* Deeper boulder zone (20+ m). At a depth of approximately 15 meters, a second drop-off occurs
extending to a depth of approximately 20 meters. At the bottom of this second drop, the bottom
structure consists of large lava boulders and blocks with sand and rubble channels which extend
seaward to abyssal depths, Coral cover consists largely of the branching coral Porites

9. The information on the nearshore physical, biological, and water quality characteristics is a summary of
a study conducted for this project by Marine Research Consultants (see Appendix F).
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compressa, which grows in interconnected thickets generally at depths below damaging wave
forces.

Nearshore Water Chemistry. Sampling stations were located along three transects perpendicular to
the shoreline fronting the Site, extending from the highest wash of the waves seaward for a
distance of approximately 200 meters (see Figure 21). For each transect, samples were collected in
tidepools and anchialine ponds landward of the shoreline, and five ocean samples. At each ocean
station, a surface sample (within approximately 10 cm of the surface) and boitom sample was
collected (except ocean stations within 5 m of the shoreline where no bottom samples were
collected). Samples were analyzed for compliance with State Department of Health Water Quality
Standards (total nitrogen, nitrate + nitrite nitrogen, ammonium, total phosphorus, chlorophyll a,
turbidity, temperature, pH, and salinity), biological activity indicator (orthophosphate
phosphorus), and degree of groundwater mixing indicator (silica).

Samples from the intertidal ponds and anchialine pools resulted in low salinity and high nutrient
concentrations, indicating a substantial influx of groundwater to the nearshore waters. At the
shoreline, however, salinity increases and nutrient concentrations drop radically by several orders
of magnitude. From a distance of 5 meters from the shoreline seaward, concentrations of nutrients
and salinity are nearly constant for the length of the transect. The results indicate that the
substantial wave energy rapidly mixes the freshwater to background ocean levels within 5 to 10
meters of the shoreline. Turbidity was also low on all the ocean samples. The input of freshwater
seems to be higher at the southern part of the shoreline fronting the Site.

None of the ocean samples exceeded the Water Quality Standards. Samples at the intertidal ponds
or anchialine pools along the southern or northern transects did exceed the standards for nutrient
indicators (nitrate + nitrite nitrogen, total phosphorous, chlorophyll a). These results indicate that
any existing anthropogenic input to the nearshore waters that may be reflected in the high nutrient
concentrations in the intertidal ponds are diluted by the turbulent mixing processes to the point that
the effect on the nearshore waters are very minimal.

Waves and currents. The shoreline fronting the Site faces the southeast and generally is subject toa
wave spectrum from the northeast clockwise to the southwest.!® The waves can be classified into a
few predominant wave types, distinguished by a range of wave heights, periods, and directions of
approach. Several wave types may occur simultaneously producing a very complex wave climate.
The three primary wave types are as follows:

« Northeast trade waves. These waves result from the strong tradewinds blowing from the
northeast over long fetches of open ocean.

+ Typical periods: 6 to 12 seconds
« Typical heights: 4 to 12 feet

« Typical occurrence: April through November, 90 to 95% of the time; remainder of the year,
55 to 65% of the time.

10. The information on waves and currents is from U.S. Army Engineer District, Final Detailed Project
Report and Environmental Statement: Pohoiki Bay Navigation Improvements, Pohoiki Bay, Hawaii,
February 1978.
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FIGURE 21. Coastal Water Quality Transect Locations
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« Southern swell. These waves are generated during the Antarctic winter months by strong winds
blowing over long fetches of the southern Pacific and Indian Oceans. After traveling thousands
of miles of open ocean, these waves arrive at the southern shores of the Hawaiian Islands as
long period swells.

« Typical periods: 14 to 22 seconds
= Typical heights: 1 to 4 feet

« Typical occurrence: 53% during the year, usually during the summer months from April to
October

« “Kona” storm waves. These waves are generated by local storms and fronts which generally
cause winds and waves from the south through the west. Although neither frequent nor
consistent, these winds may generate large destructive waves.

= Typical periods: 8 to 10 seconds
+ Typical heights: 10 to 15 feet

« Typical occurrence: In any year, Kona storms may occur several times or not at ail; they
occur most often in the winter months.

The net permanent drift from Cape Kumukahi to Keauhou Point is believed to be southwest, with
tidal currents that may flow northeast during low tides or any time in the presence of current
eddies.

Anchinline Pools. Anchialine pools lack surface connections to the sea, yet have measurable
salinities and dampened tidal fluctuations.!! These pools are topographic depressions that intersect
the groundwater. Anchialine pools should be distinguished from “open” coastal ponds that have
restricted or occasional surface connection to the sea.

In the open pond ecosystems, the faunal assemblage resembles marine and estuarine ecosystems.
In the anchialine pools, the faunal assemblages resemble estuarine ecosystems, but include a
distinctive assemblage of organisms. This distinct group of organisms have been classified into
epigeal organisms (those that require the sunlit part of the anchialine system) and hypogeal
organisms (those that occur in the illuminated part of the system but also spend extended periods
of time in the subterranean water table). Biota that may be considered rare and known only from
the anchialine habitat include hypogeal shrimp (Calliasmata pholidota, Procaris hawaiana,
Antecaridina lauensis), an epigeal shrimp (Palaemnella burnsi), a mollusc (Neritilia hawaiiensis),
and a moray eel (Gymnothorax hilonis). Most motile hypogeal anchialine fauna exhibit tidal and/
or nocturnal migration, emerging from the subterranean interstices to feed at night or high tide, and
retreating with daybreak or the falling tide.12 :

Factors that influence the quality of the anchialine pool as a habitat for the distinctive hypogeal
and epigeal biota include: temperature and salinity; type and amount of terrestrial vegetation
surrounding the pool; and susceptibility to ocean storms that can sweep in marine species that alter
the anchialine ecosystem. These factors differ between the wetter windward side of the island and

11.Maciolek, J.A. and R.E. Brock. Aquatic Survey of the Kona Coast Ponds, Hawaii Island. Sca grant
Advisory Report UNTHI-SEAGRANT-AR-74-04, April 1974.

12. Brock, R.E. An Assessment of the Conditions and Future of the Anchialine Pond Resources of the
Hawaiian Islands. Prepared for Transcontinental Development Co., August 1985.
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ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES §3.1.7

the drier leeward side. Because of the higher rainfall, anchialine pools on the windward side have
lower salinities and temperature (average 3.5 ppt for windward pools compared with 7.0 ppt for
leeward pools). Vertical stratification (temperature differences between the top layers and bottom
layers of water in the pool) in leeward pools average 12.6 ppt compared with 1.4 ppt for windward
pools. Temperatures positively correlate with salinity since both variables are influenced by the
movement and mixing of seawater into the groundwater lens-- i.e., the greater the mixing with the
cooler groundwater, the cooler the temperature and the lower the salinity. Because of the low
salinity of the windward pools, rare hypogean crustaceans were not observed and are not likely. In
fact, no rare decapod crustaceans have been found in waters with a salinity level less than 12 ppt.
Other more common rative decopod crustaceans have been observed in the low salinity pools
(Macrobrachium grandimanus, Halocaridina rubm, Palaemon debilis, Metabetagus lohena,
Metapograpsus thukuhar), as well as the rare eel (Gymnothorax hi]onis).m

The introduction of alien fish species have significant impacts on anchialine systems.
Topminnows (Poecilia reticulata) and mosquito fish (Gambusia affinis) directly prey on native
anchialine biota, as evidenced by examining the stornach contents of these fish. These fish also
indirectly initiate a change in the ecological succession of ponds by removing detrital feeders and
primary consumers such as Halocaridina, adding nutrients through defecation, and accelerating
sedimentation and senescence with the resulting increased algal and emergent vegetation biomass.
Indices of degraded pools in the presence of these alien fish species include overabundance of
macro and micro algae, deep biogenic sediments, and higher turbidity. !

A statewide inventory of anchialine ponds in 1987 by The Nature Conservancy of Hawaii
identified four potential ponds along the coastal areas makai of the Site.!S The identification of
these ponds were done by aerial photographs and required field inspections (which was not part of
the study) to confirm the characteristics of these ponds. A field observation in 1992 by The Nature
Conservancy confirmed that one of these four ponds was an anchialine pool consisting of 3-5
small pools separated from the ocean by a boulder berm (see Figure 22). Probably because of the
exposure to storm surf, the salinity (based on taste) seemed to be high (>10 ppt). These cluster of
pools were surrounded by alien-dominated vegetation that contributed abundant organic material
(falling leaves) to the pool. The Halocaridina rubra were abundant. The Metabetaeus lohena were
also abundant and preying on H. rubra and other small animals.There were also some snails
(probably native).

13.Chai, D. A Biophysical Inventory and Assessment of Anchialine Pools Along the Waiakea Coast, Hilo,
Hawaii. M.S. Thesis, University of Hawaii, August 1993.

14, Ibid.

15. The Nature Conservancy of Hawaii. Biological Database of Rare Species and Natural Communilies in
Anchialine Ponds of the State of Hawaii. Prepared for the County of Hawaii. June 1987.
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FIGURE 22. Anchialine Pools in the Vicinity of the Site
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ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES §3.1.7

Impacts and Mitigation

Since the Project is located away from the shoreline, the Project will not directly alter any
shoreline or nearshore resources. However, potential impacts to the marine environment and
anchialine pools could occur from the transport of contaminants through surface runoff
(sedimentation) or infiltration to the groundwater (fertilizer and pesticides).

Sedimentation. No impact anticipated. Grubbing and grading activities during construction are
potential sources of sedimentation. However, the County grading ordinance and the Department of
Health NPDES permit require the contractor to use best management practices to control erosion,
Should some erosion occur, the extremely high rates of mixing in the nearshore coastal waters
would rapidly flush the sediment from the area. A study of the effects of a resort development on
the nearshore waters compared the reef environments of a pristine area with an area off a resort.
The results of the survey showed the reef located off the resort in better condition than the pristine
area indicating that even if construction may temporarily increase suspended sediment, this
increase is insignificant compared with natural sediment loads to which reef communities are
naturally exposed. 16

Golf Irrigation and Fertilization. No impact anticipated. Golf course irrigation with treated
wastewater effluent supplemented with fertilization could increase nutrent loading of the
nearshore waters. When subjected to substantial increases in nutrients, eutrophication could result
(increased phytoplankton growth which results in increased turbidity and other effects). However,
such impacts are not likely to occur from the Project for several reasons (see Appendix F). The
nutrient uptake by the vegetation and soil on the golf course is substantial. A study of a golf course
that used wastewater effluent for irrigation reported that 98% of the total nitrogen and 100% of the
total phosphorous was taken up by the soil plant surface layer.” Chemical processes that account
for the uptake include incorporation into plant biomass, cation exchange, fixation and adsorption
on the soil, biological oxidation and denitrification. Even if some nutrients should leach to the
groundwater and be transported to the nearshore waters, the extremely high rates of mixing in the
nearshore waters promotes rapid dilution and water exchange. Residence time is probably on the
order of minutes to hours, so buildup of any nutrients is unlikely. Studies at ocean outfalls
discharging volumes of secondary treated effluent report beneficial impacts in terms of increased
fish populations resulting from increased particulate food.

Pest Control. No impact anticipated. A survey of 37 golf courses in 1990-91 reported that 30
different pesticides were being routinely used consisting of herbicides (78.4% of total use),
fungicides (15.9%), insecticides (3.7%), and algicides (1.9%).}® The herbicides were used
primarily for selective control of weeds on fairways and roughs, The fungicides and insecticides
were applied primarily to greens with spot treatments on fairways and tees. Algicides were used
primarily to control algal blooms in ponds, small drainage catchments, and other water elements of
golf courses. On average, the greater the amount of pesticides used, the better quality the turf.

16.Grigg, R.W. and S.J. Dollar. Environmental impact assessment of nearshore marine life at Princeville,
Kauai, Hawaii, 1980, cited in Appendix F.

17.Chang, Sy.K. and R.H.G. Young. An investigation into environmental effects of sewage effluent reuse at
the Kaneohe Marine Corps Air Station Klipper golf course. Tech. Mem Rep. No, 53, Water Resources
Research Center, University of Hawaii, 1977, cited in Appendix F.

18. Brennan, B.M., A.K. Higashi, C.L. Murdoch. Estimated pesticide Use on Golf Courses in Hawaii.
College of Tropical Agriculture and Human Resources, University of Hawaii, Research Extension Series

137, October 1992,

Draft EIS Oneloa Onsen and Sports Complex 3-25

e e—— .
R a2,

ot el B AR LT
Rt




§3.1.7 ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES

However, there were exceptions where a couple “excellent” courses used less pesticides per acre
than some “fair” courses. The correlation between rainfall and pesticide use was not strong. Golf
courses in medium rainfall areas (26-50 inches average annual rainfall) used slightly more
pesticides than courses in high rainfall areas (>50 inches average annual rainfall) and double the
amount of pesticides in dry areas (<26 inches average annual rainfall). Resort courses tended to
use more pesticides than municipal, military, and other private courses, probably due to the higher
maintenance budget at their disposal. All of the pesticides used on golf courses are registered for
use on food crops. Most are also available to homeowners. Of the 30 pesticides, only two have
been determined by EPA to be potentially hazardous enough to be registered as restricted-use
pesticides, i.e., they are not available to homeowners and may only be used by certified
applicators. The combined use of the restricted pesticides account for less than 2% of the total
pesticide use on golf courses, with no reported adverse effects. With the exception of simazine
(used on 18% of the surveyed courses), none of the other pesticides in use has been detected in
potable or nonpotable wells. None of the courses in Hawaii use Dacthal (DCPA) which a recent
EPA study reported as being present in wells on the mainland and shown to be directly correlated
with heavy use on golf courses and commercially maintained landscaping in urban areas. The low
amount of insecticide use is due to the use of biological agents, including parasites and predators.
Researchers studying the Waikoloa Anchialine Pond Preserve on the Kona coast have monitored
for pesticides from the golf course and have detected none.’

A study compared the pesticide use for golf courses with the pesticide use for sugarcane,
pineapple, and residential use, and reported that golf courses used less pesticides per acre than
pineapple and residences.?® The types of pesticides varied: sugarcane primarily used herbicides;
pineapple primarily used nematocides, with lesser amounts of herbicides, insecticides, and
fungicides; residences used primarily insecticides and herbicides; and golf courses used primarily
herbicides and fungicides, with a lesser amount of insecticides.

Although significant adverse impacts caused by the Project in terms of potential sedimentation,
nutrient loading, and pesticide leaching are not likely, compliance with the Department of Health’s
“Guidelines Applicable to Golf Courses in Hawaii” (August 1995, version 5) would mitigate
unforeseen impac.ts.21 To comply with the Guidelines, permit conditions can require the Applicant
to perform the following:

» Design Phase:
1 Establish baseline groundwater and coastal water quality.
2 Establish a groundwater and coastal water quality monitoring plan

3 Above ground storage tanks for fueling golf carts, maintenance vehicles, emergency power
generators, or other needs shall be used rather than underground storage tanks.

19. Brock, R.E. The impact of resort and golf course development on hawaii’s agriculture and environment.
Testimony for the Committee on Agriculture and Environmental Protection, March 5, 1992 {cited in
Brennan, et al, 1992).

20. State of Hawaii, Department of Agriculture, Pesticides Branch. Comparison of the Use of Pesticides:
Golf Course, Sugar Cane, Pincapples, and Urban Applications, Appendix G in State of Hawaii, Office of
State Planning, Golf course Development in Hawaii: Impacts and Policy Recommendations, January
1992,

21.For a copy of the guidelines, sec the Department of Health's comment letter in Appendix B, “Comments
and Responses to the EIS Preparation Notice".
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4 Buildings to house fertilizers and biocides shall have a waterproof floor and be bermed to a
height sufficient to contain catastrophic leak of all fluid containers.
* Construction Phase:
- 5 Utilize locally-produced compost and soil amendments if available.
6 Use best management practices to minimize soil runoff.

- * Operational Phase;

7 Comply with the Department of Health’s “Guidelines for the Treatment and Use of
Reclaimed Water”, November 2, 1993, as may be amended.

8 A golf course maintenance plan shall be prepared with regards to the use of fertilizers,
biocides, and irrigation schedule to minimize or prevent environmental poliution consistent 5
with the practices taught at the certification school of the National Association of Golf !

- Course Superintendents.

9 Green waste shall be composted to the extent possible to minimize solid waste, and shall be
processed on the Site to the extent possible to minimize offsite transport of the raw or
processed material.

10Apply pesticides in a manner to prevent offsite drift of spray material.

3.1.8 Air Quality
Setting

Existing sources of emissions in the vicinity primarily consist of vehicular emissions and possibly
pesticide drift from existing agricultural activities. No Department of Health air quality
- monitoring data exists for the area, but it is expected that State and National ambient air quality
standards are currently being met due to the absence of significant emission sources.

~ Impacts and Mitigation

- Construction Activity. No impact anticipated. Short-term impacts from fugitive dust could occur
during construction. Increased vehicular traffic during the construction and operational phases
will increase vehicular emissions. However, the increased levels should not exceed State or
— National standards for carbon monoxide.

- Pesticide Drift. Mitigation required. The primary concem in terms of air quality is the potential
: increase of pesticide drift from the proposed agricultural activities and golf course maintenance.
- The prevailing northeasterly trade winds during the day blow roughly mauka-makai across the
— Site. Downwind from the pesticide application areas (i.e., golf course and agricultural areas)
: would be the proposed chalets, lodge, and sports complex (refer to Figure 10 on page3-2). It
- would be in the operator’s best interest, therefore, to ensure that pesticide drift is avoided to the

extent possible.

Golf course and agricultural pesticides are typically applied by tractor-mounted spray bars or
portable sprayer units. The mixed solutions are applied under 20 to 40 pounds per square inch
" pressure to the target area by flat-fan type nozzles at about 1 to 3 feet above ground.

Drift from spray equipment can occur by two means: vapor drift and physical droplet drift. Vapor
drift occurs when a chemical vaporizes after being applied to the target area. The vapors may then
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be carried downwind. The amount of vaporization depends mostly on the ambient temperature
and volatility of the pesticide. Higher ambient temperature promote more vaporization. The
chemicals typically used have a low volatility within the temperature range at the Site. Thus,
vapor drift should not be a problem.

Physical droplet drift occurs when the wind carries spray particles away from the target area.
Smaller droplets are carried farther away by the wind. Spray equipment produce varying droplet
size, from large raindrop size droplets to small fog-sized mists. For the typical flat-fan nozzle
sprayer, 85% of the spray volume consists of droplets larger than 100 microns at 20 psi, and 70%
at 40 psi.22 Droplets smaller than 100 microns can drift several hundred to several thonsand feet
downwind from a spray height of 10 feet in a 3 mph wind.® Lower spray heights, lower
application pressures, use of thickeners, and use of nozzles producing larger droplets all reduce the
drift distance.

Mitigation measures include:

Design Phase. The landscape plan should include trees and shrubs around the perimeter of the
target spray areas (golf course and agricultural areas) to intercept drift. An adequate buffer (at
least 100 feet) should be maintained between the target spray area and populated areas.

Operational Phase. When spraying pesticides, the golf course operator and agricultural manager
should control drift by employing the following measures:

» use coarse nozzle and low pressure spray equipmeni;

» use shielded or shrouded sprayers;

« use thickener additives;

« use non-volative or low-volatile chemicals;

« apply at lowest possible height during low wind speed conditions when the wind direction will
carry any drift away from populated areas.

3.1.9 Noise
Setting

Existing ambient noise levels are typical of remote rural areas (less than 39 dBA).
Impacts and Mitigation

Operational Phase. No impact anticipated. Because of the relatively remote location of the Site,
there are no existing noise-sensitive areas in proximity to the Site.

22.Hofman, V, et al., “Spray Equipment and Calibration”. Cooperative Extension Service, North Dakota
State University, Fargo, North Dakota, Report No. AE73, revised, January 1986, cited in B.D. Neal and
Associates, Air Quality Study for the Proposed Villages at Hokukano project, North and south Kona,
Hawaii, December 1992, an appendix in the EIS for Villages at Hokukano.

23, Ibid.
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ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES §3.1.10

Construction Phase. Mitigation required. Noise during construction will be mitigated through
compliance with the Department of Health Community Noise Control Rules which define
maximum permissible noise levels for construction equipment.

3.1.10Scenic Resources

Setting

The County of Hawaii General Plan identified the Mango Groves along the Pahoa-Pohoiki Road
as an example of natural beauty in the Puna District.2® The Puna Community Development Plan
identifies the Mango Road and the Red Road as scenic roads, 26 The trees along the Mango Road
have been designated as exceptional trees.2”

Impacts and Mitigation

Mitigation required (Red Road). The widening of Red Road is an unavoidable impact. However,
the extent of the widening will be limited by the existing 30’-wide right-of-way (see section 3.3.1
“Roads and Traffic” on page 3-45 for more information). Landscaping along the Project’s
frontage will screen the views of the Project from the roadway.

No impact anticipated (Mango Road). The proposed conversion of Mango Road to one-way in the
mauka direction will accommodate the projected traffic increase without requiring any physical
changes to the Mango Road (see section 3.3.1 “Roads and Traffic” on page 3-45 for more

information).

3.2 SOCIOECONOMIC CHARACTERISTICS
3.2.1 Cultural Impact

The assessment of cultural impacts is pertinent to this project since the Site is not “fully
developed”. In Public Access Shoreline Hawaii v. Hawaii County Planning Comin’n, 79 Haw. 425
(Haw. 1995) (“PASH™), the Hawaii Supreme Court determined that areas that were not “fully
developed” could be subject to cultural, traditional or religious rights of native Hawatians. This
section summarizes the findings of the cultural impact study by Kepa Maly (see Appendix H)
("Cultural Impact Study”). The contents of this section and the Cultural Impact Study conform
with the Environmental Council’s “Guidelines for Assessing Cultural Impacts”.

24. Hawaii Administrative Rules Chapter 11-46,
25. County of Hawaii General Plan, Supporting Document, November 1989, p. 32.
26. Community Management Associates, Inc. Puna Community Development Plan. May 1995, p. 2-43.

27. Hawaii County Code § 14-65.

28. State of Hawaii, Environmental Council. Guidelines for Assessing Cultural Impacts. Adopted November
19, 1997,

Draft EIS Oneloa Onsen and Sports Complex 3-20

.......................... T —— e b amdaiing

-.tuhm_s.w:ta
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Methodology

The author of the Cultural Impact Study consulted the following sources of information:

* Historical documentary research. The archival resources included land documents (e.g.,
Hawaiian Land Commission Award records from the Mahele of 1848; Boundary Commission
Testimonies and Survey records of the Kingdom and Territory of Hawaii (c. 1874-76)), survey
and cartographic records, historic literature and journals (e.g., by D. Malo, 8. Kamakau, A.
Fornander, Thrum, Stokes and Dye, J.W. Coulter, M. Beckwith, Hudson, Barrere, Handy and
Handy with Pukui, Bevaqua and Dye, McEldowney, and other references as cited in the
Cultural Impact Study), native Hawaiian texts from Hawaiian language newspapers (translated
by the author of the Cultural Impact Study), and selected archaeological studies. Archival
resources were located in the collections of the Hawaii State Archives, Department of Land and
Natural Resources (Land Management Division, Survey Division, and Bureau of
Conveyances), Bishop Museum, University of Hawaii-Hilo Mookini Library, and private
collections. The archival historical documentary research was conducted primarily between
November 1997 to February 1998.

* Oral history interviews. Interviews were conducted with Hawaiian kupuna (elders) and
representatives of native families with generational residency ties to the lands of eastern Puna.
The interviews were conducted between November 1997 to July 1998. The primary focus of the
interviews was to elicit information from knowledgeable individuals regarding traditional
Hawaiian lore and practices (past and presently ongoing), spiritual beliefs, presence of
traditional sites, land and resource use, and ongoing subsistence practices within the Site. The
oral histories document the continuation of cultural practices and attachment to the area, handed
down through time from generation to generation. Interviewees were also encouraged to offer
recommendations for long term protection and interpretation of the cultural and natural
resources of the area. The interview records are the resuit of both formal tape-recorded
interviews and informal interviews for which hand-written notes were taken and later expanded.
All interview narratives (recorded and written) were reviewed by the interviewees for accuracy
and context, and released only with the interviewees’ consent. In the process of identifying
potential interviewees, the author of the Cultural Impact Study sought out individuals who: had
genealogical ties to the area (descended from families recorded as having early- to mid-1800s
residency ties to the land, or individuals descended from recipients of Land Grants); were old
enough to have heard first-hand from their elders some of the traditions, customs, practices, and
beliefs of the native residents of the land (generally born prior to 1930); were identified by
community members as possessing specific knowledge of lore or historical wisdom pertaining
to the lands, families, practices, and land use activities in the area; or were currently involved in
cultural and/or natural resource stewardship activities.

Because of the limited historical research resources for the particular ahupa’as in the vicinity of the
Site (i.e., Ahalanui, Laepa'o, and Oneloa), the scope of the Cultural Impact Study included
documentation from neighboring ahupua’a and larger Puna district in order to formulate a better
understanding of the general practices and customs of the native residents of the area.

Findings

Cultural Practices and Beliefs

In the ancient lore of the people of Hawaii, there are several things for which Puna is most famed:
rising of the sun; Pele and the geologic phenomena; the groves of hala (pandanus) with their
fragrant clusters of Aua hala (pandanus fruit borne on the female trees) and hinano (blossoms of
the male pandanus); growth of ‘awa (Piper methysticum); and Puna’s association with Kane, a
Hawaiian god and ancestor of the chiefs and commoners, a god of sunlight, fresh water, verdant
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growth, and forests. The relationship between Kane, the sun and Puna was significant throughout
the Hawaiian Islands. The people of Puna were known as master weavers of hala.

The god Kane, in his attributes as giver of light and life, plays an important role as healer, and
many native customs and practices of healing are associated with the sun rising from the east in
Puna. Cape Kumukabhi is the extreme eastern point of the whole island group.

Settlement Patterns

While the Puna study area generally receives ample rainfall (nearly 100 inches annually) and is
graced by mature forests which could shelter cultivated crops and provide natural resources
necessary to life, it was (and remains) also subject to the effects of volcanic and other geologic
phenomena. Thus, even with the pressures of growing populations, the ahupua’a of ‘Ahalanui-
Laepa’o-Oneloa and neighboring lands, may not have been actively sought out for long-term
residency and investment of labor resources until such time as population demands made it
absolutely necessary.

By the 12th-13th centuries, the lands of ‘Ahalanui-Laepao’o-Oneloa were being settled primarily
along the coast. The earliest archaeological site within the Site are c. AD 1250. By the 14th-16th
centuries, the population increased, requiring agricultural systems to expand upland. The ohana
(extended family) system of social, religious, political, and economic values linked coastal and
upland inhabitants. The stringent political and religious system introduced during the Pa’ao-Pili
migration gained increasing control in the islands. By the 16th-18th centuries, there evolved a
greater separation between the ali'i (chiefly class) and the maka’ainana (commoners). Also in the
early 16th century, the entire island of Hawai’i came under the rule of one chief, “‘Umi-a-Liloa, and
the native system of land management by district (moku-o-loko), smaller land divisions
(ahupua’a), and still smaller land units (e.g., ili, ko’ele, mala, and kihapai) was formalized. By the
time ‘Umi-a-Liloa came to rule the island ca. 1525, the island was divided into six districts (moku-
o-loko). Puna, the easternmost of the districts, was the only district that did not include a mountain
peak.

The ahupua’a extended from the mountain peaks, or in the case of Puna some other geologically
significant feature (e.g., rift zone or crater), to the ocean fisheries fronting the land unit. As long as
sufficient tribute was offered and kapu (restrictions) observed, the common people who lived in a
given ahupua’a had access to most of the resources within the ahupua’a from mountain slopes to
the ocean. These access rights were almost uniformly tied to residency on a particular land, and
camed as a result of taking responsibility for stewardship of the natural environment, and
supplying the needs of one’s ali’i.

The Mahele of 1848 divided all land in the Kingdom of Hawai'i into one of three categories:
Crown Lands (for the occupant of the throne), Government Lands, and Konohiki Lands.
Ownership rights to these lands were subject to the rights of the native tenants, i.e., those
individuals who lived on the land and worked it for their subsistence and the welfare of the chiefs.
The Land Commission was authorized to award fee simple title to all native tenants who could
prove their claim. The lands awarded to the hoa’aina became known as “Kuleana Lands” and were
numbered as Land Commission Awards (LCA). No kuleana claims were made for any of the lands
within the Site. The Site was entirely in Government Lands.

From time to time, portions of the Government Lands were sold to raise revenue to meet the
increasing costs of the Government. Purchasers of these lands were issued “Grants” or “Royal
Patent Grants.” These Grants differed from the Royal Patents issued upon Land Commission
Awards to konohikis. The grantees of Government Lands did not require an award from the Land

Commission.
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§3.2.1 ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES

Within the Site, the Government sold or leased the following lands (see Figure 23):
» Grant 2466 to Kuahewa and Kamakau

* Grant 1015 to Kahananui. A.D. Kanaaukahi, son of Kahananui, sold his interest (34 1/2 acres)
to Mele Hale. Mele Hale sold 4 acres to Maunakea. David Kapuaaloha Makuakane, grandfather
of Kahu John Kumukahi Makuakane, married twice, His first wife, Emily Kalaiwa'a
Kahananui-Makuakane (who passed away at a young age), descended from both the Kahananui
and Kalaiwa’a (see Grant 2982 below) lines.

» Grant 6845 (Right of Purchase Lease No. 424) to R. Napalapalai. Government granted a 999-
acre pastoral lease to Napalapalai under the Homestead Right of Purchase system of 1895. The
Government later repossessed the lands due to Napalapai's non-compliance with the conditions
of the lease. Napalapai was a cowboy for Parker Ranch. He lived on the Oneloa land from 1903
to 1906, then moved to Waimea. Upon appeal, the Government reinstated the lease to
Napalapai. Napalapai’s descendants sold the land to Jimmy Kealoha, who planted papayas.

» Remainder of unoccupied Government Lands rented to R. Rycroft in 1882 with the condition
that no trees to be cut down; rent disputed by J.E. Elderts who claimed to have entered into a
iease with the Government in 1871 with rent paid through 1883; Elderts later relinquished any
rights to the land for the sake of avoiding further conflicts with Rycroft.

Within the vicinity of the Site, the Govemment sold or leased the following lands:

* Makai of Site

« Grant 2982 to Kalauwaa (reserving the public place where canoes land). The Makuakane
family are descendents of Kalauwaa (generally written as Kalaiwa’a) (see Grant 1015
above).

» Grant 1016 to Peleula. Kaluhiwaha (residing at Ponahawai), widow and sole heir of Peleula,
granted the deed to the land to her grandchild, Ainaike; Ainaike and her parents sold the land
to R. Rycroft

» Grant 1001 to Kamakaimoku. Maunakea, son of Makaimoku, conveyed 4 acres to Mele -
Hale. Mele Hale conveyed this 4-acre parcel to her nephew, Laurence Rowe (of Honolulu).

+ School site {mauka of Kalauwa’s Grant). While it appears that a lot was confirmed, a school
-never opened there. Prior to the Mahele of 1848, the school for the area was at Puuala’a, but
by 1853 it had been moved to Pohoiki. In later years, the children walked to Kapoho.
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FIGURE 23. Government Land Grants
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§3.2.1 ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES

* South of Site (towards Kalapana)

* Grant 3670 to Rycroft. J. Kapukini had applied for a 4-acre purchase off the embayment of
Niehu. Although surveyed (see Fig. 10 in the Cultural Impact Study), the parcel was not
patented and later absorbed into Rycroft’s Grant No,. 3670. J. Kapukini’s daughter, Mele
Kapukini-Hale, lived in Rycroft’s house on that lot until her passing away in c. 1928, She
was John Hale’s grandmother.

* Grant 3209 to Rycroft
* Grant 3940 to Rycroft
* North of Site (towards Kapoho)

» Dickman. Although there is no record of a grant to A. Dickman, Lobenstein’s Reg. Map
1777 places Dickman’s house in Pu’ala’a just outside the Site boundaries. The map also
shows Dickman’s coffee patch situated mauka of the Site.

From the period of western contact throughout the 19th century, the population of Puna was in
continuous decline, In 1860, the population of Puna totaled 2,156, but by 1890 there were only 834
people. The Hawaiian families worked at trying to maintain their community.

In the late 1800s, Robert Rycroft moved to the Pohoiki area. He first went into the ‘awa shipping
business and built a landing at Pohoiki. He did well and bought land for a cattle business. He then
went into coffee and planted three hundred acres. The coffee venture was not a great success and
he sold his Puna holdings to a sugar syndicate. He moved to Honolulu in 1899.

Some native families in the Pohoiki vicinity tried to enter into coffee cultivation, and worked at
gaining a livelihood from the land. The closure of Rycroft’s business probably had a significant
impact on the remaining native residents. While families maintained attachments and short-term
residences on the land, for the most part, by the 1920s, only a few full time residents remained in
the ‘Ahalanui-Oneloa area. The names associated with this area include Hale (Grant 3670, Grant
1015, Grant 1001), Makuakane (Grant 1015 and Grant 2982), and Kuamo’o.

Cultural Resources

The records of surveyors, Boundary Commission proceedings, and other documentation indicate
that the lands in the vicinity of the Site were valued for groves of coconuts and breadfruit trees,
grew some of the best ‘awa, and that portions were used for pasture from at least the 1870s to the

1950s,

Regarding ‘awa, Hawaiian historian S.M. Kamakau wrote in the mid 1800s:

*‘Awa was one of the choice foods of the Planter. *Awa is a handsome plant, with nicely rounded leaves and
stems and shiny jointed sections. . . *Awa grows well on lands with plenty of rain, and on warm lands. . . From
of old there are places made famous by the intoxicating quality of their ‘awa, such as . . . Puna on Hawaii. In
places where wauke and dry taro are planted, ‘awa may also be planted. These plantings together with those of
bananas and sugar canes, were the pride of the farmer [Kamakau 1976:41],

The ‘awa was important as an offering in rituals, used in ceremonies, and in general use among the
people of the land. One of the varieties of ‘awa which grew in this region was also famous because
it reportedly grew in the branches of trees.

Past archaeological surveys have identified features in the vicinity of the Site:

* Holua slides. The region around Kapoho was wel} known for its holua slides for which the
steep slopes of the numerous cone craters were well adapted.
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* Agricultural patches. In the vicinity of the holua slide are former agricultural patches marked by
piles of stones cleared from the small plots. One agricultural field, called Hale-o-Lono, is of
particular significance. The name literally translated means “House-of-Lono”, a name
associated with the Hawaiian god Lono. These heiau were of the kind known as hoouluulu
(hoouluulu ai, to make food grow) and were to bring rain from heaven and the crops abundant,
bringing wealth to the people, blessing to the government, prosperity to the land.

* Kuaokala Heiau. No other information is known about this heiau other than the identification of
this site in Ahalanvi recorded in a 1929 article of Ka Hoku o Hawai’i. The name may be
literally translated as “Back-of-the-sun”, and as such, one might expect that it has some function
with the sun’s travels, and possibly the god Kane. The archaeological survey for this Project did
not identify any heiau within the Site. None of the oral history interviewees in the Cultural
Impact Study could recall any mention by kupunas of a heiau of that name or any heiau within
the Site.

* Ilina (graves). It was the general practice of those individuals who lived upon the land to bury
their departed family members near their place of residence; hence, many kuleana awards have
ilina associated with them. The burial rights of families survived the changing rule of kings and
chiefs. “With this right of the common people to the land is connected an inherent love of the
land of one’s birth inherited from one's ancestors, so that men do not wander from place to
place but remain on the land of their ancestors. . .” (Kamakau 1961:376 cited in Appendix H).

The Cultural Impact Study identified the following cultural resources based on the archival
research and oral histories:

* Alaloa and ala hele (regional and inner ahupua’a trail systems);
* Sites associated with permanent and temporary habitation activities:

* Sites associated with resource collection and stewardship practices. Fishing was an important
occupation. There are several ko’a ‘opelu (dedicated opelu fishing stations which were fed and
cared for) between ‘Ahalanui and Kezhialaka, One ko’a is in line with the “Maunakea Pond”
near the Oneloa-Laepao’o boundary fronting Kahinihini’ula Point. Each ko'a was cared for by a
particular family, and associated with the particular ahupua’a which it fronted. Traditionally, no
one from other lands would fish those ko'a, or at least asked permission and shared their catch.
The Hale family to this day fishes at the various ko’a. The bait used was ‘opae ‘ula, which was
gathered in the anchialine ponds of Wai’opae in Kapoho and in the pond at Keahialaka. Salt for
drying fish and other purposes was purchased rather than gathered. There were no good salt
making areas in the vicinity because of the wet climate. Unlike the ko'a, the rights to gather the
opae ula at the Wai’opae and Keahialaka Ponds seemed to be common to all; no permission
was required. The same type of common rights seem to apply to the canoe landing at Grant
2982 (the site of today’s County Ahalanui Park). No traditional gathering seemed to occur
within the Site. Any growing or gathering of ‘awa, lau hala, breadfruit, coconut, or cattle were
commercial endeavors under lease or purchase from the Government,

Impacts and Mitigation

Since most of the significant archaeological and cultural resources within the Site are located in
the remnant native forest portion of the Site, the Applicant’s commitment to preserve this area
avoids impacting these resources and provides a beneficial opportunity to restore and interpret

these resources.

The Cultural Impact Study recommended the following mitigation measures as suggested by the
oral history interviewees:
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Design Phase:
* Protection of resources

* Burial sites. Consult with family members regarding treatment and long term protection of
the pa ilina (burial sites). To the extent possible, preserve the sites in place.

» Other cultural resources. Consult with families of the land in developing preservation plans
for cultural resources,

* Native forest and trees. Protect the remnant native forest and other trees such as kamani, niu,
and ‘ulu.

* Ponds and fisheries. Protect the quality of the water, ponds, and fisheries.

Operational Phase:

* Interpretive programs. Provide opportunities to educate people on the historical background of
the lands, families, and customs of the area.

= Job opportunities. Provide work opportunities for native families and residents of Puna.

3.2.2 Social Impact

This section summarizes the findings of a socioeconomic impact study prepared for this Project by
Ron Terry, Ph.D. (see Appendix I) (“Socioeconomic Impact Study"). The development of resort
facilities in rural areas often results in a range of adverse and beneficial social impacts. Potential
impacts include losses of farmland, pressure on formerly uncrowded recreational or resource
areas, increase in traffic and noise, and unwelcome changes in the character of a community.
However, these impacts may not occur, or they may be offset by economic benefits, including:
growth in jobs, income, government revenues; larger and more accessible markets for local
products; and economic diversification, which in turn spin off positive social impacts. Other
social benefits such as improved recreational facilities and community diversification may also
result. This section focuses on the following potential impacts:

» Population growth and distribution;

» Community cohesion and sense of community;

* Effects on local businesses, agriculture, churches, and community activities;
» Recreational activities;

* Highway safety for bicyclists and pedestrians.

Population Impacts

Setting

Population in Puna is mainly widely dispersed in the so-called “substandard subdivisions,” not
clustered within towns or villages. The only true town in the study area is Pahoa, which has about
1,000 inhabitants, but over three dozen stores and service establishments, by far the majority of
storefront businesses in lower Puna. There was formerly a small village at Kapoho, but this was
destroyed in the 1960 eruption of Kilauea volcano. Major subdivisions are Hawaiian Paradise
Park (the most populous subdivision with over 4,000 residents but virtually no ¢ommercial or
industrial land use), Orchidland, Ainaloa, Hawaiian Beaches- Hawaiian Shores, Leilani Estates,
and Nanawale Estates. Several smaller residential/agricultural or agricultural subdivisions are also
present.
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The Site contains no homes, nor indeed any active land use,
park directly bordering the Site. The most prominent sub
within five miles of the proposed project, and the number o
Estates (4,289), Leilani Estates
(489), Kehena Beach Estates (199), Kapoho Beach Lot
Gardens (118 lots). Most lots in these subdivisions are
from less than 5 percent to over 50 percent.
scattered throughout other parts of lower Puna.

settlement at Opihikao, 5 miles west along the coas

near the coastal road near Pohoiki and Ahalanui,

The study area displays many
statistics (see Table 3). The me
less than 60 percent of that of th
below the poverty level, a rate o

(2,266), Kalapana Seavie

§3.2.2

and there are only a few homes and a
divisions (where most residents live)
flots in each, are as follows: Nanawale
w Estates (693), Kapoho Vacationland
s (185), Waawaa (177), and Lanipuna
vacant; residential occupancy rates vary
Various residential and agricultural lots are also

Most germane to the Project is the small

TABLE 3. Selected Socioeconomic Characteristics, by Districts?

tal road, and other individual homes along or

of the characteristics of a disadvantaged region in its census
dian family income in 1989 in the Pahoa-Kalapana Division was
e County as a whole. Over 30 percent of individuals had income
ver a twice as great as Hawaii County.
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Total Population 120,317 39,737 22,284

Pet, Caucasian 399 26.7 58.9

Pet. Asian 37.8 594 21.9

Pet. Hawaiian 19,2 12.6 16.4

Pct. Under 18 Years 28.7 27.2 264

Median Age 343 35.2 347

Pct. Over 65 Years 12.6 13.5 10.1

Pet, 10-64 Years With

Work

Disability/Mobility/Seif 13.0 19.9 9.5 22.6
Care Limit.

Pct. Do Not Speak English 7.7 12.9 12.1 8.5
Well

Pct. Over 25 Years With 7.7 78.4 86.0 75.1
High School Diploma

Pct. Over 16 Years in 64.2 62.1 70.7 57.3
Labor Force

Median Household $33,186 $29,967 $35,364 $18,360
Income

Pct, in Poverty 14.2 14.3 9.4 321
Pct. Lived in Hawaii 1985 35.1 91.4 73.1 85.8
& 1990

Pet, Owner Qccupied 61.1 62.6 55.1 713
Housing

Median Contract Rent $428 37 3644 $419
Value

Median Home Price $113,000 $110,700 $211,900 $68,300

1. Source: U.S. Bureau of the Census: *1950 Census of Po

pulation, Ge

neral Population Characieristics,

" 1990 CP-1-13 and 1990 Census of

Population, Housing, Summary Population and Housing Characteristics,” 1990 CPH-1-13. Note: Asian percentage includes non-Hawaiian

Pacific Islanders.
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About 25 percent of those age 25 years or over have less than a high school education, and 16
percent have a work disability, compared to 22.3 percent and 9.6 percent, respectively, for the
County as a whole.

Many of Puna's problems are related to the rudimentary infrastructure of its sprawling
subdivisions, which was well-suited for speculation but inadequate to serve the needs of the low
and middle income families who have come to occupy the district. Other problems often cited by
Puna residents are typical of disadvantaged communities: crime, unemployment, and lack of
public amenities such as recreational facilities.

The population of lower Puna has certain characteristics that would suggest a greater than average
demand for recreational facilities. The median age for the Kalapana-to-Hawaiian Beaches area is
31.4, as compared to 34.3 for Hawaii County and 35.2 for the Hilo District. Contributing to this
low median age (the lowest of all areas in the county) is the proportion of the population under 16,
which is at 30.9% as compared to 25.9% for Hawaii County as a whole.

Impacts and Mitigation

The total increase in resident population would be the sum of three components: new residents of
the Chalets; employees of the resort who choose to relocate to Lower Puna as a direct result of job
availability at the Project; and those who choose to relocate to Lower Puna as an indirect result of
the resort. This last category could include, for example, relatives of Chalet residents, retired
people who were drawn to settle in the area because of the ambience and amenities of the resort,
and those whose jobs are indirectly dependent upon income generated by the resort,

Chalet “Residents”. It is recognized that the Chalets would probably house a mixture of occupants:
persons who could be classified as hotel guests; second or vacation home owners who visit
seasonally or occasionally; short-term vacation renters; corporate guests; and more or less
permanent residents. The precise mix of occupants is difficult to predict. For the purposes of
analyzing the maximum possible population increase, these distinctions will not be employed, and
all occupants will be treated as “‘permanent””. Although it is likely that many if not most occupants
will be short-term, this assumption accounts for all of the additional “bodies” that will be added to
Puna's population, an important fact for the experience of everyday life of Puna residents.

If all 125 Chalet units are built, and County average of 3.15 residents per household obtained
(calculation based on data from the 1990 U.S. Census of Population), approximately 400 new
“residents” could be added to this area of Lower Puna. This figure assumes full build-out and 100
percent occupancy of the units, and may be considered an “extreme-case” scenario.

New Residents Drawn to Puna for Employment. The permanent operation of the Project could offer
full-time employment to as many as 410 people. Another more than 700 indirect and induced jobs
would also be produced. Indirect and induced jobs - e.g., wholesaler employees, travel agents,
schoolteachers, government workers - may be distributed throughout the region, state, and even
nation. For purposes of this analysis, it is assumed that no more than 300 of these positions would
represent employment in the Lower Puna area. The total number of new, permanent jobs would be
roughly 700.

The workforce of the Pahoa-Kalapana Division - which is just a portion of Lower Puna - is
approximately 2,000, based on an adult population of about 4,000, and a workforce participation
of something over 50 percent (see Table 3 on page 3-37). Assuming 10 percent unemployment,
there are at least 200 active job seekers in the area. However, not all of these individuals would
desire and/or be qualified for the type of jobs offered at the resort. There is an even larger pool of
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ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES §3.2.2

candidates for Project jobs among Puna residents who work in Hilo but would prefer a closer job,
residents from other areas of Lower Puna (e.g., Ainaloa, Hawaiian Paradise Park and Orchid Land
subdivision), and even residents from other areas of East Hawaii, where unemployment is also
high. Considering the large, underemployed labor force at and near the study area, there is little
doubt that jobs could easily be filled by “local” residents, although a certain number of project
employees, particularly managers and those with unusual skills (e.g., a golf professional) would
come from outside the region.

Some employees who did not already live in Lower Puna might choose to relocate to Lower Puna
for convenience of commuting, as those traveling from outside the area would face a one-way
commute of at least 20 miles. It is this fraction of the total workforce generated by the workforce
that could add to the number of households, and thus the population, of Lower Puna. There is
sufficient uncertainty in all the variables that would influence this figure that no reliable estimate
can really be given. However, given the chronic unemployment of the region and the large
workforce within easy commuting distance, it seems unlikely that any substantial population
increase would occur as a result of in-migration to Puna by job-seekers and their families. A
figure of 100 new residents is offered here.

Indirect Residents. The number of new residents drawn to the area for indirect reasons related to
the increased quality of life offered by the Project (as occurs at Disney World, for example) is
expected to be negligible. For the purposes of calculating an extreme-case scenario, a figure of 20
new residents attributable to indirect reasons is used.

Total Population Increase. Summing these three components yields a figure of just over 500 new
residents, most of whom would most likely be short-term occupants of the Chalets. It is this
additional population component that will require local services, add traffic to roadways, and
represent a market for local businesses. In the context of a region that had more than 6,700
residents in 1990 and is expected to contain at least twice that number by the year 2005, the
addition of approximately 500 people would not cause any substantial extra demand for general
public services, such as schools, fire and police protection, or parks in the general Lower Puna
region. It should again be emphasized that the large majority of this extra component will be
composed of short-term visitors.

Community ldentity and Cohesion

Setting

Puna is a juxtaposition of three historical influences: it is an area important area of Hawaiian
settlement and land use, played an important role in 15th and 20th century agriculture, and is
surrounded by typical “modemn” Puna subdivisions:

* Hawaiian community. Certain out-of-the-way locations in Lower Puna, particularly Kalapana
and Opihikao, retained Hawaiian settlement patterns, majority Hawaiian populations, and a
picturesque landscape that evoked the 19th century. The core of this area - Kalapana - was
devastated by the eruption of Kilauea from 1983 to the present.

* Plantation community. The Olaa Sugar Company centered in Keaau and the Puna Sugar
Company in Kapoho both began in 1899. Thousands of immigrants laborers built Keaau, Pahoa
and Kapoho into typical plantation communities with a distinctive early 20th century
streetscape reminiscent of earlier Old West boomtowns, which has been well preserved in
Pahoa.

* Substandard subdivisions. The final influence in Puna was the development of dozens of
subdivisions that eventually comprised over 50,000 residential lots. At first simply thought of
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§3.23 ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES

as vehicles for land speculation and technically classed within the Agricultural District, they
slowly began to attract a distinct assortment of residents: mainland retirees, recluses and
eccentrics; guava, papaya, and flower farmers; local families seeking an inexpensive
homestead; and “‘guerilla farmers” who took advantage of the dense cover of forest and ferns,
the warm, humid climate, and utter lack of law enforcement to cultivate marijuana; and finally,
commuters with jobs in Hilo. Unlike the residents of wealthy resort areas, many of these
mainland immigrants in this group are low- income, an example of a relatively recent
phenomenon in mainland immigrants to Hawaii (Crane 1992: 38). The subdivisions nearest to
Hilo are becoming bedroom communities for Hilo commuters who increasingly demand
upgraded services, including roads and utilities, which has to some extent integrated the district
with Hilo. Substantial portions of subdivisions such as Hawatian Paradise Park now have at
least the rudiments of urban infrastructure: paved roads, electricity, cable television, and County
water lines. Residents, the utility companies and the County are developing orderly plans to
complete this. More remote subdivisions retain the backwoods atmosphere of the early
subdivision era. Residents often have divided opinions concerning the benefits of infrastructure
“improvements.”

The multi-ethnic history has helped to create a strong sense of community identity evinced in both
the people and the landscape. Many native Hawaiian traditions, including cuisine, luau and pa‘ina
(ceremonial feasts), music and dance have been enthusiastically embraced by later arrivals. In
addition, many traditions of the Japanese, Chinese, Filipino, Portuguese and Korean immigrant
plantation workers have also been perpetuated. Such enduring phenomena as burial societies,
lending organizations, religious groups and labor movements evolved from the everyday life of
such ethnic groups in the plantation camps. Most long-time Hawaii (kama'aina) families trace
their roots to such beginnings and share many deep and wide-ranging bonds. Newer residents of
the area, particularly those from the mainland, do not share such links. Nevertheless, the
celebration of this heritage in such events as hula festivals, plantation days and rodeos is
enthusiastically supported by old-timer and newcomer alike.

The sense of community is experiencing ever-more rapid change as new residents (and their
values) from outside the Big Island are gradually incorporated. Kama'aina residents often express
a longing for the old days and a fear of being disenfranchised. Many towns and villages
(particularly in West Hawaii) have been transformed from charming local settlements into bustling
visitor and residential communities with numerous wealthy, transplanted mainlanders whose
influence in community affairs is not related to their family connection to the land.

Impacts and Mitigation

The Project will unavoidably change the character of the area. Whether this change is considered
adverse or beneficial differs among the Puna residents. Some look forward 1o the employment
opportunities, the recreation facilities, and traditional healing plants and practices that the Project
hopes to incorporate, Others believe the golf course will degrade the ponds and coastal waters, will
change the laid-back ambience of the area, or increase traffic.

3.2.3 Economic Impact

Setting

Economic Contributions of Tourism and Foreign Investment. Hawaii's economy is based on tour-
ism, construction, services, military expenditures and agriculture. The Gross State Product
increased at an annual rate of 3.9 percent during the 1970s and at 3.2 percent during the 1980s in
real terms (adjusted for inflation). Largely responsible was the related growth in tourism and
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ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES §3.2.3

foreign investment. Direct visitor-related spending increased at an average rate of 14 percent per
year during this period. Foreign investment grew from less than $150 million in 1985 to more than
$2.7 billion in 1989. However, there has been little or no growth in tourism during the 1990s, and
a sharp decline in foreign investment. In 1995, direct visitor spending contributed about $11.4
billion to the Gross State Product, nearly the same as 1991. The collapse of Japan’s “bubble”
economy in the early 1990s ushered in an era of stagnant foreign investment averaging less than $1
billion per year between 1992 and 1994, Not surprisingly, the rate of growth in the Gross State
Product after 1990 has been only 0.38 percent annually in real terms.

Per capita income followed suit. It increased at an average rate of 1.6 percent per year during the
1970s and at an average annual rate of 1.9 percent during the 1980s, then it fell as the GSP growth
rate declined. During 1990-96, the average annual rate of per capita income was minus 0.65
percent in real terms. This means that in 1996, people in Hawaii were worse-off compared with
1990.

Economic Conditions of Hawaii County, The economy of the Big Island, historically based on
agriculture but now more dependent on tourism, has not yet recovered from the statewide slump
that began in 1991. In addition to drops in tourism and foreign investment, the sugar industry
began its rapid collapse after a century of dominating the islands’s economy. Growth rates
declined from double digits in the late 1980s to 2.6 percent in the period from 1990-1994.

Since 1991, visitor number increases in West Hawaii have contributed to a small degree of
recovery, although investors leery of the hotel/condo glut of the last five years have been slow to
implement further ventures. The Four Seasons, which opened in 1997, was the first major new
hotel to open in nearly five years. Direct flights from Japan to Kona began in 1996, and have
subsequently increased in number. Economic diversification in West Hawaii is evidenced by
technology industries centered on the Natural Energy Laboratory-Hawaii and astronomical base
facilities in Waimea, diversified agriculture, and services.

East Hawaii's economy presents a different picture. With the domino-like failure of the sugar
plantations, roughly a thousand former workers were left with few economic options. Almost
60,000 acres were taken out of production. The closing of Ka'u Sugar in 1996 marked the end of
the sugar plantation era on the Big Island.

Today, County and State government, the University of Hawaii at Hilo, several astronomy bases,
and diversified agriculture anchor the economy. Timber operations, particularly those using fiber
trees, are being developed on former sugar lands. Ranching continues to be a major industry, with
over 520 million in annual sales. East Hawaii is noted for its lush tropical agriculture; anthurium,
papaya, orchid, foliage, banana, and ginger, among others. While such farms may sometimes be
lucrative, the constant battle against invading pests has sapped much of the profit from these
ventures.

Economic Conditions of Puna, The economic structure of the Puna District has changed greatly
since the era when sugar cane plantations dominated the landscape. The Technical Reference
Report, Puna Community Development Plan (Community Management Associates, Inc. 1992)
showed that in 1980, 36.3 percent of the Puna population were in the labor force. Of the total, 15.4
percent were managerial, 21.6 percent were involved in technical, sales, or administrative work,
13.0 percent were in service occupations, 15.8 percent in farming, forestry, or fishing, 15.1 percent
in precision production, crafts, or repair work, and 6.2 percent were operators, fabricators, or
laborers. Govemment workers made up 19.0 percent of the total, self-employed workers were
14.6 percent, and the remainder, 65.9 percent, were private wage and salary workers. Puna had
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§3.2.3 ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES

and continues to have a diverse economy, even if many of the jobs are actually situated in Hilo. In
contrast with former years, small businesses employ more workers than any large company.

In the direct study area (Pohoiki), papaya farming and fishing are the major economic activities.
Between 1988 and 1997, papaya on Big Island has consistently yielded approximately $13 million
annually in economic returns from about 250 farms harvesting more than 2,000 acres (Source:
Hawaii County Data Book, var. years, Hawaii County Research and Development Department),

Fishermen from Puna and to some extent from around the island make frequent use of the Pohoiki
Small Boat Launch, as it iz the only launching facility in the district. In 1996, 82 commercial
fishing licenses were held by fishermen using this landing - an increase of more than 30 percent
since 1994. In the fiscal years 1994-1996, the value of the catch has consistently exceeded $1.0
million/year. The major component of the catch is tuna on handline, with trolling, bottom
handline, dive and other catch types accounting for less than 10 percent of the value. During the
1980s and 1990s, the Puna catch accounted for between 15 and 20 percent by weight of various
commercial pelagic fish {(especially ahi, ono, and swordfish) caught in the entire state of Hawaii.
(Sources: Puna Community Development Plan Technical Report [PCDP-Tech] Community
Management Associates 1992; Commercial Fish Landings by Island, State of Hawaii, var. years
[Hawaii State Department of Land and Natural Resources, Division of Aquatic Resources];
Hawaii County Data Book, var. years [Hawaii County Research and Development Department];
State of Hawaii Data Book, var. years [Hawaii State Department of Business, Tourism and
Economic Development]).

Unemployment. Unemployment rates in the last five years in Hawaii County have been high,
varying between 8 and 11 percent for most of the period. Each month between April and August
1997 (inclusive), the unemployment rate was above 10 percent. As of March 1998, the rate for
Hawaii County was 8.3 percent, and that for the state of the whole is 5.5 percent (Source: Hawaii
Department of Labor and Industrial Relations monthly reports). In East Hawaii, the situation is
worse than these statistics reveal, since West Hawaii accounts for many of the jobs and has a
tighter labor market than East Hawaii. In addition, many Puna residents are not eligible for
unemployment compensation and/or are discouraged and not actively seeking work. It is
generally agreed by residents and agency officials that the lack of empioyment is a severe problem
in Puna, a district with many residents and few sources of employment.

Impacts and Mitigation

Employment and Income. The Project will generate direct, indirect, and induced employment

opportunities during the construction and operational phases. Indirect jobs are those created by the
local companies as a result of the project activities in the local economy. For example, the resort
will purchase construction materials and services from Iocal businesses, that will in turn require
workers to fill this demand. Induced jobs, which occur because of the consumption expenditures
of project workers, will also be created. The tendency of new investments to cause a large,
rippling effect through the economy is known as the multiplier effect, and it typically ends up
generating two to three times as many jobs as those produced directly.

The construction cost of the $81 million Project will require approximately 1,089 workers
averaged over the two-year construction period. According to the State's latest input-output
model, every new full-time job in the construction industry generates 2.07 additional full-time
Jjobs. Hence, during construction, the direct employment of 1,089 workers would create an
additional 2,253 indirect jobs. The total direct payroll during the construction phase will be
approximately $32.6 million. The direct and indirect employment would generate an additional
$27.1 miilion of employment income,
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ENVIRGNMENTAL SETTING, IMPACTS, & MITIGATION MEASURES §3.24

During the operational phase, the estimated number of jobs for the proposed Project-related resort,
commercial, and agricultural activities is 410 full time, permanent direct jobs. Multiplier effects
would generate an additional 704 indirect and induced jobs, for a total of 1,1 14 jobs. These direct,
indirect, and induced jobs during the operational phase would contribute to an additional income
of $14.8 million annually during the lifetime of the resort.

Fiscal Impact. State revenues from the construction phase of the project will be derived from
general excise tax, materials tax, conveyance tax, and income tax. During construction, about $6.8
million per year in total state revenues would be produced from taxes on construction materials,
income tax, general excise tax, and conveyance tax. Very little state expenditure will occur
because of construction itself, and therefore these tax revenues can essentially be considered a
one-time gain,

During the operational phase, State revenue would be derived from general excise tax, hotel room
tax, and income tax. Itis expected that approximately $2.58 million annually would be generated
annually. State expenditures would occur during operation because visitors would require services
supplied by State government; e.g., State parks, airports, etc. The State estimates that it spends
$936 annually per visitor-year (the total number of visitor years in any specific area is the total of
the daily visitor counts for a year divided by the number of days in a year). With an expected daily
visitor count of 366, the State would expend about $342,000. Comparing revenues to expenditures
yields a benefit/cost ratio of about 7.6.

The County will also derive revenue from the operation of the resort, in the form of real property
taxes, its percentage share of the T.A.T. (Transient Accommodation Tax or room tax), and to a
lesser extent, state/federal grants and other taxes. Total expected annual revenues would be
approximately $1.16 million. The County estimates that it expends about $591 per visitor-year, for
a total expenditure of $216,000. Comparing revenues to expenditures yields a benefit/cost ratio of
about 5.4,

e
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$0 $34M
{Construction)
Permanent 1,114 5148 M $0.342 M $2.58 M
(Cperation)
Benefit/Cost Ratio: 7.6 . 54

1. Jobs include direct, indirect, and induced jobs.

3.2.4 Cumulative Impacts

“Cumulative impact” is the impact on the environment which results from the incremental impact
of the groposed action when added to other past, present, and reasonably foreseeable future
actions.2’ Of particular concern is the impact of the proposed actions-- together with similar past,
present, and reasonably foreseeable future actions-- on the following resources:

29.Council on Environmental Quality. Considering Cumulative Effects Under the National Environmental
Policy Act, January 1997,
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+ Past, present, and future urban growth and the potential change to the rural character.

 Past, present, and future nutrient and pesticide leaching to the groundwater, anchialine pools,
and coastal waters.

* Past, present, and future demand on public services and infrastructure.

Urban Growth and Rural Character. The only past larger scale urban-type development in the
Kapoho-Pohoiki area is the Vacationlands subdivision created in the 1960s. Since then, there has
been very little urban development in this area due to the lack of employment centers, the lack of
safe swimming beaches, and the lava hazard zone. The proposed project will provide employment
opportunities; however, the Applicant will commit to give preference to qualified area residents.
New development that may be stimulated by the proposed project would need to overcome two
major deterrents to urban growth in the area: the lava hazard zones and zoning. The proposed
project is unique from other urban projects in that the geothermal groundwater is an asset to the
project that offsets the lava hazard risk.

The zoning is controlled by the government and community. The Special Use Permit tailors and
restricts the permitted uses to those set forth in the application. If the Applicant sought Urban
zoning for the entire Project, a broad range of urban uses set forth in the zoning code would be
permitted. This large rezoning would create a greater stimulus for future urban growth. Currently,
there are no known proposed urban-type developments in the near future within the Kapoho-
Pohoiki area.

Groundwater and Coastal Water Quality. The Vacationilands subdivision impacts the coastal waters
by its concentrated discharge of cesspool seepage. By installing a centralized wastewater
collection and treatment system, the proposed Project will not add to the problems caused by
cesspool seepage. Agricultural activity is also a source of potential impact to the groundwater and/
or coastal water quality. Past agricultural activity within the Kapoho-Pohoiki area, especially
papaya growing, has not caused any known impacts to the groundwater or coastal water quality.
The proposed golf course will use less pesticides and fertilizer than the previously planted papaya
on the Site. Monitoring of the groundwater, anchialine pools, and coastal waters would provide
further assurance that any impacts, if detected, would be mitigated (see section 3.1.6,
“Groundwater Resource” on page 3-15 and section 3.1.7, “Coastal Resources™ on page 3-19).

Public Facilities and Infrastructure Capacity. The project will not create oversized County
infrastructure in terms of road or water improvements that would encourage future development.
Road improvements have been minimized to address safety and emergency evacuation concerns,
while maintaining the rural character. Red Road is of particular concemn in terms of maintaining a
rural character. The proposed improvements, which are less than the existing County standards,
include limited widening of Red Road to allow two-way traffic and improved emergency response
(see section 3.3.1, “Roads and Traffic” on page 3-45). As for park facilities, the Applicant will
dedicate additional parking area for the popular Ahalanui Beach Park to accommodate any
increased demand by the Project’s visitors (see section 3.3.7, “Recreation” on page 3-55; see also
section 2.7, “Community Projects and Commitments’ on page 2-16).
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ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES §3.3

3.3 PusLIC FACILITIES, UTILIMES, AND SERVICES

3.3.1 Roads and Traffic

Setting

Access to the Site is from the Pahoa-Kapoho Road (Highway 132) and the Pahoa-Pohoiki (Mango
Grove) Road. Both roads connect to the coastal road known as the Kapoho-Kalapana Road
(Highway 137), also known as the Red Cinder Road. All non-local traffic enters this general
region through the Pahoa Bypass (Highway 130) and Pahoa-Kapoho Road junction near Pahoa
Town (see Figure 24).

Impacts and Mitigation

Offsite Traffic Impacts. No impact anticipated. The projected increase in traffic from the Project is
about 160 vehicles during the moming peak hour and 135 vehicles during the afternoon peak hour
for eastbound traffic (towards the Project) with a comparable increase for westbound traffic (from
the Project).>® This increase would lower the level of service (LOS) for both the Pahoa Bypass
and Pahoa-Kapoho Highway from LOS B without the Project to LOS C with the Project. For the
Junction of these two roads, the LOS of this unsignalized intersection is as follows:

Pilsdncihy Ay BTSN S Ay
LR oL |55 : 5
AM Peak Hour

\ o
l

L R

2005 raffic assignment (without Project) B B

2005 traffic assignment (with Project) B C
eak Hou

2005 traffic assignment (without Project) C C

2005 rraffic assignment (with Project) D D

Since LOS C and D are still within the acceptable capacity of these highways and intersection, the
Project will not require improvements to these highways or the intersection,

Red Cinder Road Improvements. Mitigation required. Improvements to the County’s Red Cinder
Road are required even without the Project. The Kapoho portion of the road is an improved 80-
foot right-of-way with a 22-foot pavement (two 11-foot lanes). The road then narrows. This
narrow portion (approximately 3,860) is a substandard County road with a cinder pavement that
varies in width (approximately 12° wide) within a 30’ right-of-way.

In order to minimize impact to the rural character of this road, the Applicant proposes to improve
this segment of the road to a degree less than County standard but sufficient to allow unimpeded
two-way traffic albeit at a slower speed than a County standard collector road. The proposed
improvement consists of repaving this segment and widening to two 10’ lanes with 2’ shoulders
(see Figure 25). If improved to County standards, this road would have two 12’ lanes with 8’
shoulders and 10” swales within a 60’ right-of-way (see Figure 26).

30. Okahara & Associates, Inc. Preliminary Engineering Report for Roadway and Drainage for the Oneloa
Onsen and Sports Retreat, March 1999 (see Appendix J).
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FIGURE 24. Overall Roadway Network

SR VO Yt S RS N TR VPR RS U R TR H R S A B

L+ b L] L.

T M-

[ Y

i
!
1

"~
.lr.;...—.w-bl-

Ly
P

Nt

d

o

DOCUMEST CAPTURED AS RECEIVED

- ST N DD S p AR L

Draft EIS Oneloa Onsen and Sports Compliex

3-46

A e s



I. ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES §3.3.1

FIGURE 25. Red Cinder Road Typical Section
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§3.3.2 ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES

Another existing problem with the Red Cinder Road is the tidal inundation of portions of the road
fronting the Site. The Applicant proposes to reroute this portion to a higher elevation, and to keep
the existing road as a pedestrian/bikeway (see Figure 27). The Applicant would construct the re-
routed new road to County standards (60’ collector right-of-way) and dedicate it to the County.

Mango Grove Road Traffic Flow. Mitigation required. In preliminary discussions with the County
Department of Public Works, the Applicant has suggested converting the Mango Grove Road to a
one-way road in the mauka direction (refer to Figure 24 on page 3-46?. This change in traffic flow
direction would require an amendment to the County Traffic Code.3' The altemative would be to
straighten the dangerous curves, which would require eliminating many of the scenic mango trees.
The rationale for the uphill one-way traffic include:

* safer evacuation route;

* wider travelway;

* lower speeds going uphill;

* more control of vehicle going uphill.

Emergency Response and Evacuation Capacity. Potentially  beneficial (coastal evacuation),
potentially adverse (regional evacuation). Although the proposed road and traffic improvements
would enhance the emergency response and evacuation roadway network out of the area, the
increased traffic generated by the Project will double the evacuation time out of the area from 15
minutes to 34 minutes. Such regional evacuation would be necessary for lava flow inundation.
Because of the distance of the Site from the rift zone, there would be sufficient time to enable a
systematic evacuation of the Project and adjacent areas. For coastal evacuation due to tsunami or
hurricane where time is of the essence, the Project would be available as an evacuation site since it
is mauka of the tsunami evacuation zone. Approximately 410 vehicles would have to evacuate to
the upper areas with the Project, compared to approximately 255 vehicles without the Project. The
added traffic would increase the evacuation time from 15 minutes without the Project to 20
minutes with the Project. Currently, there are no accessible mauka settlements in the vicinity of
the Project that could provide upland evacuation shelters.

Internal Roads. No impact anticipated. The internal roads within the Project would be constructed
and maintained as private roads. The major mauka-makai private road follows the alignment of an
existing County waterline and paved service road. Construction would add an additional 10° lane,
2’ shoulders in fill conditions, and 6’ swales in cut conditions within a 32’ right-of-way. The
minor private roads serving the proposed chalets would have 20° pavement width within a 30’

right-of-way.
3.3.2 Wastewater System
Setting

The Applicant proposes to construct a private tertiary wastewater treatment plant. The treatment
facilities would be located underground. The treated effluent would be pumped to the ponds within
the golf course and used to irrigate the golf course. The proposed location of the treatment plant is
adjacent to the lot that the Applicant would dedicate to the County to expand the public parking for
Ahalanui Beach Park (refer to Figure 6, “Site Plan,” on page 2-9). This location would enable
gravity flow from the Project to the treatment plant and also enable the County park to connect.

31. Hawaii County Code §24-267 (one way streets),
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FIGURE 27. Proposed Road Improvements
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§3.3.3 ENVIRONMENTAL SETTING, IMPFACTS, & MITIGATION MEASURES

Impacts and Mitigation

Odor Control. Mitigation required. An odor problem indicates a malfunctioning of the wastewater
treatment system. Because the prevailing northeast tradewinds would blow the odor directly
towards the Project, the Project owner has a definite incentive to operate the plant at the highest
standards in compliance with Department of Health requirements,>? as well as to be prepared with
adequate emergency standby equipment and procedures such as standby generators, programmed
preventive maintenance, onsite storage of critical spare parts, and bypass systems into the golf
course ponds that do not have direct drainage to the coastal waters. The Department of Health
regulations require that the plant be operated by a certified operator.

Water Quality. Mitigation required. To protect the public health of those who come into contact
with the reclaimed irrigation water, the effluent should meet the Class A standard set forth in
Department of Health guidelines.>® The proposed tertiary treatment should meet these standards.

Solid Waste. Mitigation required. The wastewater sludge must be disposed in accordance with
Department of Health requirements.34 During the design phase, the Applicant will investigate the
feasibility of composting the sludge for agricultural purposes.

3.3.3 Water System

Setting

The County Department of Water Supply connected the Pahoa water system to the Kapoho water
system with an 8" transmission line that traversed the Site (see Figure 28). The Applicant
conveyed an access and maintenance easement to the County for that portion of the Site where the
water line is located. The Applicant contributed one-half of the construction costs amounting to
$500,000. In return, the County granted a water commitment of 160,000 gpd based on average
daily demand. The source for the Pahoa-Kapoho water system are the deep wells at the
Keonepoko and Pahoa well sites. Since, the Site is situated between the Lanipuna Gardens
reservoir and the Kapoho reservoir, water demand for the Project will draw from these existing
reservoirs first. ‘

32.Hawaii Administrative Rules Chapter 11-62 (Department of Health, Wastewater Systems).

33. Suate of Hawaii, Department of Health. Guidelines for the Treatment and Use of Reclaimed Water,
November 22, 1993,

34.Hawaii Administrative Rules §11-62-07 (wastewater sludge disposal) requires the director to approve &
wastewater sludge disposal plan covering the treatment and transportation of the sludge. The sludge can
only be disposed in one of the following methods: at a disposal facility that has been permitted to accept
sludge; by reclamation for agricultural purposes as set forth by EPA regulations; by incineration; or by a
wastewater system authorized to accept and dispose sludge.
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FIGURE 28. Pahoa-Kapoho Water System
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§3.3.4 ENVIRONMENTAL SETT ING, IMPACTS, & MITIGATION MEASURES

Impacts and Mitigation

Water Demard. No impact anticipated. A preliminary engineerin§ report for the Project estimated
the total average day water consumption to be 159,770 gallons.™ This estimate is based on the
following uses:

* Chalet, beach club, and lodge units (195 units @ 400 £pd):78,000 gpd

* Employees (410 onsite @ 45 8pd):18,450 gpd

* Other transient guests on any particular day (100 @ 13.2 gpd):1,320 gpd

* Water-related amenities (onsen, restaurants, saunas, etc.) (58 acres @ 1,000 g/acre):58,000 gpd

The estimated average day total demand of 159,770 gallons is less than DWS’ allotted water
commitment of 160,000 galions, which commitment is based on adequate capacity of the Pahoa-
Kapoho system,

The maximum daily demand is 239,655 gallons per day (1.5 times the average daily demand), and
the peak hour demand is 33,285 gallons per hour (5 times the hourly rate of the average daily
demand).

a fire flow of 2,000 gpm for the land uses proposed. There must be adequate storage capacity to
accommodate a two-hour fire event, which means a fire flow storage requirement of 0.24 MG for
the Project (2,000 gpm x 60 min/hr x 2 hr duration). Although the existing 0.1 MG Lanipuna
Gardens Reservoir and the 0.1 MG Kapoho Reservoir together nearly meet the 0.24 MG storage
requirement, a 5,000 linear feet section 6" ductile iron pipe along the Mango Grove Road causes a
pressure drop that would be too great to meet the required fire flow., Therefore, the preliminary
engineering report recommended a new 0.3 MG offsite reservoir with an overflow elevation of
254" to hydraulically match an existing pressure reducing valve (PRV) along the Mango Grove
Road. During a fire event at the Site, the fire flow would come from the proposed reservoir and
the Kapoho reservoir. Besides the construction cost for the reservoir, other costs include land
acquisition, access road, approximately 3,750 linear feet of 8" influent line, and approximately
3,750 linear feet of 8" effluent line,

Onsite Water Distribution. No impact anticipated.  Onsite water mains will be sized to
accommodate the required fire flow. The water main alignment will follow the onsite road pattern
and will be looped where possible. Fire hydrants will be provided in accordance with DWS
standards.

3.3.4 Drainage System
Setting

The offsite drainage area affecting the Project encompasses approximately 1.3 square miles mauka
of the Site (see Figure 29). The Project drainage facilities must be able to convey this offsite flow
through the Site. Any increase in nunoff generated onsite from buildings, paved roads, parking
areas and other impervious surfaces, must be disposed by on-site drainage facilities as mandated
by the County’s Storm Drainage Standards.

35. See Appendix K, “Preliminary Engineering Report for Water System for the Oneloa Onsen and Sports
Retreat”,
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§3.3.5 ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES

Impacts and Mitigation

Offsite Drainage Flow. Potentially beneficial. According to preliminary calculations,® the
computed 100-year storm peak runoff from the 1.3 square mile drainage area is 962 cfs. A
drainage channel would likely be constructed to route this flow through the golf course. The use
of the golf course to retain the drainage flow as much as possible would allow sediments
transported by the drainage flow to settle and thereby reduce coastal sedimentation.

3.3.5 Electrical/Telephone
Setting

Electricity and telephone lines are available via overhead lines along the Kapoho-Kalapana Road.

Impacts and Mitigation
No impact anticipated; The existing electrical system serving the area will be able to
accommodate the Project.

3.3.6 Police & Fire Protection

Setting

The Keaau police station is the headquarters for police officers serving the Puna district. Pahoa
has a substation used as a stopover or typing reports.

Pahoa has a 15-man full time fire operation with a crew of firefighters and Mobile Intensive Care
Technicians (MICT). This operation serves the Pahoa-Paradise Park and Kalapana-Kapoho areas.
Thirteen miles away in Keaau is a 24-hour, 15-man facility.®® In Hawaii County, about 80 percent
of calls are related to emergency medical services, and 20 percent or less for building, brush, and
vehicle fires.

Impacts and Mitigation

No impact anticipated. The project will hire security guards to supplement the County protective
services.

36.Sce Appendix J, “Preliminary Engincering Report for Roadway and Drainage for the Oneloa Onsen and
Sports Retreat”. ‘

37.General Plan, p. 55; Puna CDP Technical Report, p. 121.
38.Ibid.
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ENVIRONMENTAL SETTING, IMPACTS, & MITIGATION MEASURES §3.3.7

3.3.7 Recreation

Setting3?

About a dozen County parks in Puna feature ballfields, an Olympic-size swimming pool,
basketball courts, playgrounds, and other activities. State and federal parks offer hiking and
camping. However, outdoor recreation in the study area itself is mostly confined to coastal
activities, since few parks or other public areas offering other activities exist outside Pahoa.
Important activities include shore fishing, snorkeling and spear fishing, boat fishing, shelifish and
limu (seaweed) gathering, sunbathing, picnicking, surfing and body boarding. Swimming offshore
is too dangerous for wnost people and is usually undertaken instead in sheltered tidepools and
anchialine ponds - some of which are geothermally heated.

Before 1990, the Puna coastline was well endowed with parks, mostly in the vicinity of Kalapana.
But between 1989 and May 1990, lava flows covered an area of approximately 30 square miles,
destroying nearly 200 residences and other structures. The flows also filled in the Kalapana
oceanfront area, and moved the shoreline as much as 0.75 mile makai. Lava flows inundated three
Hawaii County parks in the vicinity of Kalapana- Kaimu: Harry K. Brown Park, Kalapana Beach
Park, and Kalapana Black Sands Beach. All of these parks were located near Kalapana in the
vicinity of Kaimu Bay. These three parks were buried under 50 to 75 feet of lava. Approximately
50 acres of County land were destroyed, including nearly 28 acres of beachfront property with
1.35 miles of shoreline. The area was renowned for scenic beauty and provided recreation,
relaxation, and meeting-places for thousands of island residents and tourists annually. All of the
parks were directly accessible by County road and had electricity, telephones, and potable water.
Adequate parking was available at each park, and all were supported, maintained, and patrolled by
the County of Hawaii Department of Parks and Recreation (DPR).

The disaster left only one County beach park in Puna - Isaac Hale Beach Park at Pohoiki. The
harbor there was soon inundated with beachgoers who were in conflict with the main function as a
boat launching area for commercial fishermen. Subsequently, the County has obtained several
million dollars from the Federal Emergency Management Agency (FEMA) to improve and expand
Isaac Hale Beach Park and to develop an additional park centered around a lawn and half-acre
swimming pond at Ahalanui. Both these parks are located in the vicinity of the Project. Ahalanui
County Park borders the northeast edge of the Project, and Isaac Hale is located less than 0.3 miles
away from the southwest border of the Project.

Impacts and Mitigation

Potentially beneficial. The Project will provide increased recreational opportunities for residents
and visitors. The Applicant will dedicate Iand for the expansion of the County’s Ahalanui Beach
Park to offset any increased usage of the County facilities by the Project’s guests.

39. This section summarizes information presented in Appendix I, “Socioeconomic Impact Assessment:
Oncloa Onsen and Sports Retreat”.
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RELATIONSHIP TO
PLANS, POLICIES,
AND CONTROLS

This chapter evaluates the Project’s conformance with the following applicable State and County
land use plans, policies, and controls:

* State

= State Plan

» State Land Use Law
* County of Hawaii

* General Plan

* Zoning and Subdivision Codes

* Puna Community Development Plan

* Special Management Area (Coastal Zone Management)
* Other Permits and Approvals

4.1 STATE PLAN

The Hawaii State Plan (Hawaii Revised Statutes Chapter 226) serves as a guide for the future long-
range development of the State. The following discussion confirms the Project’s conformance
with the State Plan, particularly the objectives and policies relating to the economy and leisure.

1. The State Plan defines “conform” as “the weighing of the overall theme, goals, objectives and policies of
this chapter and a determination that an action, decision, rule or state program is consistent with the
overall theme, and fulfills one or more of the goals, objectives, or policies of this chapter.” Hawaii
Revised Statutes §226-2.
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§4.1 RELATIONSHIP TQ PLANS, POLICIES, AND CONTROLS

[HRS §226-3] Overall Theme. Hawaii’s people, as both individuals and groups, generally accept and live by
a number of principles or values which are an integral part of society. This concept is the unifying theme of
the state plan. The following principles or values are established as the overall theme of the Hawaii state plan:

(1) Individual and family self-sufficiency refers to the rights of people to maintain as much self-reliance as
possible. It is an expression of the value of independence, in other words, being able to freely pursue personal
interests and goals. Self-sufficiency means that individuals and families can express and maintain their own
sclf-interest so long as that self-interest does not adversely affect the general welfare. Individual freedom and
individual achievement are possible only by rcason of other people in society, the institutions, arrangements
and customs that they maintain, and the rights and responsibilities that they sanction.

(2) Social and economic mobility refers to the right of individuals 1o choose and to have the opportunities for
choice available to them. It is a corollary to self-sufficiency, Social and economic mobility means that oppor-
tunities and incentives are available for people to seek out their own levels of social and economic fulfillment.

(3) Community or social well-being is a value that encompasses many things. In essence, it refers to healthy
social, cconomic, and physical environments that benefit the community as a whele. A sense of social respon-
sibility, of caring for others and for the well-being of our community and of participating in social and political
life, are important aspects of this concept. It further implics the aloha spirit-- attributes of tolerance, respect,
cooperation and unselfish giving, within which Hawaii's socicly can progress.

Discussion. The theme of self-sufficiency expresses the freedom of an individual or group, in this
case the Applicant, to pursue their own self-interest “so long as the self-interest does not adversely
affect the general welfare,” The Project will not have significant adverse impacts. The Project
will provide direct and indirect economic opportunities to the local community, the region, and the
County that will enable individuals to realize social and economic mobility. The Project includes
a community benefits package in the spirit of providing benefits to the community as a whole. The
Project will expose the area to international attention and influences which will present a challenge
to the community to live up to its aloha spirit of tolerance, respect, and acceptance as individuals.

[HRS §226-4] State Goals. In order to guaranies, for present and future generations, those elements of choice
and mobility that insure that individuals and groups may approach their desired levels of self-reliznce and self-
determination, it shall be the goal of the State to achieve:

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

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

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

Discussion. The proposed Project, as a retreat resort focused on sports and wellness, attempts to
meet all of the above goals. The Project features the natural hot springs and native forest as
settings to enhance the mental and physical well-being of its guests. The Project operator will
nurture a sense of responsibility and caring in their relationship to the community. This Project
would bolster the area’s economy with new jobs and opportunity.

[HRS §226-6) Objectives and policies for the economy-- in general:
Objectives:

(DIncreased and diversified employment opportunities to achieve full employment, increased income and job
choice, and improved living standards for Hawaii's people.

(2)A steadily growing and diversified economic base that is not overly dependent on a few industries.

Policies:
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RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS §4.1

(2)Promote Hawaii as an attractive market for environmentally and socially sound investment activities that
bencfit Hawaii's people.

{7)Encourage the formation of cooperatives and other favorable marketing arrangements at the local or
regional level to assist Hawaii's small scale producers, manufacturers, and distributors.

{9)Foster greater cooperation and coordination between the govemnment 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.

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

(14)Promote and protect intangible resources in Hawaii, such as scenic beauty and the aloha spirit, which are
vital to a healthy cconomy.

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

[HRS §226-103(n)] Economic priority guidelines. Priority guidslines to stimulate economic growth and
cncourage business expansion and development to provide nceded jobs for Hawaii's people and achieve a sta-
ble and diversified economy:

(1)Seck a variety of means to increase the availability of investment capital for new and expanding enterprises.
{A)Encourage investments which:

(DReflect long term commitments to the State;

(iiYRely on economic linkages within the local economy;

(iif)Diversify the cconomy;

(iv)Reinvest in the local economy;

{V)Are sensitive to community needs and priorities; and

(vi)Demonstrate a commitment to provide management opportunities to Hawaii residents;

(10)Enhance the quality of Hawaii's labor force and develop and maintain career opportunities for Hawaii's
people through the following actions:

(D)Promote career opportunities in all industries for Hawaii's people by encourage firms doing business in the
State to hire residents,

(F)Provide retraining programs and other support services to assist entry of displaced workers into alternative
employment.

Discussion. In a region where agriculture has predominated, the proposed resort/sports/weliness/
agricultural/commercial facilities would add an element of diversification. The Project would
provide employment choice for an area where most of the residents have had to commute to Hilo
or other areas for jobs. The Project will provide a market for diversified agricultural products.
The Applicant will commit to preferentially hire and train local residents. The Project will have
substantial multiplier effects that will stimulate the regional economy. For the foregoing reasons,
the proposed Project fulfills the general economic objectives and policies of the State Plan in terms
of its diversification of the regional economy, employment opportunities, multiplier effects,
commitment to retrain and hire local residents, and marketing opportunity for agricultural
products,

[HRS §226-7] Objectives and policies for the economy-- agriculture;
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§4.1 RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS

Objectives:

(1)Continued viability in Hawaii's sugar and pineapple industrics.

(2)Continued growth and development of diversified agriculture throughout the State,
Policies:

(3)Strengthen diversified agriculture by developing an effective promotion, marketing, and distribution system
between Hawaii's producers and consumer markets locally, on the continental United States, and internation-
ally.

(3)Enhance agricultural growth by providing public incentives and encouraging private initiatives.

(6)Assure the availability of agriculturally suitable lands with adequate water to accommodate present and
future needs.

(8)Expand Hawaii’s agricuitural base by promoting growth and development of flowers, tropical fruits and
plants, livestock, feed grains, forestry, food crops, aquaculture, and other potential enterprises,

(10)Promote and assist in the establishment of sound financial programs for diversified agriculture.

(I1)Institute and support programs and activities to assist the entry of displaced agricultural workers into alter-
native agricultural or other employment.

[HRS §226-103(d)] Economic priority guidelines-- diversified agriculiure:

(1)Identify, conserve, and protect agricultural and aquacultural lands of importance and initiate affirmative and
comprehensive programs to promote economically productive agricultural and aquacultural uses of such lands.

[HRS §226-104] Population growth and land resources priority guidelines:

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

Discussion. The priority guidelines urge the protection of “important” agricultural lands. There are
three classification systems that rate agricultural suitability: the State Department of Agriculture's
Agricultural Lands of Importance to the State of Hawaii (ALISH), the U.S. Soil Conservation
Service’s Land Capability ratings, and the Land Study Bureau's overall productivity rating.
According to the Soil Conservation Service and Land Study Bureau classifications, the Project
Site has marginal agricultural soils (see section 3.1.2 “Topography & Soils” on page 3-3). The
ALISH classification rates the soils as “other important” agricultural land. The Land Use
Commission uses the Land Study Bureau's system to determine prime agricultural land.

The proposed project innovatively landscapes with agricultural crops, such as the orchards as part
of the golf course roughs. The proposed awa cultivation in the forest area serves as a cultural
restoration of historic practices, a commercial venture with a crop with potential high demand, and
a source for onsite uses in the health and wellness facilities. '

[HRS §226-8] Objective and policies for the economy-- visitor industry:

Objective: Planning for the State's economy with regard to the visitor industry shall be directed towards the
achievement of the objective of a visitor industry that constitutes a major component of steady growth for
Hawaii's economy.

Policies:

(2)Ensure that visitor industry activities arc in keeping with the social, economic, and physical needs and aspi-
rations of Hawaii's people.
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RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS §4.1

(4)Encourage cooperation and coordination between the government and private sectors in developing and
maintaining well-designed, adequately serviced visitor industry and related developments which are sensitive

to neighboring communities and activities.

(5)Develop the industry in a manner that will continue to provide new job opportunities and steady employ-
ment for Hawaii's people.

(6)Provide opporiunities for Hawaii's people to obtain job training and education that will allow for upward
mobility within the visitor industry.

(7)Faster a recognition of the contribution of the visitor industry to Hawaii's economy and the need to perpet-
uate the aloha spirit.

(8)Foster an understanding by visitors of the aloha spirit and of the unique and sensitive character of Hawaii's
cultures and values,
[HRS §226-103(b)] Economic priority guidelines-- visitor industry:

(2)Encourage the development and maintenance of well-designed, adequately serviced hotels and resort desti-
nation areas which are sensitive 1o neighboring communities and activities and which provide for adequate
shoreline setbacks and beach access.

(4)Encourage visitor industry practices and activities which respect, preserve, and enhance Hawaii's signifi-
cant natural, scenic, historic, and cultural resources,

(7)Maintain and encourage a more favorable resort investment climate consistent with the objectives of this
chapter.

Discussion. The policy to encourage a favorable investment climate is timely. Because of the
recessionary condition of Hawaii's economy, a catalyst is needed to energize a recovery. The
scale and diversity of this project provides an impetus for direct and indirect economic
opportunities, while attempting to sensitively respond to community needs (see section 2.7
“Community Projects and Commitments” on page 2-16). The low-rise resort will be designed
with earth-tone colors and indigenous materials to blend with the surroundings. The Project
operators will work with the State in developing job training programs. The Applicant has
attempted to fulfill the objectives and policies above relating to the visitor industry by designing
with sensitivity to the community and environment, and providing various community benefits.

HRS §226-11 Objectives and policies for the physical environment—land-based, shoreline, and marine
resources.

Objectives:

(1)Prudent use of Hawaii's land-based, shoreline, and marine resources,
(2)Effective protection of Hawaii's unique and fragile environmental resources.
Policies:

(1)Exercise an overall conservation ethic in the use of Hawaii’s natural resources.

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

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

(4)Manage natural resources and environs to encourage their beneficial and multiple use without generating
costly or irreparable environmental damage.

(5)Consider multiple uses in watershed areas, provided such uses do not detrimentally affect water quality and
recharge functions.

(6)Encourage the protection of rare or endangered plant and animal species and habitats native to Hawaii.
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§4.1 RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS

(7)Provide public incentives that encourage private actions to protect significant natural resources from degra-
dation or unnecessary depletion.

(8)Pursue compatible relationships among activities, facilities, and natural resources.

{9)Promote increased accessibility and prudent use of inland and shoreline areas for public recreational, educa-
tional, and scientific purposes.

Discussion: The proposed development activities will occur on the portion of the Site that has been
previously disturbed by prior papaya cultivation. The undisturbed native forest will be preserved,
The management of the golf course and agricultural activities will ensure minimal use of
pesticides. The Applicant will conduct water quality monitoring of the receiving coastal waters
and anchialine pools to ensure that the management controls are achieving their intended objective
of not adversely impacting these receiving waters. The preservation of the native forest will
protect rare species and cultural resources that will be made accessible to the public for their
enjoyment and education.

(HRS §226-12] Objective and policies for the physical environment-- scenic, natural beauty, and historic

Fesources:

Objective: Planning for the State's physical environment shall be directed towards achievement of the objec-
tive of enhancement of Hawaii's scenic assets, natural beauty, and multi-cultural/historical resources.

Policies;
(1)Promote the preservation ar.d restoration of significant natural and historic resources,
(2)Provide incentives to maintain and enhance historic, cultural, and scenic amenities.

(3)Promote the preservation of views and vistas to enhance the visual and aesthetic enjoyment of mountains,
ocean vistas, scenic landscapes, and other natural features,

(4)Protect those special areas, structures, and elements that are an integral and functional part of Hawaii's eth-
nic and cultural heritage.

{9)Encourage the design of developments and activities that complement the natural beauty of the islands.

Discussion: The proposed project will not impact upon significant archaeological features (see
section 3.1.5 “Historic/Archaeological Resources” on page 3-9). The proposed project will not
impact any views or vistas to any scenic landscapes, and instead will enable the public to enjoy a
view of the mountains and ocean from the Site (see section 3.1.10 “Scenic Resources” on
page 3-29). The project will preserve and restore the forest area and the complex of archaeological
resources within the forest area. In short, the proposed project fulfills the objectives and policies
for scenic, natural beauty, and historic resources by minimizing impacts on historic and scenic
resources, restoring historic and cultural resources, and designing the project to complement the
natural beauty of the area.

§226-13 Objectives and policies for the physical environment—Land, :ﬁr,nnd water quality.
Objectives:

(I)Maintenance and pursuit of improved quality in Hawaii's land, air, and water resources,
(2)Greater public awareness and appreciation of Hawaii's environmental resources.

Policies:

(1)Foster educational activities that promote a better understanding of Hawaii's limited environmental
resources,

(2)Promote the proper management of Hawaii's land and water resources.
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RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS 541

(3)Promote effective measures to achieve desired quality in Hawaii’s surface, ground, and coastal waters.

{4)Encourage actions to maintain or improve aural and air quality levels to enhance the health and well-being
of Hawaii's people.

{5)Reduce the threat to life and property from erosion, flooding, tsunamis. hurricanes, earthquakes, volcanic
eruptions. and other natural or man-induced hazards and disasters

(6)Encourage design and construction practices that cnhance the physical qualities of Hawaii's communilies.
(7)Encourage urban developments in close proximity to existing services and facilities,

(8)Foster recognition of the importance and value of the 1and, air, and water resources to Hawaii'’s people, their
cultures and visitors.

Discussion: One of the Project’s mitigation measures is a water quality monitoring program to
ensure that construction and operational practices are not impacting the receiving waters. Best
management practices will be employed during construction to minimize nonpoint source
pollution in compliance with the NPDES and grading permit requirements. Water and electrical
services are or can be easily made available to the Project. A feature of the Project is the
geothermal onsen ponds, which take advantage of the physical characteristics of an area located in
a lava flow hazard zone. The Applicant has assumed the risks associated with this location. As
part of the project, evacuation plans will be developed which will assure timely evacuation of not
only the Project’s residents and visitors, but will improve evacuation routes for the benefit of all
residents and visitors of the Pohoiki area.

HRS §226- 15 Objectives and policies for facility systems—solid and liguid wastes.
Objectives:

(1)Maintenance of basic public health and sanitation standards relating to treatment and disposal of solid and
liquid wastes.

(2)Provision of adequate sewerage facilities for physical and economic activities that alleviate problems in
housing, employment, mobility, and other areas.

Policies:

(I)Encourage the adequate development of sewerage facilities that complement planned growth.
(2)Promote re-use and recycling to reduce solid and liquid wastes and employ a conservation ethic.
(3)Promote research to develop more efficient and economical treatment and disposal of solid and liquid

wastes.

Discussion: The Project includes a private wastewater treatment facility. The treated effluent will
be reclaimed for irrigation of the proposed golf course and agricultural areas. The Applicant will
allow the County park to hookup to the facility to reduce potential water pollution from the
County’s restrooms. The Applicant will develop a solid waste management plan to reduce solid
wastes in accordance with the County’s requirements.

HRS §226-23 Objective and pelicies for socio-cultural advancement—leisure.

Objective: Planning for the State's socio-cultural advancement with regard to leisure shall be directed towards
the achievement of the objective of the adequate provision of resources to accommodate diverse cultural, artis-
tic, and recreational needs for present and future generations.

Policies:

(I)Foster and preserve Hawaii's multi-culwral heritage through supportive cultural, artistic, recreational, and
humanities-oriented programs and activities.
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§4.1 RELATIONSHIP TO PLANS, FOLICIES, AND CONTROLS

(2)Provide a wide range of activities and facilities to fulfill the cultural, artistic, and recreational needs of all
diverse and special groups effectively and efficiently.

(3)Enhance the enjoyment of recreational experiences through safety and security measures, educational
opportunities, and improved facility design and maintenance.

{4)Promote the recreational and educational potential of natural resources having scenic, open space, cultural,
historical, geological, or biclogical values while ensuring that their inherent values are preserved,

(5)Ensure opportunities for everyone to use and enjoy Hawaii’s recreational resources.

(6)Assure the availability of sufficient resources to provide for future cultural, artistic, and recreational needs.
(7)Provide adequate and accessible physical fitness programs to promote the physical and mental well-being
of Hawaii's people.

(8)Increase opportunities for appreciation and participation in the creative arts, including the literary, theatri-
cal, visual, musical, folk, and traditional art forms.

(9)Encourage the development of creative expression in the antistic disciplines to enable all segments of
Hawaii's population to participate in the creative arts,

(10)Assure adequate access to significant natural and cultural resources in public ownership,

Discussion: The Project will provide a diversity of recreational opportunities-- golf, outdoor field
activities (e.g., soccer, baseball, track & field), indoor activities (e.g., swimming, gymnastics,
weight training), equestrian activities, hiking, biking, and others. The onsen ponds and native
forest will promote the recreational and educational values of the unique geological and biological
resources of the Site. The facilities will be made available to the public.

HRS §226-25 Objective and policies for socio-cultural advancement—culture.

Objective: Planning for the State's socio-cultural advancement with regard to culture shall be directed toward
the achievement of the objective of enhancement of cultural identities, traditions, values, customs, and arts of
Hawaii's people.

Policies:

(1)Foster increased knowledge and understanding of Hawaii's ethnic and cultural heritages and the history of
Hawaii.

(2)Suppont activities and conditions that promote cultural values, customs, and arts that enrich the lifestyles of
Hawaii’s people and which are sensitive and responsive to family and community needs,

(3)Encourage increased awareness of the effects of proposed public and private actions on the integrity and
quality of cultural and community lifestyles in Hawaii.

(4Encourage the essence of the aloha spirit in people's daily activities to promote harmonious relationships
amang Hawaii's people and visitors.

Discussion: The burial sites on the Site will be preserved in place; families with ties to these sites
will be consulted in the development of the preservation plan. These families will also be
consulted, as well as the broader community, in the development of the interpretive programs for
the archaeological features on the Site. The cultivation of "awa and the restoration of the Hale-o-
Lono site will promote an understanding of the native agricultural practices. The cultivation and
use of various medicinal herbs will promote an understanding of multi-cultural healing practices.
The onsen will attract and foster an appreciation of the customs of other cultures.

HRS §226-26 Objectives and policies for socio-cultural advancement—public safety.

Objectives:
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RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS §4.2

(DAssurance of public safety and adequate protection of life and property for all people.

(2)Optimum organizational readiness and capability in all phases of emergency management to maintain the
strength, resources, and social and economic well-being of the community in the event of civil disruptions,
wars, natural disasters, and other major disturbances.

(3)Promotion of a sense of community responsibility for the welfare and safety of Hawaii’s people,

Policies:

(DEnsure that public safety programs are effective and responsive to community needs.

(2)Encourage increased cornmunity awareness and participation in public safety programs.
Discussion: The Project will improve emergency evacuation routes and provide additional civil
defense sirens. Other hot springs throughout the world are located in active volcanic areas to
access the geothermal groundwater resources. This Project will assume similar risks as these other

establishments while improving the emergency response for the whole community in recognition
of the natural hazard risks.

4.2 STATE LAND USE LAW

State Land Use District Classification. The State Land Use Law (Hawaii Revised Statutes chapter
205) classifies all lands in the State into one of four districts: Urban, Agriculture, Rural, or
Conservation. The classification for the Site is Agriculture.

Permitted Uses in the Agricultural District. Permitted uses within the Agricultural district differ
depending on whether the land is prime or marginal agricultural land. The State Land Use Law
uses the Land Study Bureau’s rating of Class A or B to determine prime agricultural land. For
lands classified as A or B, the permitted uses are those set forth in Hawaii Revised Statutes §205-
4.5; for lands classified other than A or B, the permitted uses are those set forth in §205-4.5 and
also those uses set forth in §205--2.2 Since the Site is on lands classified as D and E (refer to
Figure 11 on page 3-4), the following proposed uses are permitted:

» Equestrian riding stables;>

* Open area recreational sports complex;4

* Golf course and driving range;s

* Orchards and other plant nursery a'::tivitit:s;6

* Utility lines and roadways;”?

2. Hawaii Administrative Rules §15-15-25 (Land Use Commission).
. Hawaii Revised Statutes sec. 205-4.5(a)(6).
. Hawaii Revised Statutes sec, 205-2(d).

. Hawaii Revised Statutes see. 205-2(d).

= LV N - S )

. Hawaii Revised Statutes sec, 2-5-4.5(a)(1).

Hawaii Revised Statutes sec. 2-5-4.5(a)(7).

~
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§4.2 RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS

* Trails through Site;3
« Native forest restoration and archaeological preservation.’
Proposed Uses Requiring Special Permit. For uses not specifically permitted by Hawaii Revised

Statutes chapter 205, the Planning Commission may permit certain unusual and reasonable uses
within the agricultural district.!? The following proposed uses require a Special Permit:

= commercial uses;

= overnight transient accommeodations (beach club, lodge};

*» residential units (chalets);

* golf clubhouse and maintenance building(s);

= wastewater treatment plant;

* indoor sports recreation complex.

For Special Permits involving lands less than 15 acres, the county is the decisionmaker.!! For
permits involving lands greater than 15 acres, the county’s approval is subject to approval by the
State Land Use Commission.!? The entire Project will be included in one Special Permit

application in order to review the Project as a whole. Therefore, both the Planning Commission
and the Land Use Commission must approve the application for this Project.

In determining an “unusval and reasonable use,” the Planning Commission has adopted the
guidelines listed below,!® with a discussion applicable to the Project following each guideline:

* Such use shall not be contrary to the objectives to be sought by the Land Use Law and
Regulations, which, for the Agricultural and Rural Districts, seeks to preserve or keep lands of
high agricultural potential in agricultural use.
in Neighborhood Board v. State Land Use Commission, 64 Haw. 265 (1982), the Hawaii
Supreme Court ruled that the use of special permit procedures to effectuate what amounts to a
district boundary amendment frustrates the effectiveness and objectives of the Land Use Law.

8. Hawaii Revised Statutes sec. 2-5-4.5(a)(6).
9. Hawaii Revised Statutes sec. 2-5-4.5(a){8).
10. Hawaii Revised Statutes §205-6.
11.Hawaii Revised Statutes sec. 205 -6.

12.For a Special Permit involving more than 15 acres, the Planning Commission must deny or recommend
approval to the Land Use Commission within 30 days after the close of the hearing or within a longer
period as may be agreed to by the petitioner (County of Hawaii Planning Commission Rules of Practice
and Procedure §6-7). The Planning Commission must transmit the complete record of the proceeding to
the Land Use Commission within 60 days after the decision is rendered; the Land Use Commission must
render a decision within 45 days of receipt of the complete record (Hawaii Revised Statutes §205-6(e)).
The Land Use Commission may impose additionat restrictions as may be necessary or appropriate in
granting approval (Hawaii Revised Statutes §205-6(d)).

13. County of Hawaii Planning Commission Rules of Practice and Procedure §6-3(b)(5).
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RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS §4.2

That case involved a proposed 103-acre recreational theme park at Kahe Point, Several crite-
ria can be distilled from that case to determine the appropriateness of the special permit in lieu
of a district boundary amendment:

1} Agricultural suitability. The proposed Site is marginal agricultural land (Land Study
Bureau Class D). The Neighborhood Board case also involved marginal agricultural land
(Land Study Bureau Class E). A recent Special Permit for the East Hawaii Campus of Kame-
hameha Schools was approved even if a portion involved prime agricultural land.

2) Project size. Although the Site consists of 494 acres, the actual developed portion will com-
prise approximately 95.3 acres, or less than one-fifth of the Site. Of this 95.3 acres, if the out-
door recreational facilities are considered a permitted use in the Agricultural district, then the
actual uses that require a Special Permit comprise approximately 73.3 acres. The balance of
the Site will be perpetually left in open space as a native Jorest, golf course, and other land-
scaped open space. The Neighborhood Board case involved 103 acres, most of it planned for
full development. Project size is an important criterion, but not dispositive as noted by a recent
decision by the State Land Use Commission in approving a special permit for a school (Kame-
hameha Schools' East Hawaii campus) on 300 acres. The intensity of use proposed for the
school is indicated by the estimated cost of $260 million Jor the full build-out of the school. In
comparison, the full build-out of the proposed Project is estimated at $82 million.

3) Proposed use. The Neighborhood Board case involved a concentration of built uses-- cul-
tural theme rides, restaurants, fast food shops, retail stores, exhibits, theaters, an amphitheater,
bank, nurseries, parking, se wage treatment plant, and other support services. The proposed
built uses for the Project are clustered within a 95-acre portion of the Site in a landscaped set-
ting. Unlike other uses that have been permitted by Special Permit and which have a strong
relationship and preferential proximity to urban uses (e.g., schools), the proposed use thrives
best in a remote rural setting. Although the Project may host some spectator events that draw
crowds, these types of events are not the staple uses for these facilities as they may be Jfor
county-owned sports complexes (e.g., proposed Kapolei Sports Complex). The primary users
of the sports facilities for the Project will be the visitors residing within the Project accommo-
dations. The frequency of major Spectator events is comparable to the sports events at the East
Hawaii Kamehameha Schools. Residential uses have been permitted by Special Permit {e.g.,
dormitories for the East Hawaii Kamehameha Schools),

4) Surrounding uses. In the Neighborhood Board case, the surrounding areas were urban
uses (e.g., Hawaiian Electric Kahe Power Plant) or transitioning to urban uses (lands further
south of the site, although under sugar cultivation at the time of the application, were reclassi-
Jied from Agricultural to Urban in June 1977 to permit construction of a residential, commer-
cial and resort development). In comparison, the uses surrounding the Site are agricultural,
County park, or undeveloped. To redistrict the Site to Urban would invite urbanization of the
surrounding areas. By issuing a special permit, the underlying Agricultural zoning remains
unchanged, and specific conditions can be tailored to the Project to ensure that the character
and impacts of the Project do not encourage district boundary amendment requests to urbanize
the surrounding lands.

5) Opportunities to comment and cross-examine. A special permit application does not in
and of itself trigger the environmental review requirements under Hawaii Revised Statutes
chapter 343. This Project does trigger chapter 343, and the EIS process will provide compre-
hensive information and opportunity to comment to any interested parties regardless of stand-
ing. In quasi-judicial contested case proceedings, such as district boundary amendment
procedures, standing must first be established. Once established, the Jormal contested case
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§4.2 RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS

procedures do provide for cross-examination. If parties feel they need the additional protec- —
tions or powers offered by contested case procedures, they may request such procedures from

the Planning Commission. In short, unlike the Neighborhood Board case, an EIS is being pre-

pared for the Praject. Contested case procedures similar to district boundary amendment pro- _
cedures are available if requested,

* The desired use shall not adversely affect surrounding properties.
The surrounding areas to the north, west, and east of the site are agricultural or undeveloped;
nevertheless, these lands will be buffered by the preserved native forest, open space, or the golf v
course. Where proposed development borders another landowner to the south, landscape buff-
ers would be established.

* Such vse shall not unreasonably burden public agencies to provide roads and streets, sewers,
water, drainage, school improvements and police and fire protection.
The Applicant will provide the necessary roads, sewers, and drainage improvements to support :
the Project. The Applicant has already contributed towards the extension of water improve-
ments to service the vicinity. The Applicant will also provide an additional reservoir to support
the Project. The Project will not create a need for school improvements. Onsite security will
minimize the impact on police protection. The Project design will conform with the Fire Code
and other requirements of the Fire Department to ensure adequate water supply and pressure,

-
o
T e e e o UL A b e s i e b e e e

fire truck access, and appropriate building design (fire rating of materials, sprinkler system as '7
required). [ 2

* Unusual conditions, trends and needs have arisen since the district boundaries and regulations -
were established: i

| 0

A recent trend is ecotourism, with its emphasis on low-impact resort development in a natural
setting, cultural learning, and health. The natural and cultural amenities of the site (geother-
mally warmed groundwater, native forest, archaeological sites) are an integral part of the over-
all Project.

1

I

* The land on which the proposed use is sought is unsuited for uses permitted within the district.
The land is marginal agricultural land. Papaya is one of the few crops that can be grown.
However, the papaya farms in this area were hit by disease. Papaya cultivation has expanded
to other parts of the island, especially with the closing of the sugar plantations.

e

I~

* The proposed use will not substantially alter or change the essential character of the land and
the present use.
The land is presently vacant. The low-scale design and extensive landscaping will preserve the
rural character of the area.

=

*» The proposed use will not be contrary to the goals, policies and standards of the General Plan -
and other applicable documents such as community development plans and design plans. Lo
The Project is consistent with General Plan and Puna Community Development Plan (see ’
Section 4.3 and Section 4.5). The General Plan supports a retreat resort in the Puna area. To
ensure that resort projects are low-scale and rural in character, the Puna Community Develop-
ment Plan favors the controls of the Special Permit over wholesale resort zoning.

(

[

* The proposed use is an unusual and reasonable use of land, which would not be contrary to the
objectives sought to be accomplished by the Land Use Law Rules and Regulations.

[

1
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RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS §4.3

The proposed Project uses the geothermal groundwater and the native forest as unusual fea-
tures for a resort in Hawaii. The Project is a unique blend of natural resource preservation,
resor1, sports complex, wellness facilities, and agriculture that does not readily fit into a per-
missible use category because it is a product of emerging trends (e.g., ecotourism and wellness)
and unique site conditions.

In summary, the flexibility of the special permit was intended for these types of uses that could not
possibly be foreseen. The Project differs from the Neighborhood Board case in its limited built-up
scale, its rural remote chasacter, the non-urban surrounding uses, and the procedural opportunities
to comment through the EIS process and options for contested case hearings.

4.3 Hawall CouNTY GENERAL PLAN

The General Plan Land Use Pattern Allocation Guide (LUPAG) Map designation for the Site is
Orchards. Since the underlying zoning will remain Agriculture, no General Plan Amendment will

be required.
The Project conforms with the following General Plan goals, objectives, standards, and courses of
action:

ECONOMIC

GOALS

oProvide residents with opportunities to improve their quality of life.

oEconomic development and improvement shall be in balance with the physical and soctal environments of
the island of Hawaii.

oThe County of Hawaii shall strive for diversity and stability in its economic system.

oThe County shall provide an cconomic environment which allows new, expanded, or improved economic
opportunities that arc compatible with the County's natural and social environment.
POLICIES

oThe County of Hawaii shall assist the expansion of the agricultural industry, especially diversified agricul-
ture, through the protection of important agricultural lands, capital improvements and other programs, and
continued cooperation with appropriate State and Federal agencies.

oThe County of Hawaii shall strive for an economic climate which provides its residents an opportunity for
choice of occupation.

oThe County of Hawaii shall encourage the development of a visitor industry which is consistent with the
social, physical, and economic goals of the residents of the County.

oThe County shall require a study of the significant social and physical impact of large developments prior to
approval.

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

oThe County of Hawaii's land, water, air, sea, and people shall be considered as essential cconomic resources
for present and future generations and should be protected and enhanced through the use of economic incen-

tives.

oThe County shall strive for full employment.
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§4.3 RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS

oThe County shall conduct a re-evaluation of ail economic goals and policies, particularly in the area of tour-
ism, coincident with any County-initiated overall land use acreage allocation and General Plan review.

oThe County shall identify and encourage primary industries that are consistent with the social, physical, and
economic goals of the residents of the County.

oAn active liaison between the County and the private sector should be encouraged with respect to the
County's requirements for establishing business on the isiand.

oThe County of Hawaii shall encourage the continuing development of the retirement industry.

oThe County shall promote a distinctive identity for the island of Hawaii to enable govemment, business and
travel industries to promote the County of Hawaii as an entity separate and unique within the State of Hawaii.

STANDARDS

oThe istand of Hawaii should be developed into a unique scientific and cultural model. The istand should
become a model of living where cconomic gains are in balance with social and physical amenities. Develop-
ment should be reviewed on the basis of totat impact on the residents of the County, not only in terms of imme-
diate short run economic benefits,

oNew industries which provide favorable benefit-cost relationships to the people of the County should be
encouraged. Benefit-cost relationships as used here include more than fiscal considerations.

COURSES OF ACTION FOR PUNA

oThe County shall assist the further development of the agricultural industry by providing support services,
such as co-operation with other agencies in developing manpower training programs, protecting important
agricultural Jands, and requesting and providing necessary capital improvements.

oThere is potential for limited visitor facilities in the form of small accommodations and support facilities,
such as natural areas, botanical gardens, and limited commercial facilities. Resort growth should enhance and
be in keeping with this area's rural character.

oThe fishing industry in Puna should be assisted by the County through a cooperative effort with State and
Federal ngencies.

oThe County shall support the development and utilization of geothermal resources and by-products consistent
with the environmental, social, economic and other goals expressed elsewhere in the General Plan.

Discussion: The Project is an innovative mix of resort and agriculture. Besides an additional
source of income, the agricultural component provides fresh produce, landscaping (e.g., orchards
serving as golf course roughs), medicinal herbs, rural character, and cultural education (e.g.,
*awa). The resort component provides a ready market for the various products grown on the Site,
as well as agricultural and fishery products from the vicinity. The EB-5 immigration program that
will finance the Project ensures that substantial direct and indirect jobs will be generated from the
Project. If successful, the Project could serve as a unique model to balance the social and physical
amenities. The Project’s onsen facilities will also serve as a model in Hawaii for the utilization of
geothermal resources.

ENVIRONMENTAL QUALITY

GOAL

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

¢The County of Hawaii shall take positive action lo further maintain the quality of the environment for resi-
dents both in the present and in the future.
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RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS §4.3

oMinimum controls are established by the Federal and State govemnmenis; through its powers the County shall
reinforee and strengthen established standards where it is necessary, principally by initiating, recommending,
and adopting ordinances pertaining to the control of pollutants which affect the environment.

oThe County should keep apprised of and advise the public of environmental conditions and research under-
taken about the island's environment,

oEncourage the concept of recycling agricultural and municipal waste material.

oThe County shall encourage the State to establish air and water quality monitoring stations in areas of exist-
ing and potential urban growth.

STANDARDS

oPollution shall be prevented, abated, and controlled at levels which will protect and preserve the public health
and well-being, through the enforcement of appropriate Federal, State and County standards,

- oEnvironmental quality controls are to be incorporated either as standards in appropriate ordinances or as con-
ditions of approval.

oFederal and State environmental regulations shall be adhered to.
Discussion: The construction and operation of the Project will adhere to applicable Federal, State,
and County environmental controls (see summary of controls in Table 5 on page4-33). Asa

condition of approval, the Applicant will establish a water quality monitoring program to monitor
potential impacts on the coastal, anchialine, and groundwater resources.

- HISTORIC SITES

— GOALS
- oProtect and enhance the sites, buildings and abjects of significant historical and cultural importance to
Hawaii.

.

oAccess 10 significant historic sites, buildings and objects of public interest should be made available,

POLICIES

oAgencies and organizations, either public or private, pursuing knowledge about historic sites should keep the

public apprised of projects,

oThe County of Hawaii shall incorporate sections to evaluate, manage, or protect historic sites, buildings and
- objects into appropriate ordinances,

oThe County of Hawaii shall require both public and private developers of land to provide 2 historical survey
' prior to the clearing or development of land when there are indications that the land under consideration has

— historical significance,
oPublic access to significant historic sites and objects shall be acquired.

oThe County of Hawaii shall embark on a program of restoring significant historic sites on County lands.
Through a joint effort with the State, the County can assure the protection and restoration of sites on other pub-

lic lands.

oThe County of Hawaii shall encourage the restoration of significant sites on private lands.

[l

oThe County of Hawaii shall collect and distribute historic sites information of public interest and in conjunc-
tion with the State, keep a current inventory of sites.

- oThe County shall also aid in the development of a program of public education concerning historic sites.

- oSigns explaining historic sites, buildings and objects shall be in keeping with the character of the area or the
cultural aspects of the feature.

oThe County of Hawaii shall develop a continuing program to evaluate the significance of historic sites.
Draft EIS Oneloa Onsen and Sports Camplex 4-15
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§4.3 RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS

STANDARDS

The evaluation of the importance of specific histaric sites is necessary for future action, The following stan-
dards establish a framework for evaluating sites.

olmportance in the life or activities of a major historic person.

oAssociated with a major group or organization in the history of the island or community,

oAssociated with a major historic event (cultural, economic, military, social, or political).

oAssociated with a major recurring event in the history of the community (such as annual celebrations),

oAssociated with a past or continuing institition which has contributed substantially to the life of the commu-
nity.

oUnique example of a particular style or period,
00ne of the few of its age remaining,
0Original materials and/or workmanship which can be valued in themselves.

oSites with a preponderance of original materials in context and complexes rather than single isolated sites
unless they are of great significance.

oSites of traditional and cultural significance.
Discussion: The Applicant has conducted comprehensive archaeological inventory surveys that
have been reviewed and approved by the State Historic Preservation Division. Since the
significant sites are clustered within the native forest area, the preservation of this area will ensure
the protection of these sites in situ (refer to Figure 17, “Relationship of Vegetation Types and
Archaeological Sites,” on page 3-14). The Applicant will also dedicate an area that contains
significant archaeological sites to the County. The Project will include a restoration and

interpretive program, developed with input from the community, that will enable public access to
these resources and opportunities for cultural education,

NATURAL BEAUTY
GOALS

oProtect, preserve and enhance the quality of areas endowed with natural beauty, including the quality of
coastal scenic resources.

oProtect scenic vistas and view planes from becoming obstructed,

oMaximize opportunities for present and future gcnerations to appreciate and enjoy natural and scenic beauty.
POLICIES

olncrease public pedestrian access opportunities to scenic places and vistas.

oThe County of Hawasii shall establish view plane regulations to preserve and enhance views of scenic or
prominent landscapes from specific locations, and coastal aesthetic values.

oThe County of Hawaii shall maintain a conlinuing program to identify, acquire and develop viewing sites on
the island,

0Access easement to public or private lands which have natural or scenic value shall be provided or acquired
for the public,

oStandard crilcﬁa for natural and scenic beauty shali be developed as part of design plans.

oThe County shall consider structural setback from major thoroughfares and highways and shall establish
development and design guidelines to Pprotect imporiant viewplanes.
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RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS §4.3

oThe County of Hawaii shall maintain a continuing program to identify exceptional trees or tree masses.

STANDARDS

The following standards provide guidelines for designating sites and vistas of extraordinary natural beauty
which shall be protected.

oDistinctive and identifiable landforms distinguished as landmarks, ¢.g. Mauna Kea, Waipio Valley,
oCoastline areas of striking contrast, e.g. Laupahoehoe Point.

oVistas of distinciive features,
oNatural or native vegetation which makes a particular area attractive.

oAreas which are harmoniously developed and enhanced by man so as to appear natural,

Discussion: The native forest area on the Site, one of the last vestiges of a native forest of this size
in the vicinity, is a scenic resource that will be preserved. Trails through the forest will provide
pedestrian access to the area. As part of the Project, the existing coastal road fronting the Site will
be re-routed inland because of the frequent inundation of the road by high waves or tides. The
existing road corridor will then be developed as a pedestrian and bikeway to enjoy the coastal

vistas.
NATURAL RESOQURCES AND SHORELINE

GOALS

oProtect and conserve the natural resources of the County of Hawail from undue exploitation, encroachment
and damage.

oProvide opportunities for the public to fulfill recreational, economic, and educational needs without despoil-
ing or endangering natural resources.

oProtect and promote the prudent use of Hawaii's unique, fragile, and significant environmental and natural
resources.

oProtect rare or endangered species and habitats native to Hawaii.
oProtect and effectively manage Hawaii's open space, watersheds, and natural areas.

oEnsure that alterations to existing land forms and vegelation, except crops, and construction of structures
cause minimum adverse effect to water resources, and scenic and recreational amenities and minismum danger
of floods, landslides, erosion, siltation, or failure in the event of earthquake,

POLICIES

oThe County of Hawaii should require users of natural resources to conduct their activities in a manner that
avoids or minimizes adverse effects on the environment.

oThe County shall encourage a program of collection and dissemination of basic data concerning natural
resources,

oThe shoreline of the island of Hawaii shall be maintained for recreational, educational, and/or scientific uses
in a manner that is protective of resources and is of the maximum benefit to the general public.

oThe shoreline shall be protected from the encroachment of man-made improvements and structures,
oThe County shall coordinate programs to protect natural resources with other government agencies,

oThe County shall promole sound management and development of Hawaii's land and marine resources for
potential economic benefit.
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§4.3 RELATIONSHIP TO FLANS, POLICIES, AND CONTROLS

oThe County shall encourage public and private agencies to manage the natural resources in a manner that —
avoids or minimizes adverse effects on the environment and depletion of encrgy and natural resources to the 3
fullest extent.

oThe County shall encourage an overall conservation ethic in the use of Hawaii's resources by protecting, pre- —_
serving, and conserving the critical and significant natural resources of the County of Hawaii.

oEncourage the use of native plants for screening and landscaping.

STANDARDS

—

The following shall be considered for ihe protection and conservation of natural resources.

oAreas necessary for the protection and propagation of specified endangered native wildlife, and conservation
for natural ecosystems of endemic plants, fish and wildlife.

—

oLands necessary for the preservation of forests, park lands, wilderness and beach areas.

1

oLands with a general slope of 20% or more which provide open space amenities or possess unusval scenic
qualities.

oLands necessary for the protection of walersheds, water sources and water supplies.

|

oLands with topographic, locational, soils, climate or other environmental factors that may not be normally
adaptable or required for urban, rural, agricultural or public use.

oThe Coastal Zone and Special Management Arca os defined by statule and in accordance with the adopted
objectives and guidelines.

Discussion: The Project is located entirely away from the shoreline and out of the Special
Management Area. Other shoreline parcels owned by the Applicant but not part of the Project will
be dedicated to the County to expand the County’s Ahalanui Beach Park. The native forest area on
the Site is a natural ecosystem of endemic plants that wili be preserved.

PUBLIC UTILITIES
GOALS

1=
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oEnsure that adequate, efficient and dependable public utility services will be available to users.

1

oMaximize efficicncy and economy in the provision of public utility services.

oTo have public utility facilities which are designed to fit into their surroundings or concealed from public

1

ik

view.

POLICIES

oPublic utility facilities shall be designed so as to complement adjacent land uses and shall be operated so as to r‘

minimize pollution or disturbance. —

oThe County shall encourage the use of properties or easements owned by public or private utility companies —_

or agencies as supplemental open space and recreational areas whenever practical, Lo
I

oProvide utilities and service facilities which minimize total cost to the public and effectivcly service the

needs of the community. —

oUtility facilities shall be designed to minimize conflict with the natural environment and natural resources. : "

olmprovement of existing utility services shall be encouraged to mect the needs of users.

oEncourage the clustering of developments in order to reduce the cost of providing wtilities. li }

oThe County shall develop short and long range capital improvement programs and plans for public utilities

within its jurisdiction and which are consistent with the County General Plan. =
|
el
| 319
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RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS §54.3

{1YWATER

POLICIES

oWater system improvements and extensions shail promote the County's desired land use development pattern,
oAll water systems shall be designed and built to Department of Water Supply standards.

olmprove and replace inadeguate systems.

oWater sources shall be adequately protected to prevent depletion and contamination from natural and man-
made occurrences or events.

oWater system improvemeats should be first instailed in areas which have established needs and characteris-
tics, such as occupied dwellings and other uses, or in areas adjacent to them if there is need for urban expan-
sion, or to further the expansion of the agricultural industry.

oA systematic program by the County, State and private interest shall identify sources of additional water sup-
ply to ensure the development of sufficient quantities of water for future needs of high growth areas.

oThe fire prevention systems shall be coordinated with water distribution systems in order to ensure water sup-
plies for fire prolection purposes.

STANDARD

oWater systems shall meet the requirements of the Department of Water Supply and the Subdivision Control
Code,

COURSES OF ACTION FOR PUNA
olmprove inadequate water system facilities.

oWater source investigation and exploration should be continued in order to provide service for anticipated
needs.

(2YTELEPHONE
POLICIES

oThe County shall encourage underground telephone lines wherc they are economically and technically feasi-
ble.

oThe County shall work closely with the telephone company to provide all users with efficient service.
STANDARD

oln the development and placement of telephone facilities, such as lines, poles and substations, the design of
the facilities shall consider the existing environment, and scenic view and vistas shall be considered and pre-
served where possible,

()ELECTRICITY
POLICIES

oPower distribution shall be placed underground when and where feasible. The County shall encourage devel-
opers of new urban areas to place utilities underground.

oRoute selection for high voltage transmission lines should include consideration for setbacks from major
thoroughfares and residential areas.

oThe County should encourage electrical utility companies to develop a comprehensive plan for the genera-
tion, transmission, and distribution of electrical power to the various parts of the island.

oSafety standards for power systems shall conform to safety standards as established by appropriate rcglilatory
authority.

Draft EIS Oneloa Onsen and Sports Complex
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§4.3 RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS

STANDARDS —
oThere shall be a minimization of obstruction of scenic views and vistas by electrical facilities.
oFacilities such as substations shall be acsthetically pleasing,

(S)SEWER

POLICIES

oThe “Sewerage Study for All Urban and Urbanizing Areas of the County of Hawaii, State of Hawaii,”
December 1970, and the “Water Quality Management Plan for the County of Hawaii,” December 1980, shall -
be used as guides for the general planning of sewerage disposal systems.

oPrivate systems shall be installed by land developers for major resort and other developments along shore-
lines and sensitive higher inland areas, except where connection to nearby treatment facilities is feasible and -
compatible with the County's long-range plans, and in conformance with state and county requirements.

oDisposal of raw sewage directly into waterways and the ocean shall be discontinued as soon as possible,
oSchemes for wastewater reclamation and reuse for irrigation shall be utilized where feasible and needed.
STANDARDS !

olncorporate sewage works standards proposed in the “Sewerage Study for All Urban and Urbanizing Areas of
the County of Hawaii” and the *“Water Quality Management Plan for the County of Hawaii.”

I”

oSewerage systems shall be designed for the particular area, depending on topography, geology, density of
population, costs, and other considerations of the specific area.

oThere shall be a minimum of visual and odor poilution emanating from scwerage treatment facilities.

I

oApplicable standards and regulations of the State Department of Health, Chapter 23 *Underground Injection
Control.”

oApplicable standards and regulations of the Statc Department of Health, Chapter 54 *Water Quality Stan-
dards.”

[

oApplicable standards and regulations of the State Department of Health, Chapter 55 “Water Pollution Con-
trol.”

I

oApplicable standards and regulations of Chapter 342, HRS; Act 282, Session Laws of Hawaii 1985; and Act
302, Session Laws of Hawaii 1986, Relating to Environmental Quality.

COURSE OF ACTION FOR PUNA

0The use of cesspools shall be discontinued in the coastal areas where cesspools do not function satisfactorily
to meet water quality standards. Individual household aerobic treatment units approved by the State Health
Department and the County of Hawaii could be utilized in these areas. Future sewerage systems for the Puna
arca would then naturally commence with service to the lower coastal areas,

I 1

Discussion: The Project has assisted to finance the extension of water service to the area, which has
enabled servicing the County park facilities, All water improvements have been and will be
constructed to County standards and dedicated to the County. The Project includes a private
wastewater treatment plant. The wastewater effluent will be reclaimed for irrigation; there will be
no ocean disposal of wastes. Since the package treatment plant will be underground, there will be
no visual impacts emanating from the treatment facilities.

RECREATION
GOALS

oProvide a wide variety of recreational opportunities for the residents and visitors of the County.

I3 1

l . HE
bl
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RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS §4.3

oMaintain the natural beauty of recreation areas.

oProvide a diversity of environments for active and passive pursuits.

POLICIES
oThe County of Hawaii shall improve existing public facilities for optimum usage.
oRecreational facilities in the County shall reflect the natural, historic, and cultural character of the area.

oThe use of land adjoining recreation arcas shall be compatible with community values, physical resources
and recreation potential.

oFacilities for compatible multiple uses shall be provided.

oThe County shall provide facilities and a broad recreational program for all age groups, with special consid-
crations for the handicapped, the clderly, and young children.

oThe County shall coordinate recreational programs and facilities with governmental and private agencies and
organizations. Innovative ideas for improving recreational facilities and opportunitics shall be considered.

oThe County of Hawaii shall adopt an on-going program of identification, designation, and acquisition of
areas with recreational resources, such as land with sandy beaches and other prime areas for shoreline recre-

ation,

oPublic access to the shoreline shall be provided in accordance with an adopted program of the County of
Hawaii.

oThe County shall establish a system of pedestrian access trails to places of scenic, historic, natural or recre-
ational values.

oThe County in coordination with appropriate State agencics shall establish a program to inventory ancient
trails, cart roads and old government roads on the island.

oThe County shall devclop facilitics and safe pathway systems for walking, jogging and biking activities.

oThe County shall review and, if appropriate, revise its ordinance requiring subdivisions to provide land arca
for park and recreational use or pay a fee in licu thereof.

STANDARDS
Regional Parks:

Major recreation area serving several districts and providing indoor and outdoor activities. A major center for

spectator sports and cultural activities. May include features of historic, geological, and horticultural interests.

Vicinity of major populated areas,

Facilities include: multi-purpose building, auditorium, gymnasium, swimming pool, adequate and defined
parking area, and facilitics for spectator sports: football, baseball, softball, track field, tennis, basketball and

volleyball.
District Parks:

Offer diversified types of recreational activities which include indoor and outdeor sports during the day as
well as nights,

Within a district consisting of several populated communities and good topography.

Facilities include: gymnasium with office, storage, restrooms, showers; a center for community and recre-
ational programs; swimming pool (if justifiable); play area and equipment for young children; courts for bas-
ketball, tennis, and volleyball; ballfields for soccer, baseball, softball and football; night lights; and adequate

parking area.

Community Parks:

Draft EIS Oneloa Onsen and Sparts Complex
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543 ARELATIONSHIP TO PLANS, POLICIES, AND CONTROLS

Community recreation area serving a 1 mile radius in urban arcas, and entire community in rural areas. Pro-
vide active and passive activities.

Between 4 and 8 acres, within the center of the community or several neighborhoods.

Facilities include: recreation building with multi-purpose room, office, storage, restrooms and parkkeeper's
room; swimming pool; gymnasium (where not serviceable from a district park); courts for basketball, volley-
ball and tennis; ballfields for softball/basebatl, soccer, football; play area and equipment for young children;
walking and jogging paths; picnic and passive area; night lights and adequate defined parking area.

Neighborhood Parks:

Provide open space in urbanizing areas for the general aesthetic enjoyment of the outdoors, play areas for
young children, and a social gathering place for the neighborhood.

Up 10 4 acres, within the center of the neighborhood and preferably adjacentto a school.

Minimum facilities include: restrooms; drinking water; parkkeeper's storage; walking and jogging paths (bike
and skating paths); courts for basketball, volleyball and tennis; ballfields for tetherball, bascball/softball and
soccer; play area and equipment for young children: and an adequate and defined parking area.

Community Centers:
Major center for spectator sports and for cultural and social activities.
Size depends on facilities proposed and accessory uses.

Facilities include: multipurposc building; avditorium; gymnasium; facilitics for spectator sports; swimming
facility; and adequate and defined parking.

Parks for General Use:

Centered around a major natural asset, such as a sandy beach, a prime forest, or a volcanic feature and includ-
ing historic sites whenever feasible.

Designed to accommodate users from throughout the County.

Beach parks provide opportunities for swimming/sunbathing, surfing, camping, fishing, boating, nature study,
and other pastimes, Every scction of the island should be adequately served. Facilities depend on size and
intensity of use but should include: restrooms with showers and changing area; picnic area with tables and
cooking facilities; a defined tent camping area when allowed; drinking water; defined and adequate parking;
pavilions of various sizes; lifeguard facilitics; and storage for groundskeeper and lifeguard equipment.

Wildemess and wildland areas are remote from population centers and have limited access by jeep, hiking,
biking, or horseback.

Facilities include; trails and unimproved roads; designated hunting and fishing areas; designated conservation
areas for nature study and other passive activilies; wilderness camp sites with simple shelters where needed;
outhouse facilities; and drinking water.

COURSES OF ACTION FOR PUNA

None applicable lo the Project.

Discussion: The Project will provide professional- or Olympic-standard indoor and outdoor
recreational facilities. The overnight facilities will enable residents from all parts of the County to
use the facilities. There may be opportunities to observe or participate in training sessions of
visiting professional athletes. Trails will provide access to the native forest area. Since the Project
is not located along the shoreline, the requirement for public shoreline access is not applicable.
The Applicant will dedicate land adjacent to the existing County Ahalanui Beach Park for the
expansion of this park. The Applicant will also dedicate land across the park for parking and
preservation of historic sites.
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RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS §4.3

LAND USE

Through the careful analysis and examination of past and present situations, the following goals, policies, and
standards are set forth to physically plan the lands in the County in the best interest of the island's residents.

GOALS

oDesipnate and allocate land uses in appropriate proportions and mix and in keeping with the social, culiural,
and physical environments of the County.

oProtect and encourage the intensive utilization of the County's important agricultural lands.
oProtect and preserve forest, water, natural and scientific reserves and open areas.

POLICIES

oZone urban- and rural- types of uses in arcas with ease of access to community services and employment cen-
ters and with adequate public utilities and facilities.

oPromote and encourage the rehabilitation and use of urban and rural areas which are serviced by basic com-
munity facilitics and utilities.

oAllocate appropriate requested zoning in accordance with the existing or projected needs of neighborhood,
community, region and County.

oMaintain the “land zoning bank” from which land use zoning may be allocated to specified urban and rural
centers and districts.

oConduct a review and re-evaluation of the real property tax structure to assurc compatibility with land use
goals and policies.

olncorporate innovations such as the “zone of mix" and “mixed use zones” into the Zoning Code.

olncorporate the concept of a “floating zone" for future industrial and retreat resort areas, to allow flexibility
in locating future nceded developments which cannot be pinpointed at this time, especially in the more rural
and/or remote areas.

oThe county shall encourage the development and maintenance of communities meeting the needs of its resi-
dents in balance with the physical and social environment.

oConduct a review and re-evaluation of the Zoning Code in light of emerging new industries and technologies
and incorporate revisions to land use regulations as necessary.

oThe County shall develop, in cooperation with community residents, community development or regional
plans for all of the districts or combinations of districts and shall periodically review and amend these docu-
ments as necessary or as mandated.

STANDARDS

oThe designated land uses will be delincated on the General Plan Land Use Pattern Allocation Guide Map.
The broad-brush boundaries indicaled are graphic expressions of the General Plan policies, particularly those
relating to land uses. They are long-range guides to general location and will be subject to: a) existing zoning;
b) State Land Use District; and c) zone guide map and interpretation. Similarly, the acreages allocated repre-
sent alternatives for the various levels of economic activity and supporting functions, such as resort, residen-
tial, commercial and industrial activitics. Land required for community and govemmental services and
programs as well as new towns and resort centers may be accommodated within the allocated acreages.,

oZoning requests shall be reviewed with respect to General Plan designation, district goals, regional plans,
State Land Use District, compatibility with adjacent zoned uses, availability of public services and utilities,
access, and public need.

oZoning may be recommended on an incremental basis depending upon construction schedule, development
of supporting services and facilities, and other pertinent factors bearing upon the performance of the petitioner.
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§54.3 RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS

oZoning may be reallocated as to location within districts according to need with or without change in total
zoned acreage,

oZoning of areas for industrial and retreat resort uses under the “floating zone™ concept shall be required to
meet all pertinent elements of the General Plan.

Discussion: The Project will use marginal agricultural lands, and will provide or improve the
necessary public utilities. The forest area on the Site will be preserved as open space. To ensure
the long-term preservation of the forest area and take advantage of tax incentives, the Applicant
will dedicate the area as a native forest to qualify for real property tax. The Project will create an
employment center for the region. The Project is a nonconventional type of rural resort use that
must use the flexibility of the Special Permit to accommodate the unique mix of sports/resort/
wellness/agriculture/cultural uses.

(DAGRICULTURE

The following goals and policies are intended to address some of the land related problems of agriculture and
are to be consistent with and supportive of the overall land use element,

GOAL

oldentify, protect and maintain important agriculture lands on the island of Hawaii.

POLICIES

oZoning shail protect and maintain important agricultural lands from urban encroachment. New approaches to
preserve important agricultural land shall be implemented by the County.

oThe County shall assist in the development of basic resources such as water, roads, transportation and distri-
bution facilities for the agricultural industry.

oAgricultural land shall be used as one form of open space or as green belt.

oThe County shall coordinate and encourage effonts 1o solve the problems of the agricultural industry in the
County of Hawaii.

oThe compatibility of agricultural and non-agricultural uses should be carefully reviewed and where appropri-
ate, buffers required.

oRural-style residential-agricultural developments, such as new small-scale rural communities or extensions
of existing rural communities, shall be encouraged in appropriate locations.

oThe County shall develop subdivision standards which make a distinction between agricultural and urban
land uses,

L oDesignate, protect and maintain important agricultural lands from urban encroachment. New approaches to
preserve important agricultural land shall be implemented by the County.

' oThe County shall ensure that development of important agricultural land shall be primarily for commercial
agricultural use purposes.

COURSES OF ACTION FOR PUNA

0Assist in the provision of water in agricultural areas,

oAssist in the further development of diversified agriculture in the district.
Discussion: The Project proposes a rural-style resort-agricultural use on marginal agricultural land.
The Project attempts to create a market for the agricultural products grown on the premises. The

Project also attempts to grow a commercially valuable product, *awa, in a manner that recreates
past cultural practices.

(2JCOMMERCIAL DEVELOPMENT

4-24 Draft EIS Oneloa Onsen and Sports Complex

i

-

71

N .

1

1

N B

-

| IS I

—= 11

Wi Lo, DA e e i ey L P S R T T Y e e
hamn AL R GRS ST 4 T UL i T A e Pt e




]

-

RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS §4.3

Following an examination and analysis of present and past situations conceming commercial development, the
following goals, policies, and standards have been set forth.

GOALS
oProvide for commercial developments that maximize convenience 10 users.

oProvide commercial developments that complement the overall pattemn of transportation and land usage
within the island’s regions, communities, and neighborhoods.

POLICIES

oCommercial facilitics shall be developed in arcas adequately served by necessary services, such as water,
utilities, sewers, and transportation systems. Should such services not be available, the development of more
intensive uses should be in concert with a localized program of public and private capital improvements to
meet the expected increased needs,

oDistribution of commercial areas shall be such as to best meet the demands of neighborhood, community and
regional needs.

oThe development of commercial facilities should be designed to fit into the locale with minimal intrusion
while providing the desired services. Appropriate infrastructure and design concerns shall be incorporated
into the review of such developments,

oApplicable ordinances shall be reviewed and amended as necessary to include considerations for urban
design, acsthetic quality and the protection of amenities in adjacent arcas through landscaping, open space and
buffer areas.

STANDARDS

There are three basic types of shopping centers:

o1)Neighborhood Centers

Provide: Convenicnce goods, ¢.g., foods, drugs, and personal services.
Major Shops: Supermarket and/or drug store.

Number of Shops: 5to 15.

Acreage: 5to 10 acres.

Approximate Market: 3,000 people.

02)Community Centers

Provide: Convenience goods, plus “soft line” items, such as clothing, and “hard line” items, such as hard-
ware and small appliances,

Major Shops: Variety or junior department store.
Number of Shops: 20 o 40.

Acreage: 10 to 30 acres.

Approximate Market: 15,000 people.
03)Regional Centers

Provide: Full range of merchandise and services.
Major Shops: Full ;izc d_cpanmcnt store.
Number of Shops: 40.

Approximate Market: 50,000 people.

Draft £1S Oneloa Onsen and Sporis Complex




§4.3 RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS

oCommercial development shall be located in arcas adequately served by transportation, utilities, and other
amenities. Commercial developments shall provide for adequate internal circulation amongst commercial
facilities in the area.

oOff-street parking and loading facilities shall be provided.

oCommercial development shall maintain or improve the quality of the present environment through the con-
sideration of visual, access, landscaping, and other design elements in their development.

oPreference shall be given to commercial lands with a reasonably level topography.
COURSES OF ACTION FOR FUNA
oCentralization of commercial activities in Pahoa shall be encouraged.

oExpanded commercial services to meet the needs of population growth in the Puna district shall be encour-
aged in the area of Keaau.

oRehabilitation of existing commercial development in appropriate locations shall be encouraged.

oAppropriately zoned lands shall be allocated as the need arises.
Discussion: The proposed commercial area meets the standards for a neighborhood center. It will
be a small-scale retail area for the convenience of the visitors and residents of the area. The
Project will provide or improve the necessary services-- the road system will be improved, the
private wastewater treatment plant will serve the area, water will be provided, and utilities will be

provided. Adequate onsite parking and loading will be provided. The commercial facilities will
be designed to fit the rural character with adequate landscaping.

(6)RESORT
GOALS
oMaintain an orderly development of the visitor industry.

oProvide for resort development that maximizes conveniences 1o ils users and optimizes the benefits derived
by the residents of the County.

oEnsure that resort developments maintain the social, economic, and physical environments of Hawaii and its
people.
POLICIES

oThe County may impose incremental and conditional zoning which would be based on perfornance require-
ments.

oPromote and encourage the rehabilitation and the optimum utilization of resort areas which are presently ser-
viced by basic Facilitics and utilities. :

oZoning of resort arcas shall be granted when the proposed development is consistent with and incorporates
the stated goals, policies and standards of the General Plan.

oThe County shali continue to seek funds from the State Capital Improvement Program to help develop visitor
destination areas in accordance with the County’s General Plan.

oThe County shall designate and allocate future resort arcas in appropriate proportions and in keeping with the
social, economic, and physical environments of the County.

oThe County shal! evaluate resort areas and the areas surrounding existing resorts to insure that viable quality
resorts are developed and that the surrounding area contributes to the quality, ambience and character of the
existing resonts.

oThe County shall encourage the visitor industry to provide resort facilitics which offer an educational experi-
ence of Hawaii as well as recreational activities.
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RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS §4.3

oCoastal resort developments shall provide public access to and parking for beach and shoreline areas.

oThe County shall re-evaluate existing undeveloped resort designated and/or zoned areas and reallocate resort
designated and/or zoned lands in appropriate locations.

oThe concept of a “floating zone” shall be used to allow for the future development of retreat resort arcas,
STANDARDS

The following established standards shall guide the development of resort areas,

Destination Resort Cennnunity

A destination resort is a self-contained resort destination area which provides basic and support facilities for
both the needs of the entire development and the surrounding regional area. Such facilities shall include
cmployee housing, recreational facilities, regional civic center facilities, other community facilities serving the
region. Basic infrastructure needs such as water, sewer and roads for the entire development shall be provided.

The designation of any destination resornt community shall be established through a formal General Plan
Amendment accompanied by an Environmental Impact Statement.

Maximum hotel and condominium-hotel units: to be determined in conjunction with the adoptior: of a master
plan for the destination resort community's Zoning. :

Resort Acreage: to be determined in conjunction with the adoption of a master plan for the destination resort
community's zoning, i

Active and passive recreation area; 1o be determined in conjunction with the adoption of a master plan for the
destination resort community's zoning.

Residential acreage: acreage shall include areas for employee housing and/or affordable housing and shall be
determined in conjunction with the adoption of a master plan for the destination resort community's zoning,

The required employee housing ratio and methed of provision shall be determined by an analysis of housing
needs of each district or relative area and with the adoption of the resort zoning; provided that the ratio shall
not exceed one cmployee unit for every two hotel units built.

Major Resort Area

A major resort area is a self-contained resort destination area which provides basic and support facilities for
the needs of the entire development., Such facilities shall include sewer, water, roads, cmployee housing and
recreational facilities, etc..

Maximum hotel and condominium-hote] units: 3,000 rooms.
Resort acreage: 90 acres minimom.

Aclive and passive recreation areas; 50 acres minimum,

Either participate in an off-site housing program or a maximum of 640 acres for residential use when other
zoned lands are not available in close proximity for support use. |

The required employee housing ratio and method of provision shall be determined by an analysis of housing
needs of each district or relative area and with the adoption of the resort zoning; provided that the ratio shall
not exceed one employee unit for every two hotel units built.

Intermediate Resort Area

An intermediate resort area is a self-contained resort destination area which provides basic and suppont facili-
ties for the needs of the entire development on a smaller scale than a major resort area. Such facilities shall
include sewer, water, roads, employee housing and recreational facilities, ete..

Maximum hotel and condominium-hotel units: 1,500 rooms,

Resort acreage: 45 acres minimum,

|
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54.3 RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS

Active and passive recreation area: 25 acres minimum,

Either participate in an off-site housing program or a maximum of 320 acres for residential use when other
zoned lands are not avajlable in close proximity for support use.

The required employee housing ratio and method of provision shall be determined by an analysis of housing
Reeds of each district or relative area and with the adoption of the resort zoning; provided that the ratio shall
not exceed one employee unit for every two hotel units built,

Minor Resort

A minor resort area shall not ¢xceed the density of an intermediate resort area and is generally an area with
many small property owners or an isolated resort development without sufficient land area to develop into a
self-contained destination area,

Maximum hotel and condominium-hotel units; 500 Rooms,
Resort acreage: 35 acres minimum.
Provide active and passive recreation area commensurate with the scale of development,

The required employce housing ratio and method of provision shall be determined by an analysis of housing
needs of each district or relative area and with the adoption of the resort zoning; provided that the ratio shall
not exceed one employee unit for every two hotel units buile.

Retreat Resort Area

A retreat resort area is generally an area which provides the user with rest, quiet, and isolation for an environ-
mental experience. It shall have sewer, water, roads, employee housing, and recreational facilities, etc..

Maximum hotei and condominium-hote! units: up to 100 rooms to be determined in conjunction with retreat
Tesort area's zoning,

Resort acreage: 15 acres minimum,
Provide active and passive recreation area commensurate with the scale of development.

The required employee housing ratio and method of provision shal] be determined by an analysis of housing
needs of each district or relative area and with the adoption of the resort zoning; provided that the ratio shal
not exceed one employee unit for every two hotel units built,

COURSES OF ACTION FOR PUNA

oThe development of visitor accommodations and any resort development in the district shall complement the
character of the area and be consistent with the General Plan,

oConsider the development of small family or 'bed and breakfasy' type visitor accommodations and small-scale
retreat resort development,

Discussion: The Project falls into the category of a retreat resort. The short-term overnight
accommodations consist of the 40 lodge units and 30 beach club units for a total of 70 units. The
natural features of the Site are integrally designed into the Project-- the native forest, the historic
sites, the geothermal groundwater for onsens. The agricultural components (e.g., orchards,
equestrian facilities) create a rurat setting that distinguishes this Project from other typical resorts,
The Project will create job opportunities in a region that needs it, with preference given to
qualified existing residents for available jobs.

(7)JOPEN SPACE
The following goals, policies, and standards are set forth to insure the protection and wise use of open space in
the County of Hawaji,
GOALS
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RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS §4.4

oProvide and protect open space for the social, environmental, and economic well-being of the County of
Hawaii and its residents.

oProtect designated natural areas.

POLICIES

oOpen space in the County of Hawaii shall reflect and be in keeping with the goals, palicies, and standards set
forth in the other elements of the General Plan,

oOpen space in urban areas shall be established and provided through zoning and subdivision regulations,
oThe County of Hawaii shalli encourage the identification, evaluation, and designation of natural arcas.

oZoning, subdivision and other applicable ordinances of the County of Hawaii shall provide for and protect
Open Space areas.

STANDARDS

oOpen Space designations shall include:

Forest Reserves

Water Areas

Potential Natural Hazard Areas

Natural Areas and Reserves

Open Space Recreation Areas

Scenic Vistas and Viewplanes

Generat Use Conservation Sub-zones with Compatible Uses

Scientific Areas, including Habitats of Endemic Species
Discussion: The native forest area on the Site will be preserved in open space. Any development
within the flood hazard zone along the makai portion of the Site will comply with the County’s

Flood Control Code. The proposed golf course will also create a landscaped open space recreation
area that will also function as a drainage retention area.

4.4 Hawal COUNTY ZONING AND SUBDIVISION CODES

A portion of the makai area of the Site is zoned A-1a, and the balance of the Site is zoned A-10a
(see Figure 30). The existing zoning will remain unchanged. Within the agricultural zoning dis-
trict, the zoning code requires a Use Permit for golf courses and related uses (e.g., driving ranges,
club houses, maintenance buildings) even if the State Land Use Law permits golf courses and driv-

ing ranges (but not clubhouses and maintenance buildings) within the State Agricultural District. 14
Although the Applicant received a grading permit for the golf course, this permit expired in

1998.15

14. Hawaii County Code §25-5-72(b)(1).
15. Grading Permit No. 004441,

Draft EIS Oneloa Onsen and Sports Complex 4-29

L LoL e e e P i i o B, B o o S ot =2 e g ik R T sl bt Kk S e S S A 1-‘-‘:




! I S R S A S (Ve AU N T T U R N S GO S QRN O |

Draft E1S5 Oneloa Onsen and Sports Complex

ry

1

SMA Bounda

FIGURE 30. Existing Zoning

4-30

Uz,
ot "]

)

~ DOCUMENT CAPTURED AS RECEIVED

¥ ST -
-l s tesum iy waty



-—l

T et % b, b s e = T s NN Bk e 1 AR S S M s e T

RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS §4.5

The Applicant intends to apply for subdivision approval to create 4 separate lots and a roadway lot
(see Figure 31). The lots will be for the commercial area (14.9 acre iot), the lodge area (14.9 acre
lot), the lot to be dedicated to the County for the park (11.242 acre lot), and one large lot, traversed
by a roadway easement, for the golf course and related facilities, sports complex, equestrian
facilities, native forest area, and chalets. The roadway on the roadway lot will be constructed to
the County’s standards and dedicated to the County. The roadway easement will be a private road.
The orchards may be established as agricultural easements to ensure a long-term commitment to
agriculture and to define the area that could benefit from agricultural property tax rates.

4.5 PuNA CoMMUNITY DEVELOPMENT PLAN

Although approved by the Planning Commission, the Puna Community Development Plan has not
yet been adoP:e,d by the County Council. The plan designates the Site as agricultural in a lava
hazard zone.!® Permitting the Project in an agricultural land use district (i.e., State Land Use
Agricultural, General Plan Orchards, and County Agricultural zoning) would be consistent with
the Puna Community Development Plan’s goals to encourage diversified agriculture, maintain the
rural character, promote smaller scale resort development by special permit rather than wholesale
resort zoning, and encourage collaboration among interrelated commercial, resort, and agricultural
uses.'” The proposed limited improvements to the Kapoho-Kalapana road, coupled with the
routing of the proposed electrical lines away from the Kapoho-Kalapana right-of-way, would
preserve the road’s scenic qualities consistent with the recommendations of the Community
Development Plan.!® Other proposed road and traffic improvements consistent with the Plan
include the rerouting of the Kapoho-Kalapana Road in the vicinity of Pohoiki and the suggestion
to turn the Mango Road into a one-way road.

4.6 CoAsTAL ZONE MANAGEMENT AND SPECIAL MANAGEMENT
AREA

The Project is located outside the Special Management Area (SMA), The SMA boundary follows
the makai boundary of the Kapoho-Kalapana Road. Although the Project does not require a SMA
Permit, because the “coastal zone management area” includes all lands, whether within or outside
the SMA, the Project must still conform with the objectives and policies of the Coastal Zone
Management Act.”” The Project is consistent with the CZM objectives and policies (see Appendix
A, “Hawaii CZM Program Assessment Form™).

16. Community Management Associates, Inc. Puna Community Development Plan. Prepared for the
County of Hawaii Planning Department. May 1995 (second draft).

17.1bid., p. 2-7 and -8 (recommendations for Agriculture and Resort policies).

18.Ibid., p. 2-13.

19, Hawaii Revised Statutes sec, 205A-1 (definition of coastal zone management area); sec. 205A-4(b)
(objectives and policies binding upon actions within coastal zone management area).
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FIGURE 31. Proposed Subdivision
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RELATIONSHIP TO PLANS, POLICIES, AND CONTROLS §4.7

4.7 OTHER PERMITS AND APPROVALS

The Project will require grading and building permits. If drywells are required, the drywells may
require an Underground Injection Control (UIC) Permit from the Department of Health (DOH).
Since the limits of grading for the improvements will involve more than 5 acres, the non-point
source controls under the NPDES Permit administered by DOH will likely apply to the Project. A
project identification sign will require a sign permit. The lodge, restaurant, sports complex, and
other facilities that qualify as public accommodations or commercial facilities must comply with
the requirements of the Americans with Disabilities Act.

TABLE 5. List of Permits
N A PN I S S S S L LR D S B SR R e
N R T B I TR
FEDERAL
Americans with Disabilities Act Design Americans with judiciary (enforcement by
Guidelines Disabilities Act (P.L.  litigation)
101-336)
STATE OF HAWAII
Underground Injection Control (possibly) HAR Chap. 11-23 Department of Health
NPDES HAR Chap. 11-55 Department of Health
Historic Preservation written concurrence ? State Historic Preservation
Division
Conformance with burial site requirements HRS sec. 6E-43 State Historic Preservation
Division, Burial Council,
OHA, others
Well Drilling Permit (possibly} HAR Chap. 13-168 Department of Land and

Natural Resources
Wastewater systems approval HAR Chap. 11-62 Department of Health

Endangered species propagation HAR 7? Department of Land and
Natural Resources

COUNTY OF HAWAII
Special Permit HRS §205-6; PCRule  Planning Commission;
6; HAR Chap. 15-15  Land Use Commission
Use Permit HCC §25-5-72; PC Planning Commission
Rule 7
Flood zone certification HCC Chap. 27 Department of Public
Works
Plan Approval HCC sec. 25-2-70,er  Planning Department
seq.
Grading Permit HCC Chap. 10 Department of Public
Works
Subdivision Approval HCC Chap. 23 Planning Department
Building Permit HCC Chap. 5 Department of Public
Works
Sign Permit HCC Chap. 3 Department of Public
Works

1. PC Rule= Rules of Practice & Procedure, Planning Commission, County of Bawali; HCC= Hawaii
County Code; HAR= Hawaii Administrative Rules
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ALTERNATIVES

This chapter explores and evaluates reasonable alternatives to the proposed Project that could
enhance environmental quality or avoid/reduce adverse environmental impacts.

5.1 NoO PROJECT

If the Project is not approved, the Applicant could use the Site for uses permitted under the current
agricultural land use designations. The likely use would be to reinstate the leases to papaya

growers.

Advantages
The adverse impacts that would be reduced or avoided include:

no loss of agricultural land,

no change to the rural character of the area;

no increase in traffic as generated by the Project;

no new development within a higher risk lava hazard zone.

Disadvantages
The potential impacts of this alternative include:

£ el e B - —— T Wy e, . . W - i
- B A L VT WP T R LA W A L VLR TR S SR DR

greater non-point source pollution impact on the coastal waters and anchialine pools due to the
more concentrated amounts of pesticides and fertilizers used to grow papaya compared to golf
course operations;

no coastal water quality monitoring program;
no preservation, restoration, and public access to the archaeological sites;

no controls to prevent clearing the native forest area and archaeological sites for additional
agricultural acreage;

foregone opportunites:
* increased jobs (direct and indirect) generated by the Project;

+ increased annual tax revenues generated by the Project;

Drafr EIS Oneloa Onsen and Sporis Complex 5-1
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§5.2 ALTERNATIVES

Infusion of foreign capital; —_

Privately-funded improvements to public roads including the limited widening of the ;
Kapoho-Kalapana Road and rerouting of the segment frequently inundated by waves and
high tides;

» Expansion of parking area for Ahalanui Park on land donated by the Applicant to the County; -

! l

5.2 36-HoLE GoLF COURSE

To reduce the intensity of the project, this alternative would delete the Iodge, chalets, and sports
complex and just develop a 36-hole golf course similar to a previous plan for the Site (see section
2.3.2 “Previous Development Plans” on page 2-6). The 36-hole golf course had previously been

approved. The approval restricted the golf course to the portion of the Site previously used for -
papaya cultivation. Because the market feasibility for golf courses has deteriorated, the Applicant i
reduced the size of the golf course to 18 holes and added other components besides golf. This i

alternative could be revived if the Project is not approved and the economics of golf courses
improves in the future.

[,
*

Advantages
The adverse impacts reduced or aveided include:

= There would be less traffic and less population increase without the proposed sports complex,
chalets, and lodge components;

» Agriculturally-zoned land would be available 