ANTHONY J.H. CHING
EXECUTIVE GFFICER

LINGA LINGLE
SOVERKOR

STATE OF HAWAII
DEPARTMENT OF BUSINESS, ECONOMIC DEVELOPMENT & TOURISM

] ﬁ T ey,
LAND USE COMMISSION [ -
P.O. Box 2359
Honoluiu, Hawall 96804-2358
Telephone: 808-587-3822 S E“} o 0
al S Y LA A T A B

Fax: 808-587-3827

MNovember 12, 2003

Ms, Genevieve Salmonson, Director _
Office of Enviromental Quality Control o &=
Department of Health E

235 South Beretania Street, Suite 702 - : ﬁ%
Honolulu, Hawaii 96813 . _

I
Dear Ms. Salmonson: S g
Subject: LUC Docket No. A03-740/Maui Land & Pineapple Co., Inc. o

At its meeting on Qctober 23, 2003, the State Land Use Commuission accepted Petitioner’s Revised Final
Environmental Impact Staternent ("RFEIS”) prepared for the subject docket. The Commission’s Order
Accepting Petitioner’s Final Environmental Impact Statement Filed on October 13, 2003, will be filed at a
later date under separate cover.

In accordance with Section 343-5 (), Hawaii Revised Statutes, we are filing four (4} copies of the FEIS, the
Office of Environmental Quality Control ("OEQC”) Publication Form, a copy of the FEIS distribution list,
a copy of the completed FEIS Distribution Cover Letter, and a copy of the project description.

In addition, we are forwarding a copy of the RFEIS and a copy of the Distribution Cover Letter from
Petitioner.

We request that the notice of the RFEIS be published in the OEQC’s The Environmental Notice.

Should you require clarification or further assistance in this matter, please contact Russeil Kumabe of my
staff at 587-3822,

Sincerely,

.

Execubive Offices 74 St
Enclosures
C Randall H. Endo, Esq., w/o enclosures

steven 5. C. Lim, Esq., w/o enclosures
Jetffrey H. Overton, AICP, w/o enclosures
Michael Foley, Flanning Department, County of Maui, w/c enclosures
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1.0 SUMMARY

Section 1.0 provides a summary for the proposed project, including its purpose, location and
existing land use. The purpose and contents of this Environmental Impact Statement (EIS) are
discussed along with a review of the public consultation process. Project impacts, mitigative
measures, alternatives and policy and plan compatibility are also summarized.

11 PROJECT INFORMATION SUMMARY

Applicant:

Accepting Authority:

Name of Action:
Planning/Environmental Consultant:

Project Location:

Tax Map Key:
Land Area:
Landowner:
Request:

State Land Use District:

Makawao-Pukalani-Kula
Community Plan:

Zoning:
Existing Land Uses:

Maui Land & Pineapple Company, Inc.

P.O. Box 187

Kahului, Hawai’i 96733-6687

Contact: Randall Endo Tel: 808-877-3874

Hawaii State Land Use Commission

P.O. Box 2359

Honolulu, Hawai'i 96804-2359

Contact: Anthony Ching Tel:  808-587-3822

Upcountry Town Center

Group 70 International, Inc.

925 Bethel Street, 5th Floor

Honolulu, Hawaii 96813

Contact: Jeffrey Overton Tel:  808-523-5866

Intersection of Pukalani Bypass Hwy., Haleakala Hwy.
and Makawao Ave, - Pukalani, Maui

Wellsite:  Piiholo Road - Makawao, Maui (Figure 1-1)
2-3-07:08 & Well site: 2-4-12:06 (Figure 1-2)

40.6 Acres (approximate)

Maui Land & Pineapple Company, Inc.

New town center for Upcountry including relocated
Pukalani Superette and other commercial, office, civic,
cottage industries, senior/multi-family residential and
open space uses, along with a new potable water well.

Agricultural

Agricultural (AG) - Approximately 95% of site

Open Space (OS) - Approximately 5% of site
Agricultural District (A) and Interim

Previously pineapple cultivation- Approximately 76%
of the site

Open space, existing agricultural structures, stables -
Approximately 24% of the site

PR— . 3 - [P
T e ettt ittt bt e PR

/T
1-1

- i  smrer lmire———t™ .
§ i i ~



Upcountry Town Center
MAUI LAND & PINEAPPLE COMPANY, INC.

Revised Final Environmental Impact Statement

. ‘ >, 3¢ Project Site

-’yhunﬁgu.fé 7 v V A

PUSPR,

LI
D
AN X
“ .

N

.',
-\ .

\fo

FIGURE 1-1

LOCATION MAP

|

i A AR AT T

7.'

e
U

-
S AP PRIt ¥



.

i
i

P |

il

[

Upcountry Town Center
MAUI LAND & PINEAPPLE COMPANY, INC.

Revised Final Environmental Impact Statement

", ’L_\‘ ""‘“
x —--—-—u— -_ N MM
mv\ ' B k]

O = ST | \_
[y, Project Area ! N P \ A
4! . HE L
;- S e ~ i

s
<
-1

> _,/\/

~N

NE
Approximate Scale: 1:500

FIGURE 1-2 TMK MAP: PROJECT AREA & WELL SITE

1-3



Upcountry Town Center
' MAUI LAND & PINEAPPLE COMPANY, INC,

Revised Final Environmental Impact Statement

1.2 PROPOSED ACTION

Maui Land & Pineapple Company, Inc. is proposing to improve approximately 40.6 acres of
agricultural land into a rural country town center development. The construction of Pukalani
Bypass Highway divided this land from a larger contiguous pineapple field. Proposed land
uses include commercial, office and civic space, cottage industrial lots and a senior/multi-
family residential component. Associated parking and improved road circulation are also
proposed within the master development plan.

The Upcountry Town Center Master Plan includes approximately 10-acres of open space
designed as a buffer between Pukalani Bypass Highway and the uses of the Center. This area
will be landscaped consistent with the surrounding Upcountry environment and plans include
recreational features such as pedestrian, bicycling and equestrian trails. The entire
development is intended to provide a centralized local gathering place providing a venue for
community services, activities and outdoor markets.

To satisfy the water supply requirements for the Upcountry Town Center, Maui Land &
Pineapple Company, Inc. will develop a potable water well at Piiholo Road in Makawao. This
new well will be dedicated to the County of Maui Department of Water.

The more detailed project description is provided in Section 3.0.

1.3 REASONS FOR PREPARING THIS ENVIRONMENTAL IMPACT STATEMENT

This Final Environmental Impact Statement (EIS) is being filed with the State of Hawaii's Office
of Environmental Quality Control (OEQC). The Draft EIS and Final EIS evaluate the potential
impacts of the proposed Upcountry Town Center on the natural and human environment.

This document is presented in eleven sections. Section 1.0 contains an introductory summary
including an overview of the project’s purpose. Section 2.0 describes purpose and need for the
proposed project. Section 3.0 discusses the project in detail. Section 4.0 discusses potential
impacts. Section 5.0 identifies alternative actions to the proposed project. Section 6.0 reviews
the determination and findings of this report. Section 7.0 identifies parties consulted during
preparation of this report. The Environmental Impact Statement is being processed pursuant to
Hawaii Revised Statutes, Chapter 343 and Chapter 200 of Title 11 Administrative Rules,
Department of Health, “Environmental Impact Statement Rules.”

The proposed action that is reviewed in this EIS involves an amendment to the Makawao-
Pukalani-Kula Community Plan, an implementation measure of the Maui County General Plan,
which triggers the application of Chapter 343, Hawaii Revised Statutes (HRS), and the
Environmental Impact Statement Rules, Title 11, Chapter 200 of the Hawaii Administrative
Rules (HAR). This EIS has been filed with OEQC for publication in the Environmental Notice,
and copies have been distributed to interested parties as required under the EI5 rules.

The Final EIS (August 2002) was accepted by the County of Maui Planning Department in
September 2002. This acceptance was challenged, and overturned by the Second Circuit Court
by Order for Summary Judgment (16 April 2003). It was determined by the Court that the
proper accepting authority is the State Land Use Commission. In accordance with the directive,
Maui Land & Pineapple Company, Inc. prepared this Revised EIS to be filed with the State

= 7°




i1

tod

Upcountry Town Center
! MAU! LAND & PINEAPPLE COMPANY, INC.

Revised Final Environmental Impact Statement

Land Use Commission. This Revised EIS further addresses comments about project description,
market, agricultural impacts, visual/open space/rural resources, historic/cultural/agricultural
resources, engineering, traffic, water supply, alternatives, and unavoidable impacts. The added
analysis is presented in the subsequent chapters.

This Revised Final Environmental Impact Statement for the Upcountry Town Center is being
submitted for processing to the State Land Use Commission concurrently with the Petition for
State Land Use Boundary Amendment pursuant to the April 16, 2003 Second Circuit Court
Orders on Motion for Summary Judgment filed by Defendant Maui Land & Pineapple
Company Inc. in Malama Maui v. Planning Department, County of Maui, et al., Civil No. 02-1-
0500(1), Circuit Court of the Second Circuit. The April 16, 2003 Orders held that the original
Final Environmental Impact Statement accepted by the Maui Planning Director was null and
void because neither the Planning Director nor the Planning Department of the County of Maui
was the proper accepting authority pursuant to the requirements of Hawaii Revised Statutes
Chapter 343. The Court ordered that the "final EIS must be accepted by the agency with
authority to ultimately approve the permit sought by the Applicant", and that "[t]he only
governmental executive agency that can approve an application for this project appears to be
the State Land Use Commission". The Court also held that the applications by Maui Land &
Pineapple Company, Inc. for a Community Plan Amendment, Change in Zoning and Project
District Development could be concurrently processed pursuant to the requirements of the
Maui County Code. The Court further ordered that "no applications for permits or approvals
regarding the Upcountry Town Center shall be further processed unless and until there has
been an acceptance of the Final EIS for the Upcountry Town Center by the appropriate
accepting authority which, as the Court earlier ruled, is the State Land Use Commission." This
Revised Final Environmental Impact Statement is being processed with the Land Use
Commission in compliance with the requirements of the April 16, 2003 Orders.

14  SIGNIFICANT BENEFICIAL AND ADVERSE IMPACTS
14.1 Beneficial Impacts

The planned improvements are considered to be beneficial uses of the environment. They
utilize areas that have been previously used for intensive pineapple cultivation.

The planned improvements will increase and enhance, rather than narrow, the range of
beneficial uses of the environment by:

¢ Increasing bio-diversity on the proposed site through the addition of a 10-acre open space
using a wide variety of flora including native plantings;

¢ Increasing the opportunity for people to experience and enjoy Hawaii's special natural
environment through the addition of walking trails within the ten-acre open space; and

» Preserving some of the existing agricultural structures that will preserve important elements
of upcountry Maui’s cultural landscape.

¢ Improving access between King Kekaulike High School and surrounding neighborhoods

/*
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« Creating a town center for the community capable of being accessed by walking or bicycling

« Providing needed services in Upcountry Maui in a central location, at the crossroads of
several major transportation routes

Long-term risks to health and safety will be reduced by:
« Reducing the amount of agricultural substances used in the area;

e Remediation of the pesticide contamination at the Corn Mill Camp buildings:

e Reducing dust, noise and odors related to intensive agricultural uses;
s Reducing commutes to Central Maui for basic goods and services;

o Creating pedestrian friendly environment for tesidents and others that use the civic and
commercial areas of the development; and

s+ Reducing agricultural cross-hauling vehicles on Pukalani Bypass Highway.

o Foreclosure of future options is limited to the likelihood that a majority of the land could not
be returned to natural or agricultural use.

« This option foreclosure also constitutes the most significant “trade-off” involved in
implementing the planned improvements. However the short-term and long-term gains
outweigh any short-term or long-term losses.

e In summary, the planned improvements are expected to help maintain and enhance the

long-term productivity of the environment, rather than adversely affect it, for the following

reasons:

« Services will be provided at a centralized Upcountry Mauti location thereby reducing th
necessity for local residents to travel to Central Maui for such services. :

« The proposed development will add bio-diversity in place of agricultural monoculture in 10
acres of open space.

e Retention of existing agricultural structures will help preserve Maui’s agricultural past.

« Elimination of agricultural use of project area will reduce agricultural substances, emissions,
and odors. The noise and dust from agricultural machinery will also be eliminated.

142 Adverse Impacts

The proposed project will remove 31 acres from productive, intensive agricultural use. It will
also reduce the amount of open space on the site with the addition of residential, commercial
and civic buildings. Other adverse impacts include:

Short-Term:

e Soils will be temporarily disturbed by grading, excavation and mounding activities at the

project sites during construction.
1-6 i
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Despite onsite mitigation measures, temporary increases in soil erosion will also result from
construction operations, and minor amounts of soil may be carried beyond the construction
site in surface runoff water.

Previously planted crops, some mature trees, and the exotic scrub vegetation will be
removed to allow construction of the planned improvements.

Wildlife utilizing the project sites and immediate adjacent areas will be displaced, most
likely into nearby undeveloped lands, by construction activities. Such operations will also
temporarily discourage wildlife from feeding at or migrating through the project sites.

Operation of construction equipment, trucks and worker vehicles may temporarily impede
traffic in the areas during the construction period.

Negligible releases of air contaminants will occur from construction equipment emissions.
Small amounts of dust may be generated during dry periods as a result of construction
operations.

Minor increases in noise levels may result from construction activities.

Long-Term:

Minor modifications to the current topography will be made to accommodate the planned
improvements and facilities.

Utilization of potable groundwater, including new well source development.
Subsurface disposal of treated wastewater.

Added emissions, from an increase in vehicles associated with the new facilities, will have a
negligible effect on air quality in the area.

Traffic will increase along Makawao Avenue, Old Haleakala Highway and to a Iesser extent,
Pukalani Bypass Highway.

There will be some slight increase in demand for police and fire protection as well as other
County services as a result of the project.

New structures and lighting will create visual impacts for surrounding residents, users of
the adjacent roadways and those looking down from upslope areas.

1.5 PROPOSED MITIGATIVE MEASURES

Mitigative measures, more completely described in Section 6 of this document, include the
following:

Short-Term:

The management of surface water and drainage control measures during the Center's
construction and operation will meet County of Maui standards

Temporary ground cover vegetation will be installed following grading of the project site.
The project includes over 10 acres which will become open space passive park areas, which
will be landscaped.

1-7 F‘
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The landscaping and plantings of the proposed development will use native plants when
possible to reintroduce native species to the property and encourage traditional activities
such as gathering plants for lei-making and medicinal purposes.

Based on the recommendations of the Maui County Cultural Resources Commission
resulting from a site visit to the Corn Mill Camp structures in May 2002, a structural survey
of the Corn Mill Camp structures and an architectural history of the site was completed.
These, along with the archaeological and cultural surveys in the EIS for Upcountry Town
Center, provide complete documentation of these structures’ historical significance.

The existing structures will be documented by photography to create a comprehensive
record of the warehouse buildings prior to demolition. One, or possibly, two are planned
for reuse as part of the Upcountry Town Center, based on their structural integrity and
practicality of adaptive reuse.

The existing water tank will be retained; however, its relocation may be necessary to better
fit within the overall project.

The impact of construction activities on air quality will be mitigated by conforming to strict
dust control measures, particularly those specified in the State Department of Health's
(DOH) Water Quality Standards, Chapter 37-A, Public Health Regulations, 1968; and the
U.S. Soil Conservation Service's Erosion and Sediment Contro! Guide for Hawail, 1968.

Short-term increases in vehicular emissions due to disruption of traffic by construction
equipment mobilization will be alleviated by moving equipment and personnel to the site
during off-peak traffic hours.

Construction-period noise will be mitigated in accordance with Title 11, Administrative
Rules, Chapter 46, Community Noise Control of the State Department of Health.

During construction, equipment will generally be contained in storage areas which are set
back from roadways and nearby residences. To minimize a variety of impacts including
visual effects, work on the most visible areas along existing roadways will be completed in
the shortest possible time period. '

Contractors will be responsible for providing necessary traffic controls and precautions to
maintain traffic safety on roadways bordering the construction site.

Long-Term:

Cut material from grading will mostly be retained on the project site. The amounts of cut
and fill will be balanced in the grading plan to minimize the need to import fill or to export
excavated material.

Implementation of landscaping will generally re-establish the soil retention value of
removed crops and vegetation. Upcountry Town Center will have extensive plantings
throughout its grounds, and establish control over existing erosion areas on slopes.

Proposed on-site retention basins will be sized to contain the projected runoff volume
increase expected to be generated by the development, thus attaining a zero runoff increase
to adjacent and downstream properties.

Water usage will be minimized through use of low use water fixtures in new housing and
other restrooms will reduce the quantity of water required for the proposed project. A new

1-8 ;’.-
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well will be developed which is expected to produce 1 to 1.5 mgd, substantially higher than
water requirements for the site.

A well-qualified grounds manager will be responsible for managing the landscaped and
open space areas of the Upcountry Town Center.

To minimize nighttime light pollution and to reduce the potential for interactions between
nocturnally flying Dark-rumped Petrels and external lights and other man-made structures,
external lighting within the proposed development will be shielded so as to prevent upward
radiation.

Plans to integrate at least one of the existing agricultural warehouse buildings into the
project will preserve significant reminders of the project area’s agricultural past.

Interpretive photography exhibits highlighting the old agricultural times are planned to be
included at the Maui Fresh facility and elsewhere in the town center.

Landscaping areas will be well-maintained with regular irrigation and ground cover
vegetation to prevent excessive dust generation within the Upcountry Town Center.

Traffic patterns at the Town Center will be designed to minimize traffic congestion, which
will reduce vehicle delays and exhaust emission effects.

Business selection criteria and design & management guidelines will be enforced in the
development and operation of businesses at the cottage industry portion of the project.

Design of Upcountry Town Center facilities will include noise mitigation measures in the
planning and location and orientation of air conditioning equipment, exhaust fans, pumps
and other equipment, such that local noise regulations will be satisfied.

Shielded/down lighting will be used to minimize nighttime light pollution and reduce
illumination impacts to surrounding residents and landscape.

The proposed buildings will include low-rise structures with aesthetically-pleasing
architectural design and landscaping quality to maintain the country-town feeling of
upcountry Maui.

Driveways into the proposed development will be channelized on their approaches with
separate left and right turn lanes.

Maui Land & Pineapple Company, Inc. is also planning on developing an off-site potable
water well, '

The wastewater management facilities at the new development will be in compliance with
applicable State of Hawaii Department of Health regulations for an individual wastewater
treatment works, and approved subsurface disposal facilities unless a suitable offsite
treatment facility is available prior to development.

The onsite utility services will be installed in accordance with the requirements of the
respective utility companies including the Maui Electric Company.

The project will respect the agricultural heritage of the area by integrating historical themes
and elements in the project design and landscaping. Wai Ulu Farms, an existing feed and
tack outlet and horse boarding and training facility, plans to relocate and expand on the
project site. Maui Fresh agricultural product venues and farmer’s market and cottage

19 F—.—
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industries in the project area will support agricultural industries and help farmers in the
upcountry area.

1.6 UNRESOLVED ISSUES

Unresolved issues are more thoroughly described in Section 6 of this document. The following
issues are discussed:

s Determination of building either senior housing or multi-family housing;

e Specific elements for retention and adaptive reuse of Corn Mill Camp structures;

e Access to Upcountry Town Center from Pukalani Bypass Highway

e Potable water well development at Piiholo Road,

e [If senior housing is not built, the “fair share” conditions of the State DOE will be met
as applicable to a new multi-family housing development.

e The SHPD will a formal review of the archaeological and cultural study for the
Piiholo well site, awaiting filing of the application for new well permit.

1.7 ALTERNATIVES

171 No Action Alternative

The no-action alternative would involve no changes to the existing project area for the
foreseeable future. The site would remain out of agricultural production and the Wai Ulu
Farms stables and agricultural supply business would remain in operation at its present
location. Existing structures on-site would also remain. Refer to Section 4, Environmental
Setting for additional information on existing site conditions. -

The lack of a development on the project site would not create additional employment, personal
income and tax revenue. It would also not provide improved access to retail goods,
professional services and other office, civic, and community gathering space. A high-quality
employment environment, a proposed component of the Upcountry Town Center, would not
be provided at the site and the opportunity to reduce commuting times for many local residents
would be lost. Opportunities for employees to commute by walking or bicycling to a major
local employment center would not be supplied. Needed housing and cottage industries space
would also not be provided for the Upcountry Maui community.

_ge
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1.7.2 Postponing Action Pending Further Study

This alternative would involve deferring completion of the planned project until additional
studies concerning potential impacts are completed. Doing so would result in the near term
loss of immediate benefits to the community in terms of open space, retail and commercial
goods and services, added employment and tax revenue. Market conditions for the proposed
development are projected to be favorable for start up over the next four years. Due to the
events of September 11, 2001 and resulting layoffs and business disruptions, the economic
benefits that will be generated by the project are sorely needed. A delay may result in the loss
of a market window that would be favorable to the start-up phase of such a development and
seriously jeopardize the long-term viability of the project.

1.7.3 Alternative Locations for Proposed Project

The current proposed site takes advantage of an isolated agricultural site created by the
construction of the Pukalani Bypass Highway in 1994. The proposed site is currently cut-off
from surrounding agricultural parcels and is therefore a prime candidate for development. The
site is immediately adjacent to urban developed neighborhoods and the Makawao Avenue
Commercial Corridor and presents a perfect location for a town center for the community. The
centralized, well-suited location of the site is a primary motivating factor in proposing the
Upcountry Town Center.

Alternative locations for a project of this size include Maui Land & Pineapple Company, Inc.
property at two different locations along the Pukalani Bypass Highway, as discussed in Section
70. Alternative Maui Land & Pineapple Company, Inc. land holdings may be physically
appropriate for this type of development but it would potentially ruin a larger more
economically and agriculturally sufficient parcel. The proposed project site, a 40-acre parcel, is
not an economical size for agricultural operations and supporting infrastructure. Alternative
sites would narrow future agricultural options on other lands. Other sites would also be
situated away from existing residential and commercial development.

1.74 More Intensive Development

Increasing the proposed mixed-use development by roughly 50 percent would mean the loss of
all open space other than the open space buffer required along Pukalani Bypass Highway by
County of Maui regulations. Such an increase would increase the amount of space dedicated to
buildings and other impervious services such as parking areas that would substantially increase
storm water runoff on the site. The loss of open space would also have an adverse impact on
the rural/agricultural character of Pukalani and Upcountry in general, creating a large,
sprawled development devoid of any rural character prominently located along two of
Upcountry’s busiest highways.

1.75 Less Intensive Development

A development of smaller scale would not be adequate to provide a reasonable rate of return to
offset the costs of a quality development. A smaller project would also be more difficult to
market and would be less likely to draw both tenants and customers further decreasing
potential financial returns. The proposed quantity of goods and services to be provided at
Upcountry Town Center is specific and intended to foster a viable and attractive community

o
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Center. A significant reduction in the potential rate of return on the site would discourage any
kind of development on the site. Similarly, an under-performing site or a vacant site would
have a significant impact on county tax revenue.

1.8 COMPATABILITY WITH LAND USE POLICIES AND PLANS

Several amendments and changes to State and local plans and designations are necessary to
develop the Upcountry Town Center. These include a State Land Use District Boundary
Amendment, a Makawao-Pukalani-Kula Community Plan Amendment and a County of Maui
Project District Approval. This Final EIS is prepared pursuant to Chapter 343, HRS and
therefore requires the State Land Use Commission acceptance prior to the approval of
additional entitlements.

Summary of Required Approvals

Permit or Approval Authority Action Status
I Agricultural
é’zﬁgc}fe lilrsnh:ﬁ:lment State of Hawaii, Land District to July 2003
Y Use Commission Urban District
. Agriculture
Makawao-Pukalani-Kula . Olg:;n Space / Filed in June 2002
Community Plan County of Maui Desi - e -
Amendment eSIgnations 1o Re-file-in-2004
Project District
Project District Zoning, County of Maui Approval Filed in June 2002
Refilen-2004
Environmental Impact HRS Chapter 343, State .
Statement Land Use Commission Acceptance Revised EIS
July 2003

yo
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1.9 SUMMARY OF COMMUNITY INPUT

Community participation and input is an important part of the environmental review and
design processes. Meeting notes from various meeting are provided in Appendix K. The
following list summarizes formal community involvement to-date:

February 27, 2001
March 15, 2001
April 19, 2001
May 3, 2001

May 23, 2001

May 21, 2001 &
June 5, 2001

July 5, 2001
August 23, 2001

November 19, 2002

May 15, 2003

June 4, 2003

Pukalani Community Assoc, - Planning, Zoning & Traffic Cmte.
Pukalani Elementary School Cafeteria

Pukalani Community Association - General Membership Mtg.
Pukalani Elementary School Cafeteria

Pukalani Community Assoc. - Planning, Zoning & Traffic Cmte.
Pukalani Elementary School Cafeteria

Pukalani Community Association - General Membership Meeting
Pukalani Elementary School Cafeteria

Makawao Main Street Assoc. - General Membership Mtg. aka “Town
Meeting” ~ Makawao School Cafeteria

Meetings with County Councilmembers
Patrick Kawano, Dain Kane, Charmaine Tavares, Mike Molina
Joanne Johnson, Alan Arakawa, Robert Carroll, Riki Hokama

Kula Community Association - Board Meeting
Kula Elementary School

Kula/MAUCA Community Assoc. - Gen. Membership Joint Mtg.
Kula Community Center

King Kekaulike High School
PTSA (Parent Teacher Student Assoc.) - General Membership Mtg.
King Kekaulike High School Cafeteria

Kula Community Association - General Membership Meeting
Kula Community Center

Pukalani Community Association - General Membership Meeting
Pukalani Elementary School Cafeteria
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110 PREPARERS OF THE EIS

The following parties were involved in the preparation of the EIS:

Applicant:
Maui Land & Pineapple Company, inc

Consultant:
Group 70 International, Inc.
Subconsultants:

The Hallstrom Group, Inc ~ Market Study, Economic Impact Analysis and Public
Cost/Benefit Assessment

Parsons, Brinckerhoff, Quade & Douglas, Inc - Traffic Impact Assessment

Char & Associates — Botanical Survey

Aki Sinoto & Archaeological Services Hawaii, LLC - Archaeological Inventory Survey

Aki Sinoto Consulting - Cultural Impact Assessment

Rana Productions, Ltd. - Survey of Avian and Mammalian Species

Decision Analysts Hawaii - Impact on Agriculture

Mink & Yuen, Inc.; Tom Nance Water Resource Engineering - Groundwater Impact Analysis
Tanaka Engineers, Inc. - Preliminary Engineering Study

Neiss & Duensing - Architectural History of Corn Mill Camp

Walter Vorfeld - Structural Analysis of Corn Mill Camp Structures

Morikawa & Associates, LLC - Electrical Assessment

Jeffrey Panteleo - Archaeological Reconnaissance & Cultural Assessment, Piiholo Well Site

7._
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2.0 PURPOSE AND NEED FOR THE PROPOSED ACTION

2.1 SITE HISTORY

The Upcountry Town Center project site, owned and operated by Maui Land & Pineapple, Inc,,
has been cultivated in pineapple since the early 1900's. The site also contains several structures
including agricultural warehouses and Wai Ulu Farms and corrals. Upon construction of the
Pukalani Bypass Highway in 1994, the 40.6-acre site was cut-off and isolated from surrounding
agricultural fields. While the site continues to hold State and County agricultural land use
designations, the land has been removed from agricultural production because it is no longer
economically feasible to farm the isolated and relatively small parcel.

2.2 SITE AND PROJECT ATTRIBUTES

The project site’s location, at the crossroads of three of the area’s major roadways and at the
mauka edge of the Pukalani community, makes it a principal candidate for the creation of a
service, business and public town center. The site is uniquely suited for a variety of land uses
capitalizing on and contributing to the sense of place, scenic views and rural nature of the
Upcountry Maui area.

The proposed Upcountry Town Center will serve local residents, businesses and visitors
through a variety of uses. Quality retail, governmental, residential and office space are in
demand in the area because of a growing local population. This project intends to meet needs
identified by members of the community while maintaining the distinctive Upcountry Maui
character and creating a sense of place in a central area for the region. Open space is also an
important component of the project. A new green corridor will provide an open space buffer
between the Pukalani Bypass Highway and the Upcountry Town Center.

While the project will result in the loss of 31 acres of agriculturally-designated land, this loss to
agriculture will be offset by the following benefits:

o Needed commercial space, office and civic facilities and cottage industries space to sexve
the needs of Upcountry Maui residents provided in a central location, served by 5
existing arterial and collector roadways

e Several hundred jobs ranging from unskilled to highly skilled, and including retail
workers, restaurant workers, government employees, doctors, nurses, dentists, dental
hygienists, attorneys, accountants, receptionists, craftsmen, etc. Companies that supply
goods and services to these on-site businesses and their employees will provide
additional jobs. ‘

e The creation of high-quality jobs at a location that is able to be reached by walking or
bicycling for many surrounding residents

« Total payroll estimated to exceed $10 million per year for on-site workers

e Estimated property taxes ranging from $20,533 in year 1 of development, to a stabilized
level of $907,324 at build-out in year 8 of development and beyond. ‘

e Senior/multi-family residential (approximately 120 or 96 units respectively)

40
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s A venue for community services, activities, festivals and farmer’s markets

¢ A public trail provided in a landscaped buffer zone

These benefits compare with pineapple operations on 31 acres that support about 1.7 workers
having a payroll of about $35,300 per year and site property taxes of approximately $85.

23 MARKET ANALYSIS

A market analysis was completed by the Hallstrom Group, Inc. {2001) and is included in
Appendix A.

Currently, a substantial portion of the economic activity of Makawao and Pukalani, including
daily shoppers, workers, capital and business leaders, flows downhill into Kahului/ Wailuku,
furthering congestion and commuting stress, and lessening local benefits that rightly belong in
the Upcountry towns. The Upcountry Town Center will offer the diversity of land use types
and infrastructure necessary to capture regional benefits within the Upcountry community.

The market analysis reached the following conclusions regarding the market standing of the
proposed Upcountry Town Center development:

e The subject property enjoys an excellent location within an expanding community
having limited supporting urban land use opportunities. It has superior mixed-use
development potentials given its physical and market characteristics, and is the most
appropriate site in the region for such uses, with the size, visibility, traffic patterns and
prominence to meet Upcountry demands for competitive "neighborhood/ community"
development.

e Based on market analysis, discussion with local residents and basic observation, the
Pukalani/Makawao region demonstrates significant demand for additional
neighborhood commercial (retail, service, and office) and secondary tourist-oriented
uses. The available space in Upcountry is near full occupancy, parking and traffic flow
are major community problems, and quality development sites are scarce. This has
resulted in limited patronage opportunities for area consumers and increased traffic into
Kahului.

e There is also a near total lack of light/cottage industrial lands in the study area relative
to the size of the community, its emerging importance in the island-wide economy, and
the level of evident entrepreneurship. At present, the minimal "industrial” space in the
region is generally in non-conforming or grandfathered locations and is insufficient to
meet the demands of the expanding Upcountry resident and economic base.

o The resident housing market on Maui has been under stress for many years. The
populations on the island and Upcountry are expanding, and persons are living longer.
This combination has created a shortage in both senior citizen and multi-family housing
Upcountry.

The majority of uses at the Upcountry Town Center will be intended to recapture some of the
neighborhood consumer demand that has migrated to Kahului in recent years with
development of large retail outlets such as Costco, Wall-Mart, K-Mart, Border Books, and
similar retailers. In many respects, as throughout the state (and mainland) these major retailers

/e

r Rk Z.1

-

e



Upcountry Town Center
MAUI LAND & PINEAPPLE COMPANY, INC.
Revised Final Environmental Impact Statement

have already “damaged” smaller local businesses and those that remain have and will continue
to succeed by appealing to and meeting the specific needs of nearby residents.

In fact, many of the businesses in proximity to the UTC will benefit from the cumulative

attraction the subject will help create. Consumers prefer to shop in areas with an extensive

selection of stores, goods and services. Much local trade is lost when the consumer leaves the
local market area to go elsewhere as they will patronize the stores in the vicinity of their
primary shopping areas. Maui Land and Pineapple Company, Inc. will be offering
commercial /retail lease rates at prevailing market rates which are anticipated to be comparable
to lease rates elsewhere in Upcountry Maui. The company will remain amendable to providing
special lease rates to particular non-profit entities on an ad-hoc basis.

On a fundamental level, it is not the new stores that negatively impact existing businesses; it is
the choices being made by individuals on where to shop. Consumers are attracted to low
prices, a large selection of goods, and quality service. They make the choice on where to spend
their dollars. By asserting that consumers be denied these choices in favor of existing
businesses is a form of economic discrimination within the Upcountry community, as these
services are readily available to residents of other towns on the island. Further, they are an
attempt to force consumers to support (“subsidize”) less efficient operations, with the result
being lost time and additional traffic congestion as Upcountry patrons are forced to travel
elsewhere to shop at the stores they prefer.

The Kulamalu Town Center project has moved forward significantly since the initial Market
study (July 2001.) The development has been well-received by the market, the type of proposed
uses and timing has more clearly defined, and its probable relationship with the proposed
Upcountry Town Center can now be reasonably assessed.

Market Acceptance. According to realtors handling sales, virtually all of the lots made available
bv the developer have been reserved; with only the topographically-challenged parcel at the
entry to the project still listed for sale. The absorption speed and pricing bespeak of the general
market_strength on Maui and specific upcountry demand for business/commercial-oriented
building lots. Demand was particularly high for the smaller parcels among the 19 lots, which
have an overall size range of one-half to 2.5 acres, with rapid sell-out and remaining interest in
the product type. Selling prices have ranged from $515,000 to $1,600,000.

Completion of the subdivision infrastructure and initial lot closings are anticipated for early
2004, Numerous purchasers have announced site development plans, and anticipate beginning
construction shortly thereafter. Al least one purchaser/builder is already offering space in a
proposed multi-tenant office building. Among the currently envisioned uses are: Institute for
Astronomy, Medical (Physician Offices), Fitness Club, Office Building(s), and a Skilled Nursing

An entertainment complex and several business-oriented uses are also being considered for the
project. At present, there is no retail being proposed outside of a possible small market (near
mini-mart size at only 10,000 square feet) and there are no restaurants as yet, and no
automotive-oriented uses will be permitted. Given the market response and proposed
development to date, it is likely Kulamalu will achieve its anticipated absorption and build-out
timeframe, with substantial levels of completed floor space by 2005-06.
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With Kulamalu moving forward as anticipated, its relationship with the proposed subject
project can be better assessed.

First, the timing of Kulamalu Town Center fits in well-with the timing of the Upcountry Town
Center. Kulamalu is helping meet some currently unmet community demands, but will be
offectivelv built-out by the time the subject product comes on-line in three to four years.

Second, the currently envisioned uses at Kulamalu will not address all sectors of commercial
land use demands in Upcountry. The project will have no meaningful retail or light (cottage)
industrial_uses; for which there is acute demand in the community. By 2005, the unmet demand
for retail /service floor space in the study area will total (mid-point) some 76,000 square feet, for
light industrial space the demand will be some 146,000 square feet. While Kulamalu will help
meet _regional needs for business/ office_and some other use types, it will not fully satiate
demand in any single category apart (perhaps) from the entertainment/recreation sector. There
will still remain unmet demand for senior housing and services, medical and clinic space, and
office/business uses.

Third, the two projects will not be in direct competition for major use types. The driving
components of the Upcountry Town Center are the retail and cottage industrial uses, which are
not represented at Kulamalu, Conversely, business/office and entertainment uses which are
expected to comprise much of the Kulamalu development are not significant components of
Upcountry Town Center.

Fourth, the competitive location and attributes of the Upcountry Town Center site continue to
be superior to Kulamalu for most uses. There are many retail/commercial users which would
not consider the Kulamalu frontage, access, lay-out and lot size to be amenable to their
business, and would not go to Upcountry at that location. The subject will provide the
characteristics necessary to support these uses. Further, Kulamalu is not in a position to exploit
tourist traffic to Haleakala summit, thus the potential positive impacts on_the Upcountry
economy from this massive flow of potential consumers is lost.

Fifth, the “Maui Fresh” concept, featuring made-in-Maui products and goods, which_is

proposed by ML&P for a portion of the Upcountry site, is not a feasible option for Kulamalu
due to location, access, size and price issues. Without the Upcountry Town Center, this

opportunity for local farmers and artisans to have a place to sell goods and access the visitor
stream will not be actualized.

24 ECONOMIC IMPACT ANALYSIS

An economic impact analysis was completed by the Hallstrom Group, Inc. (2001) and is
included in Appendix A.

Short-Term:

The Upcountry Town Center project will represent a meaningful boost to the Maui construction
and supplier industries over a seven-year period, particularly for Upcountry trade persons in
the commercial/industrial sectors in which demand has been muted due to a scarcity of
development sites. The planning process, currently underway, is anticipated to require about
two years; on-site backbone and first phase infrastructure some 24 months and other
construction about five years. While the Maui construction industry is moving into a growth
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cycle, the market was significantly strained during the 1990s. The overall scale of investment is
equivalent to the construction efforts of a major hotel development.

Maui weathered the 1990s recession better than most locales statewide, and employment in the
depleted construction trades has risen meaningfully over the past four years, but still remains
ten-plus percent below the levels achieved in the late 1980s and early 1990s. Employment is
currently at about 2,800 in the Maui construction trade, up one-third since the mid to late 1990s
job count of 2,000 to 2,200, but still 300 positions below the 3,100 worker level of 1989-1991.

Despite short-term gains, long-term recovery and stabilization efforts in the construction
industry have been hampered by the 1997-98 Asian monetary crisis; the reduced asset values
and earnings of major instate companies; and the limited flow of investment capital and
developer interest in undertaking major new projects. Apart from upscale residential, there are
limited favorable mid-term opportunities for full recovery in construction employment. Many
skilled tradesmen have left the island or moved into other occupations over the past ten years,
failing to pass their knowledge and experience onto the next generation of workers, damaging
the long-term health of the foundational construction industry.

The employment opportunities created in construction of the subject development will not
primarily be “new” jobs requiring new Maui residents, but will be additional opportunities for
resident construction workers and related local businesses.

Long-Term:

Employment in the retail, office/medical and cottage industrial operation proposed in the
Upcountry Town Center will be a combination of new positions, relocation of existing jobs and
expansion of area businesses. These jobs will run from entry level to upper-end business
owners and professionals, and will help absorb the more than 1,600 resident young adults who
enter the Maui workforce each year. The most probable employee pool is comprised of
Upcountry residents who are new to the workforce or seeking a job closer to their residence.

It is assumed the off-site/indirect work created will be steered towards existing Maui supply,
equipment providers and other service companies, which despite the up-tick in the Maui
economy over the past several years remain in a “lean” period relative to the massive
development activity of the late 1980's.

The on-site employment created during the subject development period represents about a .76
percent increase in total jobs available on Maui County (477 additional jobs per year to a current
job count of about 63,000), and could potentially lower unemployment in the construction
industry by up to three points.

Additional employment will be created by the expenditure of the employees, business owners
and residents of the development. These monies spent into the Maui economy are forecast to
reach $26.6 million per year on a stabilized basis. An additional 313 to 380 secondary jobs will
emerge on the island due to the wages of Upcountry Town Center employees being spent in the
community.
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3.0 PROJECT DESCRIPTION

31 OVERVIEW

Maui Land & Pineapple Company, Inc. intends to develop the subject property to provide
commercial, office and civic space, cottage industry lots, a senior/ multi-family residential
component and open space in the Upcountry Maui area. The development is intended to
provide these uses in a centralized rural country town center while maintaining consistency
with the character and sense of place of the surrounding area.

The Upcountry Town Center is proposed as a rural country town center serving local residents,
businesses and visitors. Preliminary designs for the project have focused on creating a central
sense of place for the region with structure types and scale reflecting the surrounding areas
consistent with the Country Town Guidelines of Maui County.

The proposed improvements involve:

o Commercial uses (local retail and country-town businesses) along the existing
Makawao Avenue community commercial corridor

e Civic and office space located adjacent to Old Haleakala Highway
o Cottage industry spaces located near the core of the site

¢ A senior/multi-family residential component located on the upper portion of the site
towards Old Haleakala Highway

« Retention of one or two of the existing structures in keeping with the rural sense of
place of the area if possible

« An open space corridor serving as a buffer zone along Pukalani Bypass Highway,
remaining consistent with current land use designations

e Venue for community services, activities and farmers’ market, with a “village green”

« Improved safety for King Kekaulike High School students due to improved bicycling
and walking trails and access to and from school

The project (Figure 3-1) consists of several components including commercial (Pukalani
Superette, a second anchor tenant, and additional retail and dining establishments), potential
civic facilities (library, post office, satellite city hall), professional/service office facilities
(medical, dental and other professional services), cottage industries, senior/multi-family
residential and open space. Each of the proposed uses would be drawn together by common
streetscape and landscaping features consistent with the thematic goal for the development and
the Country Town Guidelines of Maui County.

The design of Upcountry Town Center is intended to supplement existing uses surrounding the
project while providing residents with a town center along an established commercial corridor
within walking distance for many in Pukalani. Storefronts and building facades will be
differentiated from each other to significantly improve the visual interest of the Makawao
Avenue streetscape. The Country Town Guidelines for Makawao-Pukalani-Kula, developed by
Upcountry Maui residents, will be used as a resource to remain consistent to the unique rural

setting of Upcountry Maui.
/o
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3.2 PROJECT COMPONENTS
3.21 Commercial

The commercial element of the Upcountry Town Center will include approximately 112,000
square-feet of various retail and service-related components including Pukalani Superette, a
second retail anchor tenant, a financial institution and additional retail and dining
establishments. Shops and restaurants within Upcountry Town Center are intended to provide
modern choices and conveniences while capturing traditional values and characteristics of
Upcountry Maui. Proposed commercial uses will be situated along the established community
commercial corridor of Makawao Avenue within walking distance for many Pukalani residents.

Several retail establishments will be located along the existing Makawao Avenue commercial
corridor. The two-story structures of approximately 5,000-10,000 square-feet will front the
street and proposed sidewalk directly served by traditionally situated diagonal parking along
Makawao Avenue. These establishments are intended to house local service and small retail
businesses with convenient direct access along Makawao Avenue. These storefronts are
important elements of the rural main street theme promoted by this project and are intended to
complement existing business located across Makawao Avenue.

Off Makawao Avenue several larger retail establishments are proposed to provide needed
goods and services for Upcountry Maui residents. These businesses include Pukalani Superette,
an existing local business currently located across Makawao Avenue, a second retail anchor
tenant and several smaller retail, dining or service-related businesses totaling approximately
91,000 square-feet. A central parking area will serve these establishments with pedestrian links
to surrounding portions of the Upcountry Town Center provided. Space for a family-type
restaurant is also provided near the existing County fire station. This location will provide
visibility from Pukalani Bypass Highway and allow pedestrian connection from other sections
of the Town Center. A separate parking area will serve the restaurant.

In addition to these retail and service-related businesses, two establishments are proposed to
highlight the local setting and provide distinctly “Upcountry” services. Wai Ulu Farms, a local
livery and feed store plans to relocate to a larger building within the group of agricultural
warehouse buildings located on the site. Maui Fresh (currently located in Hailimaile) will be
located along Pukalani Bypass Highway and is intended to showcase local Maui agriculture
products through retail sales and displays such as pineapple gardens and a farmers’ market.

3.2.2 Office and Civic Space

Approximately 80,000 square-feet of office and civic space is included as part of the Upcountry
Town Center to provide needed professional and governmental services for the area. Potential
professional services include medical, dental, legal, real estate or financial offices. Civic offices
may include a satellite county hall, post office or library. These facilities are intended to address
the lack of professional and civic office space in the Upcountry Maui area. These facilities will
provide services to surrounding Pukalani residents as well as the residents of the proposed
senior/ multi-family housing within Upcountry Town Center.

Maui Land and Pineapple Company, Inc. has held preliminary discussions with officials at
County of Maui including the Economic Development Coordinator, as well as the Department
of Education. Potential civic uses include a satellite city hall facility, community meeting rooms,
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and an alternative learning program in connection with King Kekaulike High School. (That
program currently operates on-campus, but King Kekaulike has been looking for an off-campus
location for some time without success. UTC is located in an ideal location for such a classroom,
as it is off-campus, vet is close enough to King Kekaulike High School to allow for easy transfer
of lunches, etc.).

3.23 Cottage Industries

Space for cottage industries, small, artisan and light manufacturing operations, is proposed in
the center of the subject property. Approximately nine cottage industrial lots of 15,000 square
feet are proposed to house small, independent operations. A separate internal roadway will
serve these lots. Strict building controls will be in place to limit allowable uses, storage and
signage to maintain the rural town center development theme. Potential occupants include
artisans, wood workers, furniture makers and veterinarians. Proposed cottage industries
structures may include small residential units integrated with the operating portions of the
structures. These units are intended to reflect the independent operation of the cottage
industries and localized nature of Upcountry Town Center. Residential occupants are
anticipated to be the owners or employees of the cottage industrial businesses.

3.24 Senior/Multi-Family Residential

Recent “smart growth” guidelines put forth a goal of planning new housing in proximity to
employment and/or social centers. Housing proposed within the Upcountry Town Center
adheres to this goal and provides needed Upcountry housing for seniors or families within the
proposed community-based commercial and social center. The housing component of the
Center could logically be built as either a senior or multi-family residential project. The project
is intended to include assisted senior living housing if this use can be supported by market
factors. Multi-family housing serves an economically viable alternative to senior housing.

The proposed six to eight-acre residential enclave along Old Haleakala Highway will be
composed of multi-family density units. It is intended as a multi-family or independent senior-
living project serving local elderly, residents or family members. Location of the residential
component of the Town Center will capitalize upon the aesthetically-pleasing location and its
proximity to new retail, professional, medical and dining services. Approximately 120 two-
story units along with facilities, gardens and recreational facilities for the senior living or
approximately 96 units of multi-family housing are proposed.

It is anticipated that the senior housing facility will be either independent-living, or a mixture of
independent and assisted living. Senior housing is the first priority for the housing component.
The Applicant will only resort to multi-family if it is unable, after a good faith and diligent
effort, to find a senior housing partner to develop the senior housing. The Applicant has
alreadv_had_discussions for_senior housing with two potential partners and anticipates
contacting up to five more senior housing developers. In the event that senior housing is
deemed unfeasible, the Applicant would more than likely develop multi-family housing for fee

simple sales.
3.2.5 Open Space

An extensive open space network of approximately 10 acres, including pastures and passive
space, is a main component of the proposed Upcountry Town Center. Much of the open space
will serve as a buffer between the Town Center and Pukalani Bypass Highway. The existing

7.‘
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Wai Ulu Farms livery stables and operations plan to relocate and will continue to serve as
grazing lands. The approximately 10 acres of open space will include two drainage basins of
28,000 and 36,000 SF respectively, and a wastewater treatment plant of approximately 6,000 SF.

A passive open space corridor will stretch along Pukalani Bypass Highway and may include
walking, biking or equestrian trails linking to regional open space connections. Open space
areas will serve as important links between components of the Upcountry Town Center,
keeping with the rural town center theme that defines this project. An effort will be made to
retain mature trees in areas designated as open space with landscaping utilizing the plant
material listed in the Makawao-Pukalani-Kula Country Town Design Guidelines.

A Village Green will provide open space amongst the commercial and office structures of the
Upcountry Town Center. This area will provide space for community gatherings and passive
recreation. Pedestrian walkways will be provided throughout this area and the entire Town
Center.

3.3 ROADWAYS, PARKING AND CIRCULATION
3.31 Entrance Roadways

Five access points will be developed to the Upcountry Town Center to access the project from
each of the three surrounding roadways. Along Makawao Avenue, three entries to the
Upcountry Town Center are proposed. These entries will primarily service the retail
components of the Town Center. The new entrances will be configured as unsignalized
intersections with STOP-sign control on the driveway approaches. One of these access points is
an existing driveway roadway to Wai Ulu Farms and the agricultural warehouse buildings. A
second entrance is proposed to serve this side of the project along Makawao Avenue. A new
entry will be located near the intersection of Old Haleakala Highway and Makawao Avenue,
Left-turn pocket lanes will be created for all three primary entrances along Makawao Avenue.

Along Old Haleakala Highway, an entrance is planned at the intersection of the existing Lino
Place. This entry will also have a left-turn acceleration/deceleration lane. The new entrance to
Upcountry Town Center will be configured as unsignalized intersections with STOP-sign
control on the driveway approaches.

An entry to Upcountry Town Center is planned off the southbound lane of Pukalani Bypass
Highway to provide access from this arterial roadway. The entry will be limited to right-hand
turns only (in and out). Deceleration and acceleration lanes will be built along the project’s
frontage. Appropriate signage will be provided marking the entrance to the Town Center. The
entry will connect to the major interior roadway of the Town Center. This entrance will need
approval from the State of Hawaii Department of Transportation.

The proposed parking and traffic circulation plans will improve existing parking and roadway
conditions. Compliance with specific requirements will be met at the subsequent review

process such as the Project District zoning process at the County.
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3.3.2 Interior Roadways and Parking

Roadways within the Upcountry Town Center will reflect the rural country town theme with
non-standard curbs, gutters and sidewalks. Typical streets will be 24-feet wide A.C. pavement
and lined with street trees. Diagonal or parallel parking will be provided along some of the
internal streets of the Town Center. All utilities will be located underground in streets or within
appropriate adjacent easements.

A central parking area to serve the retail component of the Upcountry Town Center is proposed
between retail stores fronting Makawao Avenue and the larger anchor retail establishments.
Smaller parking areas will be developed at each of the proposed professional and civic office
sites, around the village green and at Maui Fresh. The senior/multi-family residential
component will have its own parking area.

Diagonal street parking is also proposed along a portion of Makawao Avenue, in front of the
proposed retail shopping area. This parking will have sufficient depth to allow for reverse
movements of vehicles in the shoulder area, without conflict to through-traffic.

3.3.3 Pedestrian/Bicycling Access

Wider recessed sidewalks along Old Haleakala Highway and Makawao Avenue will enhance
pedestrian and bicycling access to the project site. The recessed sidewalks will provide safer
access to and from the site and through access to surrounding destinations such as King
Kekaulike High School.

Pedestrian safety concerns, especially for school-aged children, are addressed in the inclusion of
new_walkways and connections with new crosswalks. The applicant will work with the
appropriate County and State agencies during the Project District {Phase II) review process to

address specific design details regarding parking, traffic circulation, walkways, signage and
crosswalks.
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3.3.4 Water Supply Well

Maui Land & Pineapple Company, Inc. plans to develop a new potable water well at the land
on Piiholo Road in Makawao. This well will be built to County standards for eventual
dedication to the Maui County Department of Water Supply. Development of the new well is
intended to provide credits to the applicant, thereby satisfying the County’s water supply
requirements relating to the new Upcountry Town Center.

Transmission of the water from this new well to the County’s Pookela storage facilities along
existing roadways will require installation of a new water transmission line in the public
roadway right-of-way. An alternative for water transmission could be an overland water line
route to Pookela, which would cross agricultural lands and an intervening gulch. The selection
of a transmission route will be determined in conjunction with the County DWS in the
subsequent planning and design process.

The new source is being developed by a private Applicant. The anticipated agreement with the
County Department of Water Supply would provide significant_benefits to the DWS and
residents of Upcountry Maui. In essence, the Applicant will develop a new well that will
become part of the DWS system, and_in return it will receive a portion of that new well's
capacity in the form of water reservations.

The anticipated agreement would call for the Applicant to develop the well at its sole cost. The
DWS would not be required to fund any of the cost of developing the well or to purchase the
well site. The well site would be dedicated in fee or by easement to the DWS and the well
would become part of the DWS system. The Applicant would then be allocated a certain
amount of water source reservation.

3.4 CONSTRUCTION ACTIVITIES

Construction activities for the various uses within Upcountry Town Center will involve
demolition of some existing structures, vegetation clearing, grading, grubbing, possible rock
removal, general construction, and landscaping. A brief description of these elements is
provided below. The planned improvements will impact the entire site totaling approximately
40 acres. The entire site is currently in use or had been cuitivated as an agricultural parcel in the
past.

3.41 Demolition, Vegetation Clearing, Grading and Grubbing

The construction period will involve clearing and grubbing of vegetation of the site and some
grading during development. On-site drainage detention basins and swales will control runoff
within the project site and the rate of discharge to off-site areas.

3.4.2 Excavations (Cut and Fill)

The topography of the project site will be modified, as needed to accommodate the construction
of structures and parking areas. Earthwork on-site will include grading the land to allow for
buildings and the parking areas to be built. Fill will be placed in areas with uneven grades, as
required. Earth Jayers will be cut where appropriate to keep new buildings low and minimize
the need for major fill. Mass grading is not anticipated to be required.
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Excavations for the new buildings and utility trenches will be required to complete the project.
Materials excavated for trenches and foundations are expected to be re-used on-site.

34.3 Rock Removal

Very little rock removal is anticipated as there are no ledges or outcrops evident on the site.
However, in the course of construction, some areas of rock material may be encountered. Rock
drilling or blasting may be required for rock removal. However, the requirements will be not
fully known until geotechnical exploration of the sites is completed as part of the facility design
process. Given the site’s surface conditions, geology of the region and its history as an
agricultural parcel, minimal rock removal is anticipated.

34.4 General Construction Activities

General construction activities include the construction of the infrastructure, structures and
related improvements of the Upcountry Town Center. Construction includes the digging and
trenching associated with the installation of the sewage system and drainage improvements,
paving of roadways and pouring of sidewalks and building pads. Building foundations are
expected to be concrete over compacted base course. No pile driving for foundational support
is anticipated. The project’s buildings will be completed in phases over 1-3 years.

Sustainable building techniques will be utilized where possible to conserve natural resources,
promote efficient use of water and energy and encourage recycling of waste products due to
construction and operation of the Upcountry Town Center. During the construction and
implementation_phase of the project, efforts to recycle, conserve, and re-use materials and
resources will be incorporated where appropriate and feasible, as adapted from the State OEQC
Guidelines for Sustainable Buildine Design_in_Hawaii, Solid Waste Management, Recycling and
Diversion Plan.

35 LANDSCAPING
35.1 Landscape Planting Concept

Preliminary landscape plans for the Upcountry Town Center include canopied streetscapes and
pedestrian paths, open pastures and trees. The existing landscaping consists primarily of
pineapple crops, Haole koa, Kiawe trees and a few mature trees along Makawao Avenue. Due
to anticipated grading requirements, all existing vegetation will be affected.

The landscape design concept for the Town Center's entry roads is to provide an entry
staternent and attractive parking lot while using large canopy shade trees and plant materials
listed in the plant matrix in the Makawao-Pukalani-Kula Country Town Design Guidelines.
Native plant materials that are drought, salt and wind tolerant, as well as have low
maintenance requirements, will be used as practicable. The conceptual landscape plan is shown
in Figure 3-3.

Trees such as Jacaranda, Chinese Banyan, Oleander, Kukui Nut Tree and True Kamani will be
planted throughout the site. Landscape plantings such as ‘Akia, ‘Ilima papa, Native Gardenia,
and Pohinahina will be used to provide accent and color. Native Hawaiian landscaping will be
utilized where appropriate. Root control barriers will be used to reduce uplifting of the
adjacent pavement.
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Lawn areas will be seeded with Common Bermuda or Kikuya Grasses. These types of grass
require less water than most other turf species. They also tolerate herbicides and recovers
quickly from damage. Natural rock retaining walls and boulders will be incorporated into the
hardscape and landscape design to support the varying grades and complement the natural
landscape. Open lawn areas will provide opportunities for community activities, picnicking
and free play.

35.2 Landscape Irrigation Concept

The landscape irrigation concept is to promote the healthy growth of the plant material while
conserving water. All of the plant materials specified require low watering levels. The
irrigation system will be designed according to the limitations on the availability of water for
irrigation. A combination of spray and drip irrigation may be used. The automatic irrigation
system will be separated according to grass and groundcover areas. This will ensure that plants
requiring larger amounts of water can be sufficiently irrigated without over-watering those that
require less water.

The sprinkler heads will be selected so their precipitation rates do not exceed the infiltration
rate of the soil; this will conserve water by eliminating run-off. It will also prevent the leaching
of nutrients, pesticides and fertilizers into the soil past the root zone. The layout of the sprinkler
heads will be designed to provide a uniform distribution pattern. Attention will be given to
avoid over-spraying walkways and roads. The irrigation run time will be scheduled to occur
during the less-windy evening or early morning hours.
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3.6  UTILITIES
3.6.1 Drainage

An onsite drainage system concept was completed by R.T. Tanaka Engineers (2001) and is
included in Appendix I and shown in Figure 3-5.

Onsite runoff will be collected by catch basins or grated drop inlets and then conveyed to the
proposed retention ponds by underground culverts. Referring to Figure 3.5 of Appendix I,
runoff from Drainage area 1 will be conveyed to Drainage Basin 1; runoff from Drainage Area 2
will be discharged to Drainage Basin 2; and runoff from Drainage Areas 3 and 4 will flow onto
Makawao Avenue to be collected by the proposed roadway drainage system and eventually
disposed of across the road by the existing culvert crossings.

The post-developed storm volumes from the project area are estimated to total 226,120 cubic
feet (refer to Figure 3.5 of Appendix I). These preliminary storm runoff volumes are subject to
change and adjustments due to final design considerations, but the conceptual nature of the
proposed improvements will remain the same.

3.62 Water Supply

An onsite water system concept was completed by R.T. Tanaka Engineers (2001) and is included
in Appendix 1. According to Department of Water Supply (DWS) standards, the estimated
average daily demand for the proposed development is 159,300 gallons per day (gpd).
Applying a demand factor of 1.5, the maximum daily demand will be about 238,950 gpd. The
fire flow requirement, based on commercial usage is 2,000 gallons per minute (gpm).

The Upcountry Town Center will be serviced by a network of 8-inch and 12-inch pipes. The
new system will be connected to the existing 12-inch water line at the junction of Haleakala and
Kula Highways, to the existing 6-inch waterlines on Makawao Avenue and to the existing 4"
waterline on Old Haleakala Highway. Fire hydrants will be provided along the proposed
roadways with spacings at no more than 250-feet.

Appendix H of the EIS, completed by Mink and Yuen (2001) and TNWRE (2003), identifies
potential wells and water supply conditions in the area. To satisfy the water demand for the
project, Maui Land & Pineapple Company, Inc. will utilize public water supply along with the
development of a new off-site potable water source ata location near Makawao.

The location for this well is TMK 2-4-12:06 on Piiholo Road, as shown in Figure 1-2. The new
water source will be developed in a location which will avoid conflict with existing and
proposed public drinking water sources (TNWRE, 2003). Water will be transmitted to storage
facilities at Pookela. Water from this well will provide ample additional source for the
Upcountry Town Center project, with additional supply allocated for public use.
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3.6.3 Wastewater Collection, Treatment and Disposal

An onsite wastewater system concept was completed by R.T. Tanaka Engineers (2001) and is
included in Appendix 1. Should a regional wastewater treatment system be developed prior to
completion of the development, it is anticipated that Upcountry Town Center would connect to
such a system.

The estimated average wastewater flow generated by the proposed development is 50,125 gpd
based on the Maui County Wastewater Reclamation Division’s guidelines.

The conceptual sewer system, consisting mainly of 8” and 12” PVC sewer pipes, will collect
wastewater flows generated by future users and then transport them to a proposed onsite
treatment facility. The treated wastewater will then be pumped to the proposed leaching fields.

Preliminarily, the leaching fields will need to have a total gross area of approximately 3.8 acres
or larger due to the topography of the disposal area. The leach fields will consist of absorption
trenches with perforated PVC distribution pipes enveloped in filter rock.

The possibility of re-using treated effluent generated by the Upcountry Town Center
wastewater_facility is being considered by Maui Land & Pineapple Co. While technically
feasible as a solution to effluent disposal it potentially adds great cost to the overall system. The
applicant continues to research whether a recycling solution that can be employed to reuse the
anticipated 50,000 gpd of effluent in landscape and pasture irrigation.

3.6.4 Power and Communications

Electrical, telephone and communications services to the project will be installed in accordance
with the requirements of the respective utility companies including Maui Electric Company.
The preliminary estimated demand for electricity for the completed project is 3,721 KVA. An
Electrical Assessment of the proposed project (Morikawa & Associates LLC, July 2001) was
completed and is included as Appendix ]J. Additionally, the design of the Upcountry Town
Center will take into consideration opportunities for minimizing energy consumption. The
design and construction of both the residential and commercial facilities will look at energy-
saving measures, with consideration of the Hawaii Model Energy Code. A review of demand-
side management strategies will also be examined to consider and evaluate energy-efficient

alternatives and options.
3.7 PROJECT SCHEDULE

Environmental processing and project permitting for the Upcountry Town Center is expected to
continue through 2004. Project construction will initiate in 2004 with site clearing, mass
grading, drainage and infrastructure development. The various project buildings will be
completed in phases, with initial emphasis on the commercial center._In 2005, construction of
the commercial center will advance, with the major tenant spaces, stand-alone sites and
intervening smaller tenant spaces developed. The cottage industrial lots will likely be sold in
2004 /2005, with individual facility development depending upon each lot owner. The
individual office and civic buildings will follow in 2006. Senior housing or multi-family
housing construction will likely be initiated in 2006. Substantial project completion of the
Town Center is planned by late 2006.
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38  PROJECT COSTS

The following table outlines estimated project construction costs for each component of the
Upcountry Town Center (refer to Appendix A for a complete discussion of project cost

estimates):

Table 3-1 Estimated Construction Costs

Project Component Estimated Cost
Infrastructure $9.7 million
Retail $22.3 million
Office/ Civic $16.0 million
Cottage Industrial $7.7 million
Senior/ Multi-Family Housing $16.35 million
TOTAL $72.05 million
3-19
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4.0 ENVIRONMENTAL SETTING

4.1 REGIONAL OVERVIEW

The proposed Upcountry Town Center project site is located in the Pukalani area of Upcountry
Maui on the windward slopes of Haleakala approximately 15 miles southeast of Wailuku and
Kahului (Figure 4-1). The site is located at the intersection of Pukalani Bypass Highway, Old
Haleakala Highway and Makawao Avenue. The communities of Pukalani, Makawao,
Haliimaile, Olinda and Kula that surround the site are predominantly residential and
agricultural with a small amount of commercial uses serving local residents.

The approximately 40.6-acre project parcel currently contains remnants of approximately 31-
acres of pineapple fields, a lowland drainage area along Pukalani Bypass Highway, several old
agricultural structures along Pukalani Bypass Highway, Wai Ulu Farms Feed Store and Stables
and corrals for boarding,.

The construction of Pukalani Bypass Highway in 1994 divided the project site from a much
larger contiguous pineapple field.

4.2 HISTORICAL PERSPECTIVE

Archaeological and cultural backgrounds are detailed in two studies completed by Aki Sinoto
and Jeff Pantaleo (2001) and are provided in Appendices D and E respectively.

4.21 Early History

Legendary and mythological references are scarce and little is known regarding the pre-contact
occupation and use of land in the region surrounding the project area. Gathering and
harvesting of hardwoods like koa, other plants, and animals most likely tock place in the region
on a seasonal basis. The kula areas east and south of the project area were used for extensive
dry-land agriculture but the project area itself was most likely peripheral to prehistoric
agricultural productivity. While permanent prehistoric settlements have not been indicated in
the current project area, Handy and Handy describe the Kula region to the southeast of the site
in Native Planters of Old Hawaii as having had a relatively large, permanent, pre-contact
population that was “widely famous for its sweet-potato plantations” (1972:511).

Around 1800, agriculture in the Kula region moved from subsistence farming to commercial
ventures generated in part by the arrival of whalers to the area and the associated demand for
fresh produce. By the mid 1830s Irish potatoes were being cultivated in addition to the more
traditional sweet-potato crops. An increase in the number of whaling ships after 1840 further
increased demand, making the area around Kula known as the “potato district”. (Kuykendall
1965:313). The potato blight in Ireland and the gold rush in California created an important, but
relatively short-lived, potato boom for the region between 1847 and 1854.

The project site area is part of two large parcels that were awarded by royal grant in 1852 to two
separate owners Kekaha (grant 964) and Lono (grant 1215) for two dollars an acre.
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4.2.2 Land Use History

According to a 91-year old local resident, part of the project area was developed around 1929 as
an agricultural camp for immigrant laborers that worked in neighboring cornfields. Known as
Corn Mill Camp, the area consisted of 30 houses and associated common buildings. It was
located in the project area as well as extending across what is now Pukalani Bypass Highway
and including the site of the current Maui County water tank. At Jeast 365 acres surrounding
the project site were used for corn cultivation according to Aki Sinoto and Jeff Pantaleo (2001).

Corn Mill Camp remained in use until the end of World War II when all of the structures were
either demolished or relocated offsite. After the 1945 abandonment of the site, Haleakala Land
Company took over the area for pineapple cultivation. In turn, Maui Land and Pineapple
Company acquired the land in the 1960s and has used it for pineapple cultivation to the present
day. The structures extant today in the northern part of the project area date from the period of
the Corn Mill Camp's operations.

4.2.3 Cultural, Historic and Archaeological Resources

Cultural Resources

A cultural impact assessment was conducted for the project area by Aki Sinoto {(December 2001)
and Archaeological Services Hawaii (July 2003.) The cultural impact assessment Was conducted
pursuant to Section 15-15-50 (<) (20), HAR, and addresses the issue of Hawaiian customary _and
traditional rights. These reports are included as Appendix E.

No traditional resources or any on-going cultural practices within the project parcel were
identified as part of the cultural assessment. Inferred traditional use of the area may have been
for dry land agricultural pursuits, such as the cultivation of sweet potato and yam, and as a
zone of access occurring immediately makai of the inland zone where exploitation of forest
resources took place.

Pineapple has been continuously cultivated in the project area for over 80 years, through a
succession of companies and mergers, with the Maui Land and Pineapple Company, Inc. as the
current owner. The warehouses and buildings present in the northern portion of the project
site, associated with Corn Mill Camp, have occupied the area for roughly 80 years. The advent
of commercial agricultural development with immigrant labor and large plantations is the
period best represented by the extant structures in the project parcel. The remaining six
structural features associated with Corn Mill Camp have been assigned State Site Number 50-
50-06-5169.

Expanded studies of the Corn Mill Camp structures were completed recently, including
Architectural History Analysis by Neiss & Duensing (January 2003) , and a Structural Analysis
by Vorfeld (December 2002). The studies found the structures to have historical significance,
and recommended for adaptive reuse/ preservation of buildings, as practical, in the new
development.

A cultural assessment of the area of the new well site at Piiholo Road was conducted by

Archaeological Services Hawaii (July 2003.) The cultural impact assessment Was conducted
pursuant to Section 15-15-50 (c) (20}, HAR, and addresses the issue of Hawaiian customary and

traditional rights.
_ge
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Archaeological Resources

An archaeological inventory survey was conducted as part of this EIS by Aki Sinoto and Jeff
Pantaleo in September 2001, and addendum report in July 2003 (Appendix D). No previous
archaeological studies of the specific project area have been undertaken. However, several
studies in the general vicinity were conducted during the past few years.

Archaeological Studies of Surrounding Areas - An archaeological inventory survey of five
potential school sites in Haliimaile, Hokuula, Kailua, and Makaeha ahupua‘a, Makawao District
was conducted by Paul H. Rosendahl, Inc. in 1990. Each of the five sites surveyed were
approximately 35 acres and were used for pineapple cultivation. No archaeological sites were
identified during the survey. Lithic artifacts, including a basalt flake, an ulu maika fragment, a
complete basalt adz, and adz fragment, and a ceramic sherd were collected at one site north of
the project site, across Makawao Avenue.

A reconnaissance survey was completed for the Makawao subdivision located northeast of the
project area between Apana Road and Kailua Gulch (Environmental Impact Statement
Corporation, 1980. No surface archaeological sites were identified and no further work was
recommended.

An inventory survey of a 1.78-acre parcel to the northeast of the project site in the Hokuula
ahupua’a (Xamanek Researchers, 1995). During the inventory, a rock aggregation was
recorded, however manual and backhoe excavations revealed no subsurface cultural remains
and no further archaeological work was recommended. Another archaeological inventory
survey was completed by the same group for the Kulamalu watertank in the Hokuula alupua‘a.
Five sites recorded during the study included two historic retaining walls, a cave shelter, a rock
shelter, and a probable historic grave. Because of the nature of the project no further work was
recommended.

Thirty-two petroglyphs in the Kula 200 subdivision in Makaehu, Makawao District have been
reported to the State Historic Preservation Division and recorded as State Site 50-50-11-2920.
They are located along a 20-meter section of vertical rock face along the northern bank of a
gulch and include glyphs of canoes and paddlers, human figures and possible lizard figures.

Archaeological Study of Project Area - By the mid-1800s, much of the upland forests had been
cleared for agriculture. The project area is devoid of forest trees and has exotic species typical
of landscaped areas and secondary growth following large-scale clearing. It is most likely that
cultural remains in the study area would be associated with large-scale agricultural pursuits in
general and the Corn Mill Camp specifically. Post World War II uses are evident in extant
warehouses and buildings associated with the Corn Mill Camp tenure.

Initial surface surveys of the project area revealed no significant cultural artifacts with the
exception of the Corn Mill Camp buildings. Eleven backhoe trenches were dug in roadways
between fields, main access and peripheral roads and other non-cultivated areas. Because field
configurations change from season to season, smaller roads between planting rows were tested
to determine extent of till zones. Peripheral roadways and main access roadways were tested to
avoid areas with repeated disturbances due to tilling. Other uncultivated areas were also tested
to determine subsurface integrity in those areas.
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No surface cultural remains other than the existing buildings were encountered during the
initial surface assessment encompassing the total project area. No significant cultural remains,
either prehistoric or historic, were encountered in any of the trenches. These surveys indicate
that either the area was not used for habitation or agricultural activities during the prehistoric
and early historic periods or subsequent large-scale agricultural practices impacted or
destroyed any remains that may have existed. There are no burials on the project site,

Archaeological reconnaissance of the Piiholo Well site indicate no surface cultural remains and
little potential for the presence of subsurface cultural deposits (Panteleo, July 2003).

4.3 CLIMATE

The project site is located on the windward slopes of Haleakala and slopes from mauka to
makai from an elevation of 1725 feet to approximately 1610 feet above sea level. Northeasterly
tradewinds are consistent with an average strength of 10-20 miles per hour for most of the year
with slightly stronger winds occurring in the spring and summer months. Upcountry Maui is
generally cooler than down-slope sea-level locations. Temperatures range from evening lows in
the 50's in winter months to daytime highs in the 80’s during the summer. The area averages
between 50 to 85 inches of rain annually. Winter months generally experience the greatest
quantities of rainfall in the area.

44  TERRESTRIAL CONDITIONS
44.1 Topography

The project site is located on the windward slopes of Haleakala and slopes from south to north
from an elevation of 1725 feet to approximately 1610 feet above sea level (Figure 4-2). The
terrain of the site was built by volcanic eruptions and erosional forces and varies in slope.
About 19 acres of the site have gentle slopes of 3 to 7% and about 22 acres of the site have
moderate slopes of 7 to 15%. The site’s even grade reflects its history as an agricultural parcel,
with some irrigation erosion trenches occurring throughout the site.

The Piiholo well site is located at an elevation of approximately 1800 feet.
44.2 Views

The project site is currently actively cultivated agricultural land and contains several
agriculture-related structures. A project site photograph key map identifies the location and
direction of photographs taken to show various views of the project site. These images are
included in Figures 4-3 A, Band C.

The location of the project site provides upslope views to Haleakala and wide panoramic makai
views. The site has views of central Maui and the north coastline from Wailuku to Kahului
Harbor and out to Paia. The site provides an expansive upslope view of Haleakala and a
panoramic view the West Maui mountains. Adjacent residential and commercial structures and
signs are visible from throughout the site.
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FIGURE 4-2 SITE TOPOGRAPHY
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FIGURE 4-3a

SITE PHOTOS

A. Wai Ulu Farms stables and
parking area.

B. Mauka view across pineapple
field.

C. Looking towards Makawao

4-8

Town
x o



Upcountry Town Center
MAUI LAND & PINEAPPLE COMPANY, INC.
Revised Final Environmental Impact Statement

D. View makai across pineapple
fields

E. Wai Ulu Farms corral
area.

F. Intersection of Makawao
Avenue and Old Haleakala
Highway

4" o
49
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G. Agricultural warehouse
structures and former
Corn Mill Camp location

H. Agricultural warehouse

I. Agricultural warehouses
and the water tower in
the distance

FIGURE 43¢ SITE PHOTOS 4".
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J. Looking mauka towards
King Kekaulike School

K. Wai Ulu Farms

L. Piiholo Road Well Site

FIGURE 4-3d SITE PHOTOS 7 o
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Intermittent views of the project site’s remnant pineapple fields, vegetation and structures are
presently available from adjacent residential properties, upslope areas, Pukalani Bypass
Highway, Makawao Avenue and Old Haleakala Highway. The entire site is visible from the
downslope view available at the intersection of Pukalani Bypass Highway and Old Haleakala
Highway.

Within the project site, views consist of pineapple fields and various clusters of dense
vegetation.  Several structures are present on the eastern portion of the site including
warehouses, a wooden water tank and Wai Ulu Farms stables and store. Some of these
structures contribute to the sense of place of the project site.

44.3 Geology and Soils

Soil classifications and agricultural concerns are documented in a report by Decision Analysts
Hawaii, May 2001 (Appendix G).

There are three studies or documents that classify soil type and designate agricultural viability.
Soil types or classifications for the project area are based on soil surveys by the USDA Soil
Conservation Service (SCS, 1972), shown in Figure 4-4, The University of Hawaii Land Study
Bureau (LSB) classifications, and the Agricultural Lands of Importance to the State of Hawaii
(ALISH) designations are used to show agricultural viability of the land considering its soils.

The project area contains just two soil types:
HgB - Haliimaile silty clay loam, 3 to 7% slopes (19 acres, 46% of the site)
HgC - Haliimaile silty clay loam, 7 to 15% slopes (22 acres, 54% of the site)

The 1972 Land Capability Grouping by the SCS rates soils according to eight levels, ranging
from the highest classification level, I, to the lowest level, ViIL

The HgB soils (approximately 46% of the site) are rated Ile, indicating that they have moderate
limitations that reduce the choice of plants or require moderate conservation practices. The
HgC soils (approximately 54% of the site) are rated Ille, indicating that they have severe
limitations that reduce the choice of plants, require special conservation practices, or both. The

" "

subclassification “e” indicates that the soils are subject to erosion.

The ALISH system classifies land into three categories: (a) Prime agricultural land which is best
suited for the production of crops because of its ability to sustain high yields-with relatively
little input and with the least damage to the environment; (b) Unique agricultural land which is
non-Prime agriculiural land currently being used for the production of specific high-value
crops; and (c) Other agricultural Jand which is non-Prime and non-Unique agricultural land that
is of importance to the production of crops. All or nearly all of the soils in the project site are
rated Prime.

The LSB Overall Productivity Rating classifies soils according to five levels, with “A"
representing the class of highest productivity and “E” the lowest. All of the soils in the project
site are rated “C” on the LSB map, but the rating reflects the fact that the land was not irrigated
when it was evaluated in 1972. With irrigation, which is now the case, all of the land would be
rated “A”.

4-12 i
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These three soil-rating systems indicate that all or nearly the entire project site has soils that are
good for cultivating crops (I1I or better under the SCS rating, Prime under the ALISH rating and
“A” under the LSB rating off irrigated). This assessment is based on conditions prior to
construction of the existing structures on the site and the Pukalani Bypass Highway.
Construction of the structures covered some of the soils and, because of grading and fill, some
of the lands now bordering the highway may have different soil ratings.

Consistent with the site’s soil ratings, the agricultural lands exhibit a number of favorable
characteristics: they are well-suited for tillability, slopes are gentle to moderate (see below), and
the soils are fine in texture, not stony, and well-drained. Also, the soils are strongly acid in the
surface layer and medium acid in the subsoil.

The soil type present at the Piiholo well site is MfB Makawao silty clay (3-7% slope).
Permeability of these soils is moderately rapid, runoff is slow and the erosion hazard is slight.
ALISH classification of the land is Prime, and LSB rating is C.

4.44 Hazardous Materials

The existing structures located on the property were related to support operations for the area’s
pineapple cultivation. As part of the eurrent evaluation of the property for the Upcountry
Town Center project during 2001, Maui Land & Pineapple commissioned & two surveys of the
property to investigate for potential hazardous material concerns. The focus area was the old
Corn Mill Camp buildings, and it's surrounding land, vegetation and soils. Fhis-The initial
survey and a risk evaluation study of worker inhalation is included in the Revised Final EIS as
Appendix L. The supplemental survey is included as Appendix P.

The results of the initial survey in June 2001 identified some limited areas of pesticides
contamination of soils between the Corn Mill Camp and Haleakala Highway (Pukalani By-
Pass). The pesticides present in these soils are 4,4-DDE and 4,4-DDT (organochlorine
pesticides), which were commonly used in pineapple cultivation during the 1940’s, 1950’s and
1960’s. Arsenic was also found in a smaller number of soil samples. Fhese-residues-are-known

’ = fa
1 t

sEECITE ith-the-re - here-iS-cHITen sdancer-to-people-in-the-area- The testing
also included testing for DBCP (1,2-Dibromo-3-chloropropane). No DBCP was detected. The
State Department of Health's (DOH) Hazard Evaluation & Response Office was immediately
notified of the results. The initial survey concluded that the horizontal and vertical extent of

pesticide contamination could not be delineated and recommended additional testing.

Later in 2001, a supplemental investigation and analysis of 50 soils samples delineated the
vertical and lateral extent of contamination to the DOH's Tier 1 Soil Action Levels (SALs) and
the Environmental Protection Agency's Preliminary Remediation Goals. Pesticide
contamination was shown not to exceed a depth of five feed below grade surface and the lateral
extent of contamination was generally shown not to extend beyond the area immediately
around Corn Mill Camp.

The pesticides residue was found in several samples, some of which were at concentrations
above the State-DOH-Tier-1-Soil-ActionLevels SALs. In general, the contaminants of concern
have the potential to pose an exposure risk to humans when in surface soils or close to drinking
water sources. However, due to the topography of the area, the existing buildings and the

yo
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localized source of the residues, the contaminants are limited to the location. The closest well is
an irrigation well located about one mile west of the property.

Of note, June 2001 was the first time the company had learned about the presence of these
contaminants. The property and the buildings were under the operation of the Haleakala
Pineapple Company during the 1940-1960 period. The known activities at Corn Mill Camp
since that time would not have generated these contaminants.

Given the information obtained in the investigation, Maui Land & Pineapple has taken action to
properly analyze the extent of potential contamination, in consultation with the Department of
Health’s Voluntary Response Program. Out of an abundance of caution, the area around the
contaminated soils was enclosed by a fence, and the people who use the Corn Mill Camp
buildings have been asked to stay out of the affected area. A plan for remedial actions is being
prepared in accordance with the DOH guidelines, and the extent of the action will be limited to
the area near one of the Corn Mill Camp buildings.

4.4.5 Natural Hazards
Natural hazards are events such as tsunami, earthquakes, floods and volcanic hazards.

The entire project area lies outside the 100-year boundary for floods attributable to either storms
or tsunami. According to the Flood Insurance Rate Map (FEMA, 1987) the entire project site
falls within flood zone “C” (Figure 4-5). Zone C is considered an area of minimal flooding,.
Flooding is not known to be a problem at lower elevation areas and drainage routes located on
the project site. The Piiholo well site is also located in Zone C (minimal flooding).

The property is outside of any special or volcanic hazard areas as defined for other areas of the
State. Although all of Hawaii occasionally experiences small earthquakes, the site is not
considered a seismic hazard area.

44.6 Hydrology

Existing hydrology for the proposed project site are detailed by Mink and Yuen, Inc. (December
2001) and Tom Nance Water Resource Engineering (July 2003) (Appendix H}.

The project site consists of one to two feet of soil and subsoil overlying tens of feet of weathered
Kula formation. The basaltic andesites that make up the Kula formation contain local
unconformities composed of volcanic ash, erosion sediment and soil beds that formed during
long periods of volcanic inactivity. The Honomanu formation found beneath the Kula
formation is made up of thin layers of primitive basalt from continuous volcanic activity and
does not, as a rule, contain unconformities.

Unconformities in the Kula formation may contain pockets of perched groundwater but are
discontinuous and are not exploitable as large-scale aquifers. In a few areas the perched water
may provide adequate supply to serve individual households. There is a zone of saturation in
the Kula formation just above the Honomanu basalt. The Honomanu basalt is highly permeable
and remains unsaturated with groundwater easily percolating to the underlying basal water
table a few feet above sea level. The basal aquifer head (water table elevation above sea level)
beneath the project site area is approximately five feet.
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The principal aquifer for East Maui is contained in the Honomanu formation in an area west of
Maliko Guilch. The project site area is in the Makawao aquifer system. It is up-gradient of the
Paia aquifer system and is hydraulically continuous with the Paia system. The water in most of
the system is too brackish for domestic consumption. Of four wells drilled near the site, only
one at Haliimaile to the north of the development produces potable water. A well at the
Pukalani golf course about one mile to the west of the development yields brackish water
containing 400 to 500 mg/1 chloride, well over the Maui County Department of Water Supply
standard of less than 160 mg/I chloride. Two other wells at Omaopio, three miles to the
southwest tested at rates too low to determine potability.
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FIGURE 444 SCS SOILS MAP (1972)
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4.4.7 Vegetation and Wildlife
Vegetation

A field study to assess the botanical resources on the project site was conducted on January 25,
2001. Details of the field study can be found in Char & Associates (February 2001) (Appendix
C). The report concluded that there are no known endangered vegetation species within the
site area.

The majority of the site is in pineapple cultivation with pineapple plants forming a dense cover
up to three feet high. Ruderal or weedy vegetation is found in overgrown areas around existing
buildings, along roadways and at the perimeter of the site. A few remnant plantings of
ornamental landscape plants, and fruit trees including Chinese banyan, mango, oleander and
macadamia nut, can also be found on the site. Of the 80 species inventoried on the site, 78 are
alien species, one is considered a Polynesian introduction (yellow wood sorrel) and one is
native (Koali‘awa, a vine belonging to the morning glory family).

There are several mature trees on-site around the area of Wai Ulu Farms and the warehouse
structures. These include Monkeypod and Chinese Banyan trees that may be of some historical
significance to the area. Two Italian cypress trees planted by former Corn Mill camp residents
are found just off-site on the grounds of the adjoining Fire Station (Neiss and Duensing, 2003).

The Piiholo well site is an undeveloped wooded site next to an existing residence with gentle
slope conditions. Weedy scrub vegetation is found in the vicinity of the well site, including
guava, sugarcane and California grass.

Wildlife

A two-day ornithological and mammalian survey of the site area was conducted on April 2-3,
2001 (Rana Productions, Ltd., April 2001) (Appendix F). The study detected relatively low
vertebrate species diversity and density on the site, which is consistent with the habitat
currently present. The Study found no endangered wildlife species on the project site. There is
no habitat present on-site suitable for endangered or threatened wildlife species.

There are no known endangered mammalian species within the site area. With the exception of
the Hawaiian hoary bat, all other terrestrial mammals found on the Island of Maui are alien
species. Two stationary remote bat census stations were used to determine the presence of the
Hawaiian hoary bat. Although none were detected during the study period, it is possible that
the Hawaiian hoary bat may also use resources in the site area on a seasonal basis.

Using visual and auditory detection as well as observation of scat, tracks and other animal
signs, other mammalian species detected within the site area were limited to horses, dogs, and
cats. Although not detected during the study period, it is likely that Axis deer, small Indian
mongoose, rats and mice use resources in the site area.

None of the birds found in the area are endangered or threatened. Of the 17 species of birds
detected in the area only one is indigenous to the Hawaiian Islands (Pacific Golden-Plover).
Other species detected are Cattle Egret, Gray Francolin, Black Francolin, Ring-Necked Pheasant,
Rock Dove, Spotted Dove, Zebra Dove, Japanese White-Eye, Common Myna, House Finch,
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Northern Cardinal, House Sparrow, Common Waxbill, African Silverbill, Nutmeg Mannikin,
and Chestnut Munia. The most common species, Nutmeg Mannikin, House Sparrow and Zebra
Dove made up 60% of the birds detected during the study period.

The Piiholo well site has bird species common to Upcountry Maui, as listed above. The more
vegetation conditions at the Piiholo site and adjacent areas offer habitat for birds. Mongoose,
mice and rats are likely to use this site for habitat, with possibility of an occasional Axis deer
transit of the site.

45 EXISTING USES AND ACTIVITIES

The majority of the project site is covered with uncultivated pineapple. remains—actively

i i i . Maui Land & Pineapple, Inc._has plans-te
discontinued the use of the project site for pineapple cultivation due to the inefficient
agricultural production of the property. The property is separated from other active
agricultural fields by the Pukalani Bypass Highway, limiting access and agricultural feasibility.

Located on the eastern portion of the site are several warehouses from the agricultural
operations era. These structures house various storage and light industrial operations including
yard space for Covic Construction Company. Wai Ulu Farms, a feed and livery supply store,
and associated stables are located on the site adjacent to the existing Maui County Fire Station.

Adjacent to the property, the Pukalani Superette, existing residential lots and commercial
establishments are Jocated along Makawao Avenue, residential lots are located along Old
Haleakala Highway and open land occupies the eastern side of Pukalani Bypass Road. The
County of Maui’s Makawao Fire Station is located on a parcel fronting Makawao Avenue near
the northern corner of the project area. Adjacent existing uses are shown in Figure 4-6.

Existing use of the Piiholo well site is currently vacant wooded land. There is a single family
residence on the adjoining lot to the west. Steep land of Maliko Gulch lies to the north, with
fallow agricultural land found to the east and south.

4.6 EXISTING ROADWAYS AND TRAFFIC

Traffic_conditions were evaluated by Parsons Brinckerhoff (July 2003.) The project site is
bordered by Pukalani Bypass Highway (Haleakala Highway) along the northeastern edge, Old
Haleakala Highway to the west and Makawao Avenue to the north. Currently, the 31-acre
portion of the site planted in pineapple is accessed by a plantation road off of Old Haleakala
Highway. Farm vehicles cross the Pukalani Bypass Highway from other mauka pineapple
fields. Wai Ulu Farms has access onto Makawao Avenue via a small access road owned by
Maui Land & Pineapple Company, Inc.

Pukalani Bypass Highway is a three-lane arterial roadway providing regional access to
upcountry Maui. The highway reduces to two lanes approximately halfway along the frontage
of the site. The road intersects both Makawao Avenue and Old Haleakala Highway at
signalized intersections and has a speed limit of 45 mph.

Old Haleakala Highway is a two-lane roadway with separate left turn lanes at selected
intersections. It is the main east-west roadway within the town of Pukalani and intersects
Makawao Avenue and Pukalani Bypass Highway at signalized intersections.

7-.
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Makawao Avenue is a two-lane, two-way collector road providing access to Makawao and
Pukalani from Pukalani Bypass Highway. This street services businesses and homes along the
makai side across from the project site.

These three bordering roadways form three intersections adjacent to the project site. The three
intersections were evaluated to determine existing traffic volumes and level of service. Peak
hour traffic volume and turning movement counts are shown in Figure 4-7. The intersections
were analyzed using the methodologies for signalized unsignralized intersections outlined in the
2000 Highway Capacity Manual. Operating conditions at an intersection are expressed as a
qualitative measure known as level of service (LOS). Letter designations ranging from ‘A" to ‘F’
are used with LOS ‘A’ representing very low delay conditions and LOS ‘F’ representing the
longest delay conditions and over-saturation. Overall the intersections operate well with two
intersections at LOS ‘C’ and one intersection at LOS ‘B’. The levels of service for AM. and P.M.
peak hours for each intersection are summarized in Table 4-1.

The results of the study of existing traffic volumes indicate that Haleakala/ Kula/ Old
Haleakala and Old Haleakala/Makawao intersections operate very well, at LOS B for both AM
and PM peak hour time periods. The Haleakala/Makawao intersection operates in an
acceptable LOS C or better, with estimated average delays of less than 30 seconds per vehicle on
most approaches. During the morning peak hour, southbound traffic from Makawao turning
onto Kahului-bound Haleakala Highway experiences queuing for part of the peak hour, but are
able to be processed through the intersection without excessive delay.

Table 4-1. Existing Level of Service Summary

A.M. Peak Hour P.M. Peak Hour
Intersection LOS (sec]?ve:;{cle) LOS (sec?:ell?ircl ej '
Pukalani Bypass/Makawao Avenue C 28.6 C 29.1
Pukalani Bypass/Old Haleakala Highway B 18.6 B 17.2
Old Haleakala Highway/Makawao Avenue B 133 B 127

The Piiholo well site is accessed from Piiholo Road. Traffic conditions along Piiholo Road are -
generally very light.

The updated analysis of existing traffic conditions in the Upcountry Town Center development
area accounted for traffic generated from a variety sources (Appendix B). Uses from within
the community of Pukalani, the nearby King Kekaulike High School, the Kamehameha School
campuses, and the Kulamalu development at its projected level of construction.

yo
4-20

M " |

R S



Upcountry Town Center
. MAUI LAND & PINEAPPLE COMPANY, INC.

Revised Final Environmental Impact Statement

T - ! ! . -
II Ll H i' Il .I o H"',. 4 S
hog | \‘ 'a PN TNl
y g
ll &' -~ -~ l| f'Lﬂ‘- . -
|| L \ I - ~
[ \ [

b P “AGRICULTURAL -
KING KEKAULIKE | P LAND ~.
- ’

HIGH SCHOOL J '5 i T
F, ‘ f.-/ ""‘. ",
_ﬂ______.- o I'...' , // h
Ty .-'1

AGRICULTURAL
LAND

| PROJECT

SITE"

; ""‘-.5’,..7.' e
LA

s 7 7**%”\

Z

]

ol

FIGURE 4-6 EXISTING SURROUNDING USES ' ‘ ’.‘
4-21

e e e et b b Sk i T

—

e ———— e e Pt Y et v
UV RS ERLE L B Lot i



T SV ATINLIVO SINTANDO0A

| qaarEd

1

-

Upcountry Town Center
— . MAUI LAND & PINEAPPLE COMPANY, INC.
‘ Revised Final Environmental Impact Statement
! . i'lll w-;“(__,- H 'I’ ||1 |t o . 1\..__\ |
| 5'\ - "/I"- \ 'L’ T
: l‘ ! o ‘-’J li 1' . - .-"‘. ;'.. ""‘H_ ™
- VY Y - AGRICULTURAL ™
i KING KEKAULIKE | ' > L LAND g
HIGHSCHOOL | | 7 - ..
N 1’:-‘ ‘!,-" ; ¢
______...—F"’T:::'ﬂ"“ - ., /”’! s
— _-__’__,,.—l- \ .
|
P AGRICULTURAL
T LAND ’
[ =
.
- PROJECT
| SITE
o FIGURE 4-6 EXISTING SURROUNDING USES ”'.
b 4-21
i""—“m—- T T e - - - T T Vo



Upcountry Town Center
MAUI LAND & PINEAPPLE COMPANY, INC.

Revised Final Environmental Impact Statement

'DOCUMENTS CAPTURED AS RECEIVED |

S YO0 SR VS S VS0 S S0 NN PUUUR T WA SR (R U VUK S WU S MO B 0 O i R sy S99
s
B2 uw“. 8
oLz I ebu
41\ N L
W (o) 26 fe £z
(O T = (222) 8E€
omud O RS e
{e \.2}/ . vl _nll
TP — /w..m‘ "AsH elRREOEH PIO J.,..Ww\
X0~ WnnWw
So sal
m ‘.-JN
e ™
awus g
a3as0doyd g 3
g )
X! ot
- 3
m L
Nd G1I§-§1:F PuC 1'PY 00'8-00°L O 9
LO/RG-LO/L/S PRIINPLDT) o=
SunoY eIl GDAd  -9uN0S >3 m
STWMOA DYjRIL \ *” . =
Jnop Heag (id} iy - (oo xx S Iy o
pusbay Am,mwl\v. N (st Z
002 ...llmmm_wmm ﬂ
™y ¥ 552) 59 m
] D
Pre-t=y t
Ra8 m
o
[

SRR

A

e % o T B Ao 2 AT -




R S W

il

Lo

o

.1

i..1

Upcountry Town Center
| MAUI LAND & PINEAPPLE COMPANY, INC.

Revised Final Environmental Impact Statement

4.7 DRAINAGE

The 40.6-acre project site lies within a larger drainage Kailua Gulch watershed area of
approximately 19,000 acres. The present onsite drainage condition is characterized by surface
waters sheet flowing across the project site in a northerly direction onto Makawao Avenue and
flows into existing drainage inlets. The storm water is then carried across the road by the
existing 30-inch and 14-inch drain lines under Makawao Avenue.

The expected runoff to be generated by the project site at the existing conditions is about 42 cfs
and 53 cfs for 10-year and 50-year storms, respectively. The present 50-year 1-hour runoff
volume from the site is approximately 132,640 cubic feet.

There currently exists a 54-inch drainage culvert crossing Pukalani Bypass Highway above the
northeast quadrant of the project site. Storm water discharge from this culvert flows along the
highway right-of-way line down to the northeast corner of the project site and is collected by an
existing drain inlet. The runoff is then conveyed across Makawao Avenue by the existing 24-
inch drainpipe. Any overflow will ford Makawao Avenue into the downstream properties.

The existing storm volume from the project area is 132,640 cubic feet (refer to Figure 3.5 of
Appendix I: R.T. Tanaka Engineering, June 2001).

4.8 WATER SUPPLY

The primary source of potable water in the project area is supplied by the Maui County
Department of Water Supply from its Pitholo Water Treatment facility, with some contribution
from Kamole Water Treatment Facility when the Department of Water Supply decides to pump
water up from the Kamaole facility. Both treatment facilities utilize surface runoff as the source
of raw water.

Water for the area of the project site is currently provided by the 6-inch waterline along the
mauka side of Makawao Avenue. The site is presently served by an existing 2-inch water
meter. Wai Ulu Farms, which is located on the project site, has a 5/8-inch water meter.

A water distribution line extends along Piiholo Road in the vicinity of the new well site.

Refer to Section 4.4.5 AND Appendix H for additional information on regional water supply.

4.9 WASTEWATER COLLECTION, TREATMENT AND DISPOSAL

There is no municipal wastewater collection, treatment or disposal system currently serving the
Pukalani area. Surrounding residences and businesses dispose of their wastewater by means of
cesspools or individual wastewater systems that include septic tank and leaching field. An
individual wastewater system serves the parcel adjoining the Piiholo well site.

= /°



——

Upcountry Town Center
_ MAUI LAND & PINEAPPLE COMPANY, INC.

Revised Final Environmental Impact Staternent

410 POWER AND COMMUNICATIONS

Electrical, telephone and cable television services to the project site are currently available via
overhead utility lines on Makawao Avenue and Old Haleakala Highway. The closest Maui
Electric Company electrical substation is located on Kula Highway across from King Kekaulike
School, approximately 0.5 miles from the project site.

Electrical power and communication lines extend along Piiholo Road at the proposed well site.

411 SOCIO-ECONOMIC AND DEMOGRAPHIC CONDITIONS

The Hallstrom Group completed a study of existing socio-economic conditions for the project
area (2001) (Appendix A).

Currently, a substantial portion of the economic activity generated by residents of Makawao,
Pukalani and Kula including daily shoppers, workers, capital and business leaders, flows
downhill into Kahului/Wailuku. This pattern furthers congestion and commuting stress, and
lessons local benefits, a portion of which rightly belong in these towns of Upcountry Maui.

Maui weathered the 1990's recession better than most locales statewide, and employment in the
depleted construction trades has risen meaningfully over the past four years, but still remains
ten-plus percent below the levels achieved in the late 1980s and early 1990s. Employment is
currently at about 2,800 in the Maui construction trade, up one-third since the mid to late 1990s
job count of 2,000 to 2,200, but still 300 positions below the 3,100 worker level of 1989-1991.

According to the State of Hawaii Financial Services Database, the State expects to spend a total
of $7.278 billion on services, salaries, infrastructure and financing in 2002. The total de facto
population in the State on an average daily basis at year-end 2000 was about 1,380,000 persons,
including residents, tourists and military personnel. '

The per capita expenditure by the State will thus be about $5,275 for 2001, an increase of over
eight percent from 2000. From 1979 through 1999, costs increased at a rate of just over five
percent annually compounded.

412 AGRICULTURE

An agriculture study for the project site was completed by Decision Analysts Hawaii (2001)
(Appendix G).

Thirty-one acres of the 40-acre project site were recently in pineapple cultivation by Maui
Pineapple Company, Ltd., a wholly-owned subsidiary of Maui Land & Pineapple Company,
Inc. The 31 acres represented about 0.3% of Maui Pineapple’s 10,240 acres in pineapple
cultivation.

The 1994 construction of the Pukalani Bypass Highway cut off the project site from larger,
contiguous pineapple fields. Because of the added expense of cultivating this small parcel and
an overall downsizing business strategy, Maui Pineapple removed the land from production at
the end of the last crop cycle. Removal of the land from production resulted in a reduction of
1.7 workers with an approximate payroll value of $35,000.
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Wai Ulu Farms is an agricultural supply store occupying land and buildings within the project
area. The farm caters both to local residents as well as customers from all over Maui. Business
growth for Wai Ulu Farms has been limited in part due to physical constraints of the current
site and lack of onsite storage as well as a year-to-year lease that is not conducive to expansion
that requires the commitment of capital resources.

The site is in the State Agricultural District, it is zoned for agricultural use and it is designated
as agricultural land (95%) and open space (5%) in the Makawao-Pukalani-Kula Community
Plan.

All or nearly all of the soils in the project area are rated as prime agricultural land according to
the Agricultural Lands of Importance to the State of Hawai'i (ALISH). The Overall Productivity
Rating (OPR) developed by the University of Hawai‘i Land Study Bureau evaluates land on an
“ A to E scale with “A” lands having the highest rating and “E” lands having the lowest. All of
the soils in the project area are rated “C” without irrigation and “A” with irrigation. The United
States Department of Agriculture Soil Conservation Service (SCS) rates 46% of the land on the
site as having moderate limitations with the remaining 54% having severe limitations.

Upcountry Maui has a mild semi-tropical climate with moderate sunshine and temperatures.
The area receives approximately 34 inches of rain per year, with a winter rainy season and
receives infrequent storms mainly during the winter months during Kona weather.
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5.0 RELATIONSHIP TO FEDERAL, STATE, AND COUNTY OF
MAUI LAND USE PLANS, POLICIES AND CONTROLS

51 OVERVIEW

An important consideration in evaluating the potential impacts of a proposed action on the
environment is how it may conform or conflict with approved or proposed land use plans,
policies and controls for the affected area. In addition to State of Hawaii policies and controls,
this EIS looks specifically at the County of Maui General Plan from 1990, the Makawao-
Pukalani-Kula Community Plan of 1996, County of Maui Zoning Code (Title 19 of the County of
Maui’s code), and the Maui County Country Town Guidelines.

52 STATE OF HAWAII PLANS AND CONTROLS

This section includes an assessment of the conformity of the reclassification of the Upcountry
Town Center project site from Agricultural to Urban State Land Use District (Figure 8-1)

pursuant to Chapter 205, Hawaii Revised Statutes (HRS), to the applicable goals, objectives and
policies of Hawaii State Plan, Chapter 226, HRS (1996) and functional plan policies.

Additionally, this section discusses how the proposed project is not contrarv to the Coastal
Zone Management policies and objectives, Chapter 2054, HRS.
5.2.1 State Land Use Districts, Chapter 205, HRS

Under HRS, Chapter 205, all lands of the State are to be classified in one of four categories:
urban, rural, agricultural, and conservation lands. The State Land Use Commission (LUC), an
agency of the Department of Business, Economic Development, and Tourism, is responsible to
set the standards for determining the boundaries of each district (HRS, Chapter 205-2(a)). The
LUC js_also_responsible to administer all requests for district reclassifications and/or
amendments_to district boundaries, pursuant to HRS Chapter 2054 and the Hawaii
Administrative Rules, Title 15, Chapter 15 as amended.

Discussion: _The proposed Upcountry Town Center project lands are currently classified as
Agricultural. This EIS was filed in conjunction with Maui Land &Pineapple Co.’s application
for a State Land Use District Bound Amendment to reclassify the subject lands as Urban
State Land Use District. Further enumeration of the conformity of the reclassification of _the
Upcountry Town Center project site from Agricultural to Urban State Land Use District is found
in the following discussion of the Hawaii State Plan and functional plan policies.

Additionally, Chapter 205 of the Hawaii Revised Statutes contains the Land Use Commission
Rules. Under Subchapter 2, Section 15-15-18 (HAR) are the “Standards for determining “U”
urban district boundaries.” A discussion of the consistency of the proposed Upcountry Town
Center is included for each of the standards.

Standard 1. It shall include lands characterized by “city-like” concentrations of people, struchures,
streets, urban level of services and other related land uses;
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Discussion: The Upcountry Town Center development will be adjacent to the existing Pukalani
Urban area. At the central crossroads of Upcountry Maui, it is clearly bounded by several
major transportation routes, including Pukalani Bypass Highway, Old Haleakala Highway and
Makawao Avenue. The site is adjacent to Pukalani's urban area, with numerous_ commercial
businesses and shopping functions, many single-family_residences ,_and a condominium
development, and government and institutional functions. The new development includes
plans for general retail development, services, cottage industrial_and_senior or multi-family
housing. The surrounding neighborhoods will be able to access goods and _services by walking
or bicveling once the development is in place.

Standard 2. 1t shall take into consideration the following specific factors:
7. Proximity to the centers of trading and employment except where the development would
eenerate new centers of trading and employnient;
b, Auvailability of basic services such as schools, parks, wastewater systems, solid waste
disposal, drainage, water transportation systems, public utilities, and police and fire

protection; and
¢. Sufficient rescrve areas for foreseeable urban growtly

Discussion: As discussed in Section 4.5, the adijacent land uses along Makawao Avenue and Old
Haleakala Highway are urban residential and commercial/retail, including Pukalani Superette
and Pukalani Square shopping area, numerous single-family homes, a multi-family
condominium _complex, a bank, post office, church, fire station and nearby gas station.
Upcountry Town Center will generate a new center of trading and employment, with improved
access to retail goods and professional services for Upcountry Maui residents. The project will
also provide other office, civic, and community gathering space, along with needed_senior or

multi-family housing;, a high quality emplovment environment, and cottage industry space.

Basic_infrastructure services are available to serve the proposed Upcountry Town_Center,
including nearby schools, parks, water lines, roadways, utilities, and police and fire protection
services serving the Upcountry region. A new potable water well will be developed at Piiholo.
On-site wastewater treatment and disposal facilities will be installed. Approximately 10 acres
of open space will be established with biking and pedestrian trails. There is sufficient reserve
area for urban growth in Upcountry area, requiring land use reclassification as desired by the
local communities. Upcountry Town Center is consistent with the concept of consolidating
urban_development to appropriate locations adjacent to existing Urban-designated areas,
thereby implementing a_sensitive growth pattern and_avoiding urban sprawl in Upcountry

Maui.

Standard 3. It shall include lands with satisfactory topography, drainage, and reasonably free from
the danger of any flood, tsunami, unstable soil condition, and other adverse environmental effects;

Discussion; _The project site’s grade and_slope is appropriate for urban development. As
presented in Section 4.4.1, nearly half the site is gently sloped at 3-7% while the remainder has a
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moderate slope of 7-15%. The project’s drainage conditions will be managed, and will not
generate adverse drainage effects on adjacent or downstream properties. There are no known
unstable soil conditions on the site. The project area lies outside of the 100-vear boundary for
floods attributable to either storms or tsunami. Additionally, the project area does not lie
within any special or volcanic hazard area.

Standard 4. Land contiguous with existing urban areas shall be give nore consideration than non-
contiguous land, and particularly when indicated for future urban use on state or county general plans;

Discussion: The Upcountry Town Center is being developed on a site that is contiguous to the
urban community of Pukalani, which exists along Old Haleakala Highway, the Pukalani Bypass
Highway, and Makawao Avenue. As discussed in Section 4.5, the adjacent land uses along
Makawao Avenue and Old Haleakala Highway are urban residential and commercial/retail,
including Pukalani Superette and Pukalani Square_shopping area, numerous single-family
homes, a multi-family condominium complex, a_bank, post office, church, fire station and
nearby gas station. Upcountry Town Center is consistent with the concept of consolidating
urban development to appropriate locations adjacent to existing Urban-designated areas,
thereby implementing a sensitive growth pattern and avoiding urban sprawl in Upcountry
Maui.

Standard 5. 1t shall include land in appropriate locations for new urban concentrations and shall give
consideration to areas of urban growth as shown on the state and county eeneral plans;

Discussion: The construction of Pukalani Bypass Highway clearly defined the limits of the
project site. The project site is the next logical extension to the existing urban development in
the Pukalani community. Urban and commercial uses exist along the site’s neighboring lands
along Makawao Avenue and Old Haleakala Highway. The well-defined triangular parcel lends
itself to urban development, as a well-contained extension of the adjacent urban development
on two of three boundaries.

Standard 6. __It may include lands which do not conform to the standards in paragraphs 1 to 5:
d. When surrounded by or adjacent to existing urban development: and
e.  Only when those lands represent a minor portion of this district:

Discussion: The Upcountry Town Center development generally conforms to_the standards
listed in paragraphs 1 through 5. As stated previously, the project site is adjacent to existing
urban development. The size of the development is proportionate to the community’s needs for
urban growth. Urban uses such as retail/commercial, single-family and multi-family housing,
and institutional and governmental functions are located on lands surrounding the parcel on
two of three sides.
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Standard 7. It shall not include lands, the urbanization of which will contribute toward scattered,
spot urban development, niecessitating unreasonable investnient in public infrastructure or support
services; and

Discussion: This proposed development will create a new town center for Pukalani Town and
the Upcountry Maui region. Upcountry Town Center will serve to keep the urban uses
centralized and avoid the spread of development randomly throughout Upcountry areas.

Standard 8. It may include lands with a general slope of fventy percent or inore if the conmtission
finds that those lands are desirable and suitable for urban purposed and that the design and construction
controls, as adopted by any federal, state, or county agency, are adequate to protect the public health,
welfare, safety, and the public’s interests in the aesthetic quality of the landscape.

Discussion: The development area of Upcountry Town Center will not involve steep slopes.
Nearly half the site is gently sloped at 3-7% while the remainder has a moderate slope of 7-15%.
The location of the project site provides upslope views toward Haleakala and wide, panoramic
mauka and makai views.

5.2.2 Hawaii State Plan

Section 226-5: Objective and Policies for Population

(b} To achieve the population objective, it shall be the policy of this State to:
(2) Encournge an increase in economic activities and employment opportunities on the
neighbor islands consistent with community needs and desires.
(3) Promote increased opportunities for Hawaii's people to pursue their socio-economic
aspirations throughout the islands.

Section 226-6: Objectives and Policies for the Economy - In General

(a) Planning for the State's economy in general shall be directed toward achievement of the following
objectives:
(1) Increased 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, and includes the development and expansion of industries on the neighbor
islands.

Discussion: The Upcountry Town Center will provide a variety of economic activities for the
Upcountry Maui area including retail, cottage industries, dining and professional service-
related opportunities and is expected to increase employment in the area by approximately 500-
1000 jobs. Approximately 46,760 square-feet of space designed for artisans and other small
entrepreneurial businesses will be provided by the Town Center along with approximately
80,000 square-feet of professional office/civic space contributing to the economic base of the
area. The development is intended to reflect the needs and desires of the Upcountry Maui
community through the creation of a rural-country town center appropriate in scale and theme

for the area.
yo
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Section 226-7: Objectives and Policies for the Economy - Agriculture

(a) Planning for the State's economy in general shall be directed toward achicvement of the following
objectives:
(1)  Viability of Hawaii’s sugar and pineapple industries.
(2)  Growth and development of diversified agriculture throughout the State
(3) An agriculture industry that continues to constitute a dynamic and essential component of
Hawaii's strategic, economic, and social well-being.
(b) To achicve the agriculture objectives, it shall be the policy of the State to:
(4)  Establish strong relationships between the agricultural and visitor industries for mutual
marketing benefits.
(5) Foster increased public awareness and understanding of the contributions and benefits of
agriculture as a major sector of Hawaii's economy.
(11) Increase the attractiveness and opportunities for an agricultural education and liveliliood.

Discussion: The proposed project will reclassify the approximately 40-acre parcel from
Agricultural to Urban State Land Use District. While the parcel has a history of agricultural
cultivation, construction of the Pukalani Bypass Highway and the resulting isolation of the
parcel have significantly limited the feasibility of its continued cultivation.

As part of the Upcountry Town Center, the Maui Fresh component will serve as a venue for
agricultural promotion, marketing and education for the region. Maui Fresh will provide retail
sales of local pineapple products, demonstration gardens, a farmer’s market and historical
displays reflecting Upcountry Maui’s rural agricultural tradition. The venue is intended to
educate tourists and local residents on the dynamic and evolving nature of agriculture on Maui.

The new private water well at Piiholo will provide additional source for irrigation water in the
Upcountry Maui region.
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Section 226-8: Objectives and Policies for the Economy - Visitor Industries

(b) To achicve the visitor industries objectives, it shall be the policy of the State to:
(4) Encourage cooperation and coordination between the government and private sectors in
developing and nwaintaining well-designed, adequately serviced visitor industry and related
developments which are sensitive to neighboring communities and activities.

Discussion: While the Upcountry Town Center is designed as primarily a local destination for
goods and services, visitors are expected to be attracted to its rural country design and unique
Upcountry Maui setting. The Town Center is expected to serve visitors traveling to Haleakala,
Makawao and other regional attractions while remaining sensitive to the local rural flavor.
According to the Haleakala National Park Visitor's Guide, over 1 million people visit the
summit each year. The Town Center is expected to provide needed commercial resources to
these visitors while maintaining the distinct Upcountry Maui environment.

Section 226-11: Objectives and Policies for the Physical Environment - Land-Based, Shoreline,

and Marine Resources
(b) To achieve the land-based, shoreline and marine resources objectives, it shall be the policy of the State
to:
(3) Take into account the physical attributes of areas when planning and designing ackivities
and facilities.

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

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

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

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

(a) Planning for the State’s physical environment shall be directed towards achievement of the objective of
enhancement of Hawaii's scenic assels, natural beauty, and multi-cultural/flistorical resources.
() To achieve the scenic, natural beauty, and historic resources objective, it shall be the policy of this
State to:
(3) Promote the preservation of view sand vistas to enhance the visual and aesthetic
enjoyment of mountains, ocean, scenic landscapes, and other natural features.
(4) Protect those special areas, structures, and elements that are an integral and functional
part of Hawaii’s ethnic and cultural heritage.
(5) Encourage the design of developments and activities that complement the natural beauty
of the islands.

Discussion: The planning and design of the Upcountry Town Center reflects the history,
location, topography and setting of the site. Prominent view corridors and major topographical
features will be maintained and highlighted in the Center’s design along with approximately 10
acres of open space. The Town Center is intended as a local, pedestrian- oriented destination of
compatible activities and facilities representative of Upcountry Maui’s rural sense of place and
unique setting. The historical setting of the region will be reflected in the Center’s traditionally-
based planning, architecture, site amenities and operation.
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Developing the project parcel keeps with the intent of this objective as the Upcountry Town
Center site is adjacent to an existing community and commercial development. The project is
intended to keep development clustered in this developed area, preserving open space and
viewplanes looking towards Haleakala and the ocean.

No rare or endangered plant and animal species or habitats are present on-site. Native habitats
do not exist on the site given its history as an agricultural parcel and the introduction of non-
native species over time.

Section 226-13: Objectives and Policies for the Physical Epviromnent — Land, Air, and Water
Quality
(b) To achieve the land, air, and water quality objective, it shall be the policy of this State to:
(6) Encourage design and construction practices that enhance the physical qualitics of
Hawaii’s communities.
(7) Encouirage urban developrients in close proximity to existing services and facilities.

Discussion: The Upcountry Town Center will provide a rural country town center serving as a
gathering place at a pedestrian scale for residents of the Pukalani and Upcountry Maui areas.
The Center will provide a venue for community events and gatherings within its approximately
10 acres of open space. It is planned as a destination of compatible activities and facilities
representative of Upcountry Maui’s rural sense of place and unique setting.

The Upcountry Town Center is proposed along the existing Makawao Avenue commercial
corridor, consistent with the Makawao-Pukalani-Kula Community Plan.

Section 226-19; Objectives and Policies for Socio-Cultural Advancement - Housing

(b) To achieve the housing objective, it shall be the policy of this State to:
(1) Effectively accommodate the housing needs of Hawaii's people.
(5) Promote design and location of housing developments taking into account the physical
setting, accessibility to public facilities and services, and other concerns of existing
communities and surrounding areas.

Discussion: Approximately 120 units of senior or 96 units of multi-family housing are proposed
as a major component of the Upcountry Town Center. The potential senior housing is proposed
to address a shortage of assisted senior living housing in the Upcountry Maui area. The project
is intended to include assisted senior living housing if this use can be supported by market
factors. Multi-family housing serves an economically viable alternative to senior housing.

The units will be situated adjacent to the Town Center’s new services, facilities and open space,
along the existing Makawao commercial corridor, within the unique Upcouniry Maui setting
and at a pedestrian scale.

Section 226-23: Objectives and Policies for Socio-Cultural Advancement - Leisure

(a) 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 fo accommodate diverse
cultural, artistic, and recreational needs for present and future generations.

(b) To achieve the leisure objective, it shall be the policy of this State to:

7°
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(1) Foster and preserve Hawaii's multi-cultural heritage through supportive cultural,
artistic, recreational, and humanities-oriented programs and facilitics.
4) Promote the recreational and cducational potential of natural resources having scenic,

open space, cultural, historical, geological, or biological values while ensuring that their
inherent values are preserved.
(5) Ensure opportunities for everyone to use and enjoy Hataii's recreational resources.

Discussion: The provision of approximately 10 acres of open space within the Upcountry Town
Center will promote community gatherings and use of land that is currently closed to the
public. Public gathering spots will be present throughout the Center with the design and theme
of the Center reflecting the cultural and scenic attributes of the Upcountry Maui area. The
planning and design of the Upcountry Town Center reflects the history, location, topography
and setting of the site. Prominent view corridors and major topographical features will be
maintained and highlighted in the Center’s construction.

523 Hawaii State Functional Plans

State Agricultural Functional Plan

The proposed project will reclassify an approximately 40-acre parcel from an Agricultural to
Urban State Land Use District. While the parcel has a history of agricultural cultivation,
construction of the Pukalani Bypass Highway and the resulting isolation of the parcel have
significantly limited the feasibility of its continued cultivation. As a result of the proposed
Upcountry Town Center, approximately 40 acres of agricultural land will be reclassified from
“ Agricultural” to “Urban” State Land Use designation.

However, promotion of the State’s agriculture industry, consistent with the objectives, policies
and actions of the Functional Plan, will occur under the proposed Upcountry Town Center. The
site will be the new location for MLP's Maui Fresh, a venue for agricultural promotion,
marketing and education for the region. This establishment will provide retail sales of local
pineapple products, demonstration gardens, a farmers’ market and historical photographic
displays reflecting Upcountry Maui's rural agricultural tradition. The venue is intended to
educate tourists and local residents on the dynamic and evolving nature of agriculture on Maui.

State Employment Functional Plan

Upcountry Town Center is intended to reflect the needs and desires of the Upcountry Maui
community through the creation of a rural-country town center. The project will be appropriate
in scale and theme that will provide additional employment opportunities for area residents.

As proposed, the Upcountry Town Center will consist of approximately 107,000 square-feet of
commercial space, 79,900 square-feet of office/civic space and 46,760 square-feet of cottage
industrial space. These uses, along with the senior residential component of the Town Center,
are anticipated to generate approximately 500 to 1,000 jobs and substantially increase
employment in the Upcountry Maui area. Increased employment opportunities in the area are
expected to reduce the need to commute to Central Maui for Upcountry residents.

State Historic Preservation Functional Plan
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Upcountry Town Center is intended as a local, pedestrian-oriented destination of compatible
activities and facilities representative of Upcountry Maui’s rural sense of place and unique
setting. The historical setting of the region will be reflected in the Center’s traditionally-based
planning, architecture, site amenities and operation.

Within the Upcountry Town Center, one or two of the existing agricultural structures will be
reused to maintain the historic character of this portion of the project site. Current plans
include relocating Wai Ulu Farms, a livery and feed store and stable operation, to one of these
warehouses.

State Housing Functional Plan

Approximately 120 units of senior or 96 units of muiti-family housing are proposed as a major
component of the Upcountry Town Center. Market studies indicate a current shortage of this
type of housing in the Upcountry Maui area with demand increasing,.

The units will be situated adjacent to the Town Center’s new services, facilities and open space,
along the existing Makawao commercial corridor, within the unique Upcountry Maui setting
and at a pedestrian scale.

State Recreation Functional Plan

The provision of approximately 10 acres of open space within the Upcountry Town Center will
promote community gatherings and use of land that is currently closed to the public. Public
gathering spots will be present throughout the Center with the design and theme of the Center
reflecting the cultural and scenic attributes of the Upcountry Maui area.

The open space area will include pedestrian, bicycle and equestrian trails as well as other
passive recreational elements. New trails are intended to link with existing and/or planned
regional trail systems to further connect the Town Center with its surroundings.

State Transportation Functional Plan

The Upcountry Town Center is intended as a pedestrian-oriented development, providing
needed goods and services for local residents at convenient walking, bicycling and driving
distances. As a result of these services being available in the Upcountry area at a centralized
location, vehicle trips to the Kahului-Wailuku area for goods and services will decline. This will
serve to reduce regional traffic to and from Upcountry Maui.

52.4 Coastal Zone Management, Chapter 205A, HRS

The Coastal Management Program (CMP) is a comprehensive state plan that establishes and

enforces standards and policies to guide the development of public and private lands within the
coastal areas. In the State of Hawaii, the CMP is articulated in the State Coastal Zone
Management (CZM) Law (Hawaii Revised Statutes, Chapter 205A). The project’'s consistency
with the applicable State Coastal Zone objectives and policies is addressed in this section.

Discussion: Pursuant to Hawaii Revised Statutes, Chapter 205A-2, the Upcountry Town Center
project area is situated within the State's Coastal Zone Management Area (CZMA). There are
no recreational resources, historic resources, scenic and open space preserves, coastal
ecosystems, coastal hazards and marine resources, managed development, or other natural and
environmental resources on the Project or within the surrounding areas that would adversel
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affect the objectives and polices of the CZMA. The Project is also not part of any ongoing

Countv or State CZM programs for this particular area. Therefore, the proposed Project is
consistent with the objectives and policies of Hawaii Revised Statutes, Chapter 205A-2. Please

find further enumeration below.

_(2) Historic resgurces;

Objective: Protect, preserve, and, where desirable, restore those natural and manmade historic and
nrehistoric resources in the coastal zone management area that are significant in Hawaiian and American
history and culture,

Policies:

(A) Identify and analyze significant archaeological resources;

(B) Maximize information retention through preservation of remains and artifacts or salvage operations;
and

(C) Support state gonls for protection, restoration, interpretation, and display of historic resources.

Discussion: As discussed in Section 4.2, an_inventory-level archaeological survey was
conducted for the Upcountry Town Center EIS by Archaeological Services Hawaii (September
2001). The findings did not identify significant prehistoric resources. __No surface cultural
remains_other than the existing buildings were encountered during the initial surface
assessment _encompassing the total project area. No significant cultural remains, either
prehistoric or historic, were encountered in any of the trenches. These surveys indicate that
either the area was not used for habitation or agricultural activities during the prehistoric and
early historic periods or subsequent large-scale agricultural practices impacted or destroyed any
remains that may have existed. There are no burials on the project site. Archaeological
reconnaissance of the Piiholo Well site indicate no surface cultural remains and little potential

for the presence of subsurface cultural deposits {(Panteleo, July 2003).

Several agricultural warehouse structures at Corn Mill Camp are considered to be historic, and
adaptive reuse is being proposed, as practical. Expanded studies of the Corn Mill Camp
structures were completed recently, including Architectural History Analysis by Neiss &
Duensing (January 2003), and a Structural Analysis by Vorfeld (December 2002). The studies
found the structures to have historical significance, and recommended for adaptive
reuse/ preservation of buildings, as practical, in the new development. A cultural assessment of
the area of the new well site at Piiholo Road was conducted by Archaeological Services Hawati
(July 2003.) The cultural impact assessment was conducted pursuant to Section 15-15-50 (c) (20),
HAR, and addresses the issue of Hawaiian customary and traditional rights. The project will
be consistent with the objectives and policies, by undertaking restoration, adaptive reuse, and
display of historic information and materials within the project.

(3} Scenic and open space resources;

Objective: Protect, preserve, and, where desirable, restore or improve the quality of coastal scenic and

open space resources.
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Policies:

(A) ldentify valued scenic resources in the constal zone managenient area;

(B) Ensure that new developruents are compatible with their visual enviromnent by desiening and
locating such developments o minimize the alteration of natural landforms and existing public views fo
and alone the shoreline;

(C) Preserve, maintain, and, where desirable, improve and restore shoreline open space and scenic
resources; and

(D) Encourage those developinents that are not coastal dependent to locate in inland areas.

Discussion: Upcountrv Town Center buildings and landscape will be a beautiful project with
aesthetically_pleasing views from the surrounding properties and roadways. _Scenic view
planes will be preserved, with over 10 acres of open space. The project is not coastal dependent
and is located in Upcountry Maui.

Short-term visual effects are discussed in Section 6.1.8, construction activities will create some
adverse effects on the views of the project site. Potential effects are expected to be visible from
Makawao Avenue, Old Haleakala Highway, Pukalani Bypass Road and upslope areas.
Vegetation_clearing and grading involved with construction will be visible, as well as the
construction of buildings and the installation of utilities. Construction of office and civic space
and_the housing component are expected to be visible from Old Haleakala Highway and
existing residences along the roadway. Cleared vegetation, bare soils in graded areas and
stored construction equipment will be evident on-site until construction _is completed.
Construction of the new Piiholo_well will also have short-term visual effects, including
construction equipment, and limited vegetation clearing for the access road and well site.
During construction, equipment will generally be contained in storage areas which are set back
from roadways and nearby residences. To minimize a variety of impacts including visual
effects, work on the most visible areas along existing roadways will be completed in the shortest
possible time period. Construction dust control measures will be implemented to avoid dust
generation and off-site impacts. _ Re-vegetation and_new landscape planting will be
accomplished as soon as possible to protect bare soils.

Long term visual and scenic view effects are discussed in Section 6.2.10. _The proposed project
will be beautiful, replacing an abandoned commercial _aericultural_property with low-rise
buildings, landscaping_and green open areas. Long-term visual impacts will_result from the
construction of the proposed structures and the addition of new landscaping of the Upcountry
Town Center. New housing and office and civic structures will be visible from Oid Haleakala
Highway and adjacent residences. Along Makawao Avenue, rural-country commercial
structures fronting the street will be visible and may impact existing intermittent upslope views
from the street. All new structures will generally be visible from upslope areas. The range of
views from the project site is expected to be enhanced through the creation of an open space
and trail system open to the public. The lighting of Upcountry Town Center will affect both up-
slope and down-slope views. Street and building lighting may be visible to some upslope

o
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residents. Residents adjacent to and down-slope of the project site will have intermittent views
of project lighting, The most noticeable lighting will occur at the new entrance to the site along
Makawao Avenue,

In terms of mitigation, the proposed buildings will low-rise structures_with aesthetically-

leasing architectural design and landscaping quality to maintain the country-town feeling of
upcountrv Maui. To preserve existing views, vegetation clearing and the removal of existing
mature trees will be limited to only those areas that are necessary. Important mauka and makai
view corridors will be reflected in the siting of structures and their design. Locating structures
and facilities to fit the landscape and grading of the site, and limiting their prominence, will
minimize adverse visual impacts.  Building _heights, locations, materials, colors and
surrounding landscaping will be restricted through design standards reflecting the rural-
country_project theme. Lighting of the Upcountry Town Center will be limited to necessary
areas including entrances, structures, parking and interior streets. Lighting will be subdued to
avoid adverse glare and other lighting effects on nearby properties and nighttime visibility in

the general area.

{5} Economic uses;

Obiective: Provide public or private facilities and improvements important fo the State's economy in
suitable locatons.

Policies:

(A) Concentrate constal dependent development in appropriate areas;

(B) Ensure that coastal dependent development such as harbors and ports, and coastal related
development such as visitor industry facilities and energy generating facilities, are located, designed, and

constructed to minimize adverse social, visual, and environmental impacts in the coastal zone
management area; and

(C) Direct the location and expansion of coastal dependent developments to areas presently designated
and used for such developments and permit reasonable long-term growth at such areas, and permit coastal
dependent development outside of presently designated areas when:

(i) Use of presently desienated locations is not feasible;

(if) Adverse environmental effects are mininized; and

(iii) The development is important to the State's economy.

Discussion: Upcountry Town Center is not a coastal-dependent development, and is intended
to serve the Upcountry communities of Pukalani, Makawao and Kula. The project will be a

positive economic use, as presented in Section 6.2.11. The proposed development will provide
one of the largest concentrations of jobs and business activities in the Upcountry Maui region.

In addition to increased employment opportunities, local consumer spending will remain in the
local community. The general island economy will also_benefit from the development from the

development_that will produce a multiplier effect increasing the amount of capital flowing
through the island. The Maui economy will be meaningfully stimulated by the capital
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investment, on-going business operations, employee wages and expenditures by residents,
guests and_users within the subject development. A cost/benefit assessment indicates that in
no single vear do public coffers suffer a net loss. It is expected that emplovment opportunities
will be filled bv existing upcountry residents entering the job market for the first time and
existing residents wishing to work closer to home. With the exception of the senior housing,
little, if anv, in-migration js_expected due to increased employment opportunities. _The
anticipated positive economic impacts will not require mitigative measures. Net State revenues
generated by the project will offset the project’s potential affect on local school facilities.

(6) Coastal hazards;

Objectives: Reduce hazard to life and property from tsunami, storn waves, streai flooding, erosion,
subsidence, and pollution.

Policies:

(A) Develop and communicate adequate information about storn wave, tsunami, flood, erosion,
subsidence, and point and nonpoint source pollution hazards;

(B) Control development in areas subject to storm wave, tsunami, flood, erosion, hurricane, wind,
subsidence, and point and nonpoint source pollution hazards;

(C) Ensure that developments comply with requirements of the Federal Flood Insurance Program; and

(D) Prevent coastal flooding from inland projects.

Discussion: Coastal hazard policies are not directly relevant to the proposed_project. In the
areas of flood hazard and erosion, the development will not create point source pollution, and
potential non-point source pollution will be managed during the construction and long-term
operations. _As discussed in Section 6.2.4, the proposed development will increase storm water
runoff due to the increase in_impervious surface from new paved roads, parking areas and
buildings. The project plans include substantial drainage improvements, with storm water
collection basins and detention features that will control storm water runoff from the property.

Cut material from grading will mostly be retained on the project site. The amounts of cut and
fill will be balanced in the grading plan_to minimize the need to_import fill or to export
excavated material. Implementation of landscaping will generally re-establish the soil retention
value of removed crops and vegetation. Upcountry Town Center will have extensive plantings
throughout its grounds, and establish control over existing erosion_areas on slopes. This

continuous, long-termm management of _the property will significantly reduce erosion from
existing conditions.

The future rate of runoff (unmitigated) on_the project site will increase by 54 cubic feet per
second (cfs) in a 10-vear storm and by 63 cfs in a 50-year storm. This runoff increase is limited
to on-site runoff conditions, prior to storm water discharge from the completed development.
The_detention features of the on-site drainage system will reduce the rate of runoff from the
property to levels that are the same or less than the existing runoff discharge rates.

_ge
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Long-term impacts of the project on drainage conditions are expected to be insignificant and
will not result in anv additional adverse drainage effect on adjacent or downstream properties.

The proiject site is outside the 100-year flood hazard area. There will be no increase in runoff to
adjacent and downstream properties. Improvements to the project site will be designed to
minimize anv increase_in_peak storm runoff flows. While the land slopes downward in the
makai direction, there may be the possibility of ponding due to prior contouring related to the
pineapple irrigation system. Mitigation may require additional fill to ensure that the character
or pattern of surface runoff will not impact adjacent properties. It is anticipated that an
improved site drainage condition will result in a reduction in water and silt runoff from the site.

Proposed on-site retention basins will be sized to contain the projected runoff volume increase
expected to be generated by the development, thus attaining a zero runoff increase to adjacent
and downstream properties. In order to augment the capacities or minimize the size of the
proposed_retention basins, subsurface retention basins under future parking areas will be
considered during the development period.

(7) Managing development;

Obijectives: Improve the development review process, communication, and public participation in the
management of coastal respurces and haza rds. -

Policies:

(A) Use, implement, and enforce existing law effectively to the maximum extent possible in managing
present and future constal zone development;

(B) Facilitate timely processing of applications for development permits and resolve overlapping or
conflicting permit requirements; and

C) Communicate the potential short and long-term impacts of pro osed significant coastal developments
early in their life cycle and in terms understandable to the public to facilitate public participation in the
planning and review process.

Discussion: _The objective and policies herein are promulgated with the intent of agency
guidance and implementation. Regarding public review, communication and participation,
refer to the following response.
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(8) Public participation;

Objcctive: Stimulate public awareness, education, and participation in coastal management.

Policies:

(A) Promote public involvement in coastal zone mmiagement processes;

(B) Disseminate information on coastal management issues by neans of educational materials, published
reports, staff contact, and public workshops for persons and organizations concerned with coastal issies,
developments, and governnent activities; and

(C) Oreanize workshops, policy dialogues, and site-specific mediations to respond to coastal issues and

conflicts,

Discussion: There has been_significant public_participation in the planning process for
Upcountry Town Center during the period of early 2001 to the present. As discussed in Section
1.9, more than 10 different public_presentations have been made by representatives of the
project during the past two vears. The project has been presented at numerous meetings of the
Pukalani Community Association, the Kula Community Association, and the Makawao
Community Association. _Letters from the Pukalani Community Association and the King
Kekaulike High School supporting_the proposed_project is included in the R-FEIS. This
comprehensive effort has been conducted to gain insight on community concerns and to reflect
community desires in the development planning for Upcountry Town Center. In addition, a
wide range of State and County government officials_have been briefed on the project, to
address technical and procedural requirements.

5.3 COUNTY OF MAUI PLANS AND CONTROLS

This section includes an assessment of the conformity of the proposed community plan
amendment for Upcountry Town Center to County of Maui plans and controls for purposes of
changing the project site’s designation from Agricultural to Project District.

531 Maui County General Plan (1990}

Section 8-8.5 of the Maui County Charter requires that the general plan shall recognize and state
the major problems and opportunities concerning the needs and the development of the county
and the social, economic and environmental effects of such development and shall set forth the
desired sequence, patterns and characteristics of future development.

L POPULATION, LAND USE, THE ENVIRONMENT AND CULTURAL RESOURCES
B. Land Use
Objective:

1. To preserve for present and future generations existing geographic cultural and traditional
community lifestyles by limiting and managing growth through environmentally sensitive and
effective use of land in accordance with the individual character of the various communities and
regions of the County.

7‘
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Policies:

a. Through a community needs assessment analysis, define urban and rural limits in each
conumunity plan,

Discussion: The project site is immediately adjacent to existing urban uses and provides limited
urban expansion for needed senior/ multi-family housing, civic and commercial areas as well as
space for cottage industries. The project site is bound on all sides by roadways clearly
demarcating the project site within the Pukalani community.

b. Provide and maintain a range of land use districts sufficient to meet the social, physical,
environmental and economic needs of the community.

Discussion: The Town Center consists of several components designed to meet the social,
physical, environmental and economic needs of the community. Community gathering places
form the backbone of the project, with public spaces designed to accommodate gatherings and
festivals. Needed physical improvements will strengthen the commercial base of the area and
provide added economic opportunities. The Town Center will be designed in accordance with
the unique Upcountry Maui environment and character.

There is a growing need for appropriate locations for light industrial uses in Upcountry Maui.
The proposed development would allow for business and light industrial uses in a location that
is easily accessible from all parts of Upcountry without placing businesses along roadways
which produces significant local opposition.

c. Identify and preserve significant historic and cultural sites.

Discussion: Historically, the project site has been the site of large-scale agricultural cultivation
common for much of Maui's history. The proposed development will include the retention of
some of the post-World War II structures currently existing on the site. If feasible through
further research and design, the project will also include references to the Corn Mill Camp
structures.

d. Formulate a directed land use growth strategy which will encourage the redevelopment and infill
of existing communities allowing for mixed land uses, where appropriate.

Discussion: The proposed development discourages sprawl and “leap-frog” development by
using a site that is contiguous to existing urban development and has clearly demarcated
boundaries. Additionally, the development will be pedestrian-friendly and reduce the need for
local residents to drive out of the community for goods and services. The proposed project will
provide an opportunity for existing businesses to upgrade as well as providing a variety of
uses, including retail, business, professional services, light industrial, open space and other
public uses. Significant employment opportunities will increase as a result of the Town Center
in the short and long-terms.

e. The County will explore ways to develop a Maui County Open Space Program, which will
preserve important scenic, cultural, recreational, environmental and open space resources.

Discussion: This proposed plan is in compliance with the County requirements for Upcountry.
The site of the proposed development is in a valued scenic view plane. The proposed layout of
the development will preserve the views of Haleakala and provide 10 acres of open space that

/e
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will also be a part of recreational trails.. The development will also provide an opportunity to
preserve the cultural history of the site’s agricultural past. Information on the Corn Mill Camp
and other significant historical uses will be provided through photos, place names and design
details. Civic, commercial and residential development on the site will reduce the need for
longer distance trips for local residents. The need for more public/civic uses Upcountry will be
addressed by the proposed project which will provide additional public facilities and places for
people to gather.

Objective:

2. To use the land within the County for the social and economic benefit of all the County's
residents.
Policies:

a. Mitigate environmental conflicts and enhance scenic amenities, without having a negative impact

o natural resources.

Discussion: The project site has been used for large-scale agricultural production for over 100
years and has been planted with pineapple since World War Il. The planned development will
not have a negative impact on natural resources and is designed to protect the scenic amenities
of the site.

b. Encourage land use patterns that foster a pedestrian oriented environment to include such
amenities as bike paths, linear parks, landscaped buffer areas, and mini-parks.

Discussion: The proposed development plan includes approximately 10 acres of open green
space (over 25% of the project site) encompassing both the existing pasture and new park space
designed for the site. This proposed project fosters pedestrian uses, within the site itself as well
as connecting with adjacent neighborhoods. Amenities in the proposed plan also include bike,
pedestrian or equestrian trails and a gathering place in the town center.

. Encourage land use metheds that will provide a continuous balanced inventory of housing types
in all price ranges.

Discussion: The proposed development adds needed housing to the inventory of housing types
in Upcountry.
d. Support the Department of Hawaiian Home Lands’ development of homestead lands.

Discussion: The Upcountry Town Center will provide amenities within three miles of
homestead lands thereby reducing travel demands from the Upcountry area and increasing the
feeling of community Upcountry.

Objective:
3. To preserve lands that are well suited for agricultural pursuits,
Policies:
a. Protect prime agricultural lands from competing nonagricultural land uses.

Discussion: The proposed project will reclassify an approximately 40-acres parcel from
Agricultural to Urban State Land Use District. While the parcel has a history of agricultural
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cultivation, construction of the Pukalani Bypass Highway in 1994 severed this field from other,
formerly contiguous fields thereby restricting movement within the plantation and requiring
workers to cross the highway with their farm equipment in order to work this small remnant
field (31 acres of farmable land with infrastructure requirements.) The resulting isolation of the

parcel made it smmflcantlv less efﬂcxent to cultlvate has-significantly-limited the-feasibility-of

—~The sublect field was withdrawn from production

at the end of the 2001 crop cvcle.

As a result of the proposed Upcountry Town Center, approximately 40 acres of agricultural
land will be reclassified as a Project District County Land Use designation.

b. Promote the use of agricultural lands for diversified agricultural pursuits by providing public
incentives and encouraging private initiative.

Discussion: The project site has not been used for diversified for at least a century. The proposed
development includes opportunities for the expansion of Wai Ulu Farms that supports smaller
more diversified agricultural projects Upcountry. It is likely that some of the light industrial
uses will also benefit local agricultural uses in ways not presently provided Upcountry.

c. Support the right to farm consistent with the identification of productive agricultural lands

Discussion: The project site represents only 0.3% of the current owner’s land in agricultural use
and will not have an adverse impact on the owner’s right to farm. The isolated nature of the
site due to surrounding highways makes the site difficult to farm,

C. Environment
Objective:
1L To preserve and protect the County’s unique and fragile environmental resources.
Policies:
a. Preserve for present and future generations the opportunity to experience the natural beauty of

the islands.

Discussion: This proposed development will create a town center for Pukalani Town and the
Upcountry Maui region, keep the urban uses centralized and avoid the spread of development

randomly throughout Upcountry areas. This project will also preserve the views makai and the
view plane mauka to Haleakala.

b. Preserve scenic vistas and natural features

Discussion: The proposed development is designed to maintain the view plane toward
Haleakala and makai while enhancing views along Makawao Avenue.

c. Discourage the introduction of noxious foreign species into Maui County’s unique island
ecosystems,

Discussion: Landscaping for this proposed project will be consistent with the vegetation and
trees familiar to Upcountry Maui and listed on the recommended plant matrix in the Makawao-
Pukalani-Kula Country Town Design Guidelines.
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D. Cultural Resources

Objective:
1. To preserve for present and future generations the opportunity to know and experience the arts,

culture and history of Maui County.

Policies:
d. Encourage the rehabilitation and adaptive use and reuse of historic districts, sites and buildings

in order to perpetuate traditional community character and values.

Discussion: This proposed development will bring alive the memory of Corn Mill Camp, a
former plantation camp located on the site, through design details, place names and
photographs. One or two of the agricultural structures on the site will be adapted to the new
project to maintain the traditional agricultural character of the region.

_ye
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II. ECONOMIC ACTIVITY

A, General
Objective:
1. To provide an cconomic climate which will encourage controlled expansion and diversification of

the County’s economic base.

Discussion: The proposed project will use 31 acres currently used for large-scale monoculture
and replace it with a multi-use development that will encourage economic diversification by
providing space for cottage industries and professional services. The planned expansion of Wai
Ulu Farms, which provides goods for diversified agricultural ventures in the Upcountry area is
an example of this type of diversification.

Objective:

3. Utilize an equitable growth management program which will guide the economic well-being of
the community
Policies:

a. Encourage a sustainable rate of economic development which is linked to the carrying capacity of

the infrastructure systems and the fiscal ability of the County to maintain those systents

Discussion: This proposed project is planned in an existing urban area with sufficient
infrastructure systems in place to handle any increase that will be created by the proposed
project. This project is planned to serve the area residents and should reduce the need for trips
to central Maui by providing amenities in the community.

b. Encourage consensus building wherein growth conflicts are addressed in advance of critical
infrastructural shortfalls,

Discussion: This proposed development would not create infrastructure shortages.

c. Encourage managed growth by concurrency wherein the administration and council regulate, tax
and spend revenue in order to guide economic development by concurrently balancing growth
demand with infrastructure supply and capability,

Discussion: This proposed project will be a natural expansion of the existing Pukalani urban
area. The necessary infrastructure to support the project (roads, water lines, electrical power,
communications, etc.) is available or will be upgraded to support Upcountry Town Center.
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C. Agriculture

Objective:

1. To foster growth and diversification of agriculture and aquaculture throughout Maui County.
Policies:

c. Encourage marketing methods which will help make local products competitive with mainland

products on local markets.

Discussion: Maui Fresh, a venue for agricultural retail sales and promotion, marketing and
education for the region is included as a component of the Upcountry Town Center. This
establishment will provide retail sales of local pineapple products, demonstration gardens, a
farmers’ market and historical photographic displays reflecting Upcountry Maui’s rural
agricultural tradition. The venue is intended to educate tourists and local residents on the
dynamic and evolving nature of agriculture on Maui.

III. HOUSING AND URBAN DESIGN
A. Housing
Objective:
2. Provide affordable housing to be fulfilled by a broad cross-section of housing types.

Discussion: New housing is planned for this site. The units will be situated adjacent to the Town
Center's new services, facilities and open space, along the existing Makawao commercial
corridor, within the unique Upcountry Maui setting and at a pedestrian scale.

B. Urban Design

Objective:

1 To see that all developments are well designed and are in harmony with their surrounds,
Policies:

a. Require that appropriate principles of urban design be observed in the planning of all new
developments.

Discussion: The proposed project will be well-designed preserving the beautiful view plane from
the Pukalani Bypass Highway up to Haleakala while creating a town square for Pukalani
residents. The Country Town Guidelines will be integrated in the project design.

Objective:

2. To encourage developments which reflect the character and the culture of Maui County'’s people.
Policies:

a, Establish urban design guidelines and standards which will reflect the unique traditional

architectural values of each community plan area.

Discussion: The planning and design of the Upcouniry Town Center reflects the history,
location, topography and setting of the site. The Town Center is intended as a local, pedestrian
oriented destination of compatible activities and facilities representative of Upcountry Maui’s
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rural sense of place and unique setting. The historical setting of the region will be reflected in
the Center’s traditionally based planning, architecture, site amenities and guidelines for
operation.

b. Estcourage community design whicl establishes a cohesive identity.

Discussion: This proposed project will be designed to represent the Upcountry area and diverse
cultures found there, Existing agricultural structures are planned to be adapted and included in
this project and trees and landscaping typical of the Upcountry region will be used to keep the
rural Upcountry character.

c. Encourage the establishment of continuous green arens, bike-paths, active and passive recreation
areas and mini-parks in new subdivision development,

Discussion: This proposed project includes a large pasture area, bike, pedestrian or equestrian
trails and a passive recreation area and mini-park in the Town Center.

IV. TRANSPORTATION

A Transportation
Objective:

1 To support an advanced and environmentally sensitive transportation system which will enable
people and goods to move safely, efficiently and economically.
Policies:

j2 Support the development of a county-wide network of bikeways and pedestrian paths.

Discussion: Bikeways and pedestrian paths are located within the project. The project will be
pedestrian friendly giving nearby residents the opportunity to neighborhood amenities.
Pedestrian and equestrian crossings are planned to allow access across the highway.

Objective:

2. To develop a program for anticipating and enlarging the local street and highway systems in a
timely response to planned growth.
Policies:

d. Support Maui County’s street tree plan and encourage landscape planting, irrigation and

maintenance programs along all public highways and rights-of-way.

Discussion: All public highways and rights-of-way, including significant buffers along Pukalani
Bypass Highway, will be landscaped with street and canopy trees. Landscaping in accordance
with Maui County’s Street Tree Plan is planned for this proposed project. Trees that are typical
of the Upcountry area will be planted at the site.

Objective:

3. To develop a Maui County transportation system linked to land use planning that is less
dependent on the automobile as its primary mode of moving people.
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Policies:
¢ Direct economic development toward existing communities in order to minimize employee
conmuting and foster a healthy job/lousing balance.

Discussion: ~ This proposed project will provide employment opportunities and needed
amenities to the Upcountry area and thus reduces the need to drive to the central Mauj area of

Kahului and Wailuku.

B. Water
Objective:;

1. To provide an adequate supply of potable and irrigation water fo meet Hhe needs of Maui
County’s residents.
Policies:

d. Monitor growth activities throughout Maui County in order that development of new water

sources is concurrent with approval of new developments.,

Discussion: This proposed project will receive its water from an existing 12-inch water line
located at the property boundary. Appendix H of the EIS completed by Mink & Yuen (2001)
and Tom Nance Water Resources Engineering (July 2003) identify a new well source to provide
water for this project and other users in the Upcountry area.

The planned potable water source for the upcountry Town Center will be from a new well to be
developed at Pijholo near Makawao. This water source will be developed in a location which
will avoid conflict with existing and proposed public drinking water sources.

C. Liquid and Solid Waste
Objective:

1 To provide efficient, safe and environmentally sound systems for the disposal and reuse of liquid
and solid wastes.

Discussion: A private wastewater treatment plant will be built to handle Upcountry Town
Center’s liquid and solid waste requirements. As an alternative, should a regional wastewater
facility become available prior to project completion, it is anticipated that Upcountry Town
Center would connect to such a facility. The applicant will explore wastewater recycling

options as the proposed development moves towards design of the wastewater system in the
Project District (Phase II) approval phase.

During the construction and implementation phase of the project, efforts to recycle, conserve,
and re-use materials and resources will be incorporated where appropriate and feasible usin
the Guidelines for Sustainable Buildin Design in Hawaii, Solid Waste Management Recyclin
and Diversion Plan check list. The applicant will also explore the potential to locate a recyclin
center within the Upcountrv Town Center. Once the project is complete and operating as a
Town Center, commercial businesses will be encouraged to separate and recvcle waste
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providing dedicated waste separation receptacles for patrons. The new housing development P
will be encouraged to develop its own recycling program. '
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E. Public Utilities and Facilities

Objective:

2. To improve the quality and availability of public facilities throughout Maui County.
Policies:

a. Encourage the design of multi-purpose public facilities accessible to all age groups and the
handicapped.

Discussion: This proposed project includes space for public and civic facilities needed in the
area. It also has provisions for medical offices as well as the open town square which will be
ideal for public programs. All areas will be handicapped accessible.

b. Continue the development of community centers throughout the County.

Discussion: This proposed project will include an open town square which will provide needed
space for public programs, meetings and gatherings.

d. Encourage the development of public facilities which will be architecturally and ecologically
compatible with their surroundings and foster community development.

Discussion: Architectural designs for the proposed project will be sympathetic to the history of
the area and will be compatible with its Upcountry setting. The public facilities included in the
project will have an Upcountry theme and the plan for the site is to create a long-needed
community-gathering place for the Pukalani residents and all of Upcountry. The proposed
project will include ecologically sensitive design, with the partial restoration of biodiversity in
the 10-acre open green space. The pedestrian orientation of the project may also discourage
automobiles for short trips.

V. SOCIAL INFRASTRUCTURE
A Access to Human Services
Objective:
1. To coordinate through the Maui County Department of Human Concerns the establishment of

.

quick and reliable access to human services.
Palicies:

a. Coordinate the services of government and private non-profit agencies, in order to insure the
quickest and most reliable access to needed services,

Discussion: This proposed project will bring needed human services closer to the Upcountry
population by providing additional medical facilities and public/civic facilities.

B. Recreation and Open Space
Objective:
1. To provide high-quality recreational facilities to meet the present and future needs of our

residents of all ages and physical ability.
d. Develop facilities that will meet the different recreational needs of the various communities.
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Discussion: This proposed project is planned as a community-gathering place. The town square
will provide needed space for community programs. The close proximity to residential areas
will allow for more pedestrian and bicycle access to the site. An open space buffer is proposed
along Pukalani Bypass Highway that will include pedestrian and bike trails.

C. Health and Family

Objective:

1. To meet the health needs of all residents and visitors.
Policies:

a. Encourage the expansion and improvement of our hospitals and our public and private medical
facilities.

Discussion: This proposed project might include a medical office and pharmacy to offer
additional medical facilities closer to Upcountry residents.

Objective:
2, To focus on the quality of family life including the young, the elderly, and the handicapped as the
basic building block of community well-being.

Discussion: This proposed project is designed to create a community feeling by bringing back
the old town square concept to provide a place for community gatherings. Similarly, the
pedestrian friendly development will allow for interaction between neighbors walking to
commercial and recreational destinations in the neighborhood rather than driving to other
communities. Housing is proposed as part of the project and is intended to meet the needs of
local residents of the Upcountry Maui area.

E. Public Safety
Objective:

1. To create an atmosphere which will convey a sense of security for all residents and visitors and
aid in the protection of life and property.
Policies:

k. Restore and encourage the sense of neighborhood and community caring throughout Maui
County.

Discussion: This proposed project is designed to create a town center for Upcountry that will
renew the sense of neighborhood and allow for community gatherings for all of the diverse
cultures on Maui. '

E, Government
Objective:

1. Improve the delivery of services by government agencies to all community plan areas.
Policies:

f Bring services out to the community by establishing mobile/satellite government facilities.

/e
5-26



Upcountry Town Center
| MAU! LAND & PINEAPPLE COMPANY, INC.

Revised Final Environmental Impact Statement

Discussion: This proposed project has designated civic areas t0 provide for satellite government
facilities, if needed, in the area.

532 Makawao-Pukalani-Kula Community Plan

The Makawao-Pukalani-Kula Community Plan (1996) is an implementation measure of the
objectives and policies of the County of Maui General Plan. Designated land uses under this
Plan are shown in Figure 8-2. Elements of the proposed Upcountry Town Center are reviewed
here for consistency with the goals, objectives, policies, implementing actions and planning
standards of the plan.

B. Goals, Objectives, Policies and Implementing Actions
ECONOMIC ACTIVITY
Goal:

A stable and diverse economic environment which supports a level of community prosperity it
order to provide social services and environmental amenities and which respects the region’s
rural and agricultural lifestyle, open space and natural resources.

Objectives and Policies:

1. Provide for the preservation and enhancement of agricultural lands and operations, emphasizing
the importance of promoting diversified agriculture fo the region’s economic base and lifestyle.

Discussion: Since agricultural production in the project area is used for monoculture, the project
will not have an adverse impact on diversified agriculture in the region. Similarly the loss of
prime agricultural land for diversified crops will have minimal impact given the vast amount of
agricultural land available for diversified crops and large-scale pineapple crops. Expansion
opportunities for Wai Ulu Farms will provide Upcountry farmers with better goods and
services within the community.

3. Protect existing agricultural operations from urban encroachment.

Discussion: Although the land itself is somewhat suited for agricultural uses, the project site is
cut-off by busy highways making it difficult to farm efficiently. The proposed development
makes use of an isolated parcel immediately adjacent to existing urban uses. This infill project
has clear boundaries and will not encroach on other agricultural lands.

4. Support bona fide “family subdivisions” that employ rural planned unit or cluster concepts and
thereby encourage existing farms to remain in production.

Discussion: The proposed development makes use of cluster concepts for commercial, light
industrial and housing areas. Doing so frees up 10 acres for open green space and pasture
lands. The loss of agricultural lands will have no discernable impact on existing family farms in
the community and Maui County in general. To the contrary, the proposed Maui Fresh facility
will help to promote continued diversified farming in the area.

_ye
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5. Recognize the rural, open space character of the Upcountry region as an cconomic asset of the
island.

Discussion: The economic impact due to the loss of agricultural cultivation on this site will be
minimal and will be offset by increased employment and tax revenue from a variety of uses
including those that support other agricultural operations in the community. The project will
enhance the rural, open space character of the area as an economic asset by creating a rural
country town center within a traditionally rural setting.

6. Preserve agriculture by actively pronioting locally grown agricultural products.

Discussion: The Maui Fresh component of the Upcountry Town Center, featuring local
agricultural methods and products, is planned for the site. Cottage industry sites are also
included in the plan to support locally grown agricultural products.

7. Discourage large-scale visitor industry facilities which result in high concentrations of visitors in
the Makawao-Pukalani-Kula region (e.g., Maui Tropical Plantation).

Discussion: This proposed project is designed with Upcountry residents in mind and includes
features, amenities and services needed by residents of the area. While the Town Center will be
an attraction, it is not intended as a large-scale tourist destination. The Maui Fresh operation
will be small-scale operation of approximately 6,000 square-feet and will not encourage a high
concentration of visitors.

8. Support existing and new service and retain industry endeavors such as medical, law, accounting
and architectural/engineering offices which will diversify the region’s economic base without
compromising its rural and agricultural integrity, and which will preserve the traditional scale
and style of businesses in the Upcountry area.

Discussion: This proposed plan includes space for professional offices (law, CPA’S, architectural,
engineering) a medical office and civic and public/quasi-public use. The cottage industry space
will support existing and new businesses.

9. Encourage the continuation of sugar, pineapple, cattle ranching, and diversified agriculture as
major agricultural activities in the region and at the same time encourage the pursuit of
alternative agricultural industries.

Discussion: Pineapple operations will continue on suitable parcels. The project site was cut off
by the Pukalani Bypass Highway, making it difficult and inefficient for continued agriculture.
The cottage industries locations planned for the site will support Upcountry agricultural-related
businesses. The Maui Fresh and Wai Ulu Farm operations will help to promote pineapple and
other diversified agriculture.

11.  Develop a stable and balanced employment base which will provide opportunities for increasing
the standard of living for all of the region’s residents.

Discussion: The proposed development will contribute to the employment base of the
community in several ways. It will include space for businesses providing professional and
business employment, light industrial employment and retail and service sector jobs. It will
allow for the expansion of Wai Ulu Farms that provides agricultural related employment. The

/e
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addition of housing to the area will increase the customer base that will support both businesses
in the project area and those in adjacent communities.

12. Support the perpetuation of traditional independent grocery stores lo preserve the Upcountry
character.

Discussion: Pukalani Superette is planning to relocate to the Upcountry Town Center and this
independent grocery store will be a prominent feature of the Center.

LAND USE
Goal:

The maintenance and enhancement of Upcountry’s unique and diverse rural land use character
with sensitivity to existing land use patterns, natural resource values, and economic and social
needs of the region’s residents.

Objectives and Policies:

1. Recognize the value of open space, including agricultural lands and view planes to preserve the
region’s rural character.

The proposed development is designed with approximately 10 acres of open space, including
an existing pasture use, a park and a trail. The valued view planes from the site will be
preserved.

2. Establish land use patterns which recognize the “Right to Farm,” in order to minimize conflicts
between existing agricultural operations and urban-related activities.

The proposed action will not create any conflict between existing agricultural operations and
urban-related activities. The owner of the agricultural parcel has taken the land out of
production and will therefore not have its right-to-farm impeded in any way. Since the project
site is cut off from other agricultural uses by busy highways, taking the land out of agricultural
production will actually cut down on conflict between existing agricultural uses and urban-
related activities. Also, Wai Ulu Farms, which serves the needs of local agricultural producers,
plans to remain on the site and have the opportunity for future expansion.

4. Encourage land use patterns which will:
e Support the long-term viability of agriculture
Discourage “urban sprawl”
Discourage heavy industrial activities
Discourage large scale hotels
Preserve and respect the Haleakala National Park and protect the region’s open space
character
e Maintain a separation of character between the Upcountry and the Kihei-Makena regions.

e
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addition of housing to the area will increase the customer base that will support both businesses
in the project area and those in adjacent communities.

12, Support the perpetuation of traditional independent grocery stores to preserve the Upcountry
character.

Discussion: Pukalani Superette is planning to relocate to the Upcountry Town Center and this
independent grocery store will be a prominent feature of the Center.

LAND LISE
Goal:

The maintenance and enhancement of Upcountry’s unique and diverse rural land use character
with sensitivity to existing land use patterns, natural resource values, and economic and social
needs of the region’s residents.

Objectives and Policies:

1. Recognize the value of open space, including agricultural lands and view planes to preserve the
region’s rural character.

The proposed development is designed with approximately 10 acres of open space, including
an existing pasture use, a park and a trail. The valued view planes from the site will be
preserved.

2. Establish land use patterns which recognize the “Right to Farm,” in order to minimize conflicts
between existing agricultural operations and urban-related activities.

The proposed action will not create any conflict between existing agricultural operations and
urban-related activities. The owner of the agricultural parcel has taken the land out of
production and will therefore not have its right-to-farm impeded in any way. Since the project
site is cut off from other agricultural uses by busy highways, taking the land out of agricultural
production will actually cut down on conflict between existing agricultural uses and urban-
related activities. Also, Wai Ulu Farms, which serves the needs of local agricultural producers,
plans to remain on the site and have the opportunity for future expansion.

4, Encourage land use patterns which will:
*  Support the long-term viability of agriculture
Discourage “urban sprawl”
Discourage heavy industrial activities
Discourage large scale hotels
Preserve and respect the Haleakala National Park and protect the region’s open space
character
o Maintain a separation of character between the Upcountry and the Kihei-Makena regions.
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Discussion: Upcountry Town Center will:

e Support agriculture through the continued operation and possible expansion of Wai Ulu
Farms, cottage industry space that may support agricultural activities and the inclusion of
the Maui Fresh Store and Wai Ulu Farms.

« Discourage urban sprawl by developing on land that is adjacent to existing urban uses and
clearly separated from surrounding agricultural areas by major roadways.

« Discourage heavy industrial activities, as there are no heavy industrial uses are planned for
the site.

« Discourage large-scale hotels, as there are no hotels are included in this plan.

e Preserve and respect the Haleakala National Park and protect the region’s open space
character by clustering urban development next to existing urban uses, providing 10 acres of
open space and preserving view planes to Haleakala Park.

¢ Maintain a separation of character between the Upcountry and the Kihei-Makena regions by
establishing a town center in the hub of Upcountry that will help to define the character of
the area.

5. Encourage and support the development of land use performance and subdivision standards such
as cluster development which will encourage viable farm operations and discourage estate
subdivisions on agricultural lands such as Kula 200 or Kula Glen.

Discussion: The proposed development will support the highest standards of land use
performance and subdivision regulation by taking land that is no longer viable for agricultural
operations and putting it to uses that will support agricultural activities as well as maintaining
the agricultural characteristics of the area. The development is designed to cluster non-
agricultural uses to reduce the amount of land necessary for development at well as to maintain
the open character of the area.

6. Encourage new residential developments in areas which are contiguous extensions of, or infills
within the established residential pattern, and which do not adversely affect agricultural uses.

Discussion: The proposed development takes advantage of an infill site immediately adjacent to
existing residential/urban development. The size and location of the development will not
adversely impact agricultural uses.

7. Ensure that adequate lands are set aside for recreational and open space purposes.

Discussion: This proposed site plan includes continuation of the existing pasture for open space
and includes trails, a park and community gathering places.

8. Preserve and enhance the “country” atmosphere in all communities by maintaining the small-
scale, unique and independent character of each of the three sub-regions. “Country” atmosphere
is defined by building style, a low-density mix of residences, ranches, open spaces, greenways,
plantings and cultivated lands.

Discussion: This proposed design will maintain the Upcountry character through its compliance
with the Country Town Design Guidelines, maintenance of open space, provisions for a trail
and a mix of uses including business, civic, public/ quasi-public, open space, greenway, cottage
industries, and housing,.
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10. Support the development of a regulatory review process which encourages and facilitates public
participation in all major land development activities.

Discussion: The Upcountry Town Center planning and construction processes will follow all
regulatory review processes and will include public participation and comment. Each of the
major Upcountry Maui community associations (Makawao, Pukalani and Kula) have been
presented with the project plans and input has been sought from the communities throughout
the planning process. Four meetings have been held with the Pukalani Community Association
and they approved the project concept in May 2001.

14. Discourage additional development of large-scale retail outlets and encourage uses which support
neighborhood retail stores.

Discussion: Generally, retail outlets in the proposed development will be small in scale and will
include local small businesses including Pukalani Superette and Wai Ulu Farms.

15. Discourage heavy industrial uses in the Makawao-Pukalani-Kula region.

Discussion: No heavy industrial uses are planned for the site. The project description calls for
“cottage industry” uses which are light industrial uses, such as woodworking, feed and tack
supply and storage.

16, Recognize the four (4} semi-urban centers of Makawao Town, Pukalani, Hali’imaile and Whaiakoa
Village. Within them support the following land use and circulation patterns:

Within Pukalani:

o Diverse business uses in centralized, consolidated locations.

» Limited multi-family use located adjacent to open space resources and consistent in scale and
character with surrounding single family uses.
Single-family expansion contiguous with existing residential uses.

®  Parks and open spaces within and surrounding commercial and residential areas.

Discussion: This proposed plan will keep commercial activities within the existing Makawao
Avenue commercial corridor and provide a centralized town center for Upcountry Maui. There
is a park and open space designed within the site surrounding the commercial and residential
portions of the development. Senior/multi-family housing is planned for a portion of the site,
which will be of an appropriate scale and design adjacent to the existing Pukalani residential
area.

17. Support the centralization of business activities and avoid the expansion of strip commercial
development.

Discussion: This proposed development places business activities within an existing commercial
corridor and creates a town center hub for Upcountry. Both the physical design and the mixed-
use nature of the development will avoid any similarity to strip developments. The project will
be consistent with the Country Town Design Guidelines.
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19. Encourage the development of land use performance and subdivision standards which are
compntible with the agricultural Upcountry character.

Discussion: The proposed plan preserves Upcountry Maui character through its compliance with
Country Town Design Guidelines, the provision of cottage industries to support agriculture and
including existing pasture use, a loop trail and community gathering places in the plan.

21. Ensure an adequate supply of lands designated for residential use to address the affordable and
elderly housing nceeds of the region’s residents.

Discussion: Approximately six acres of this site is designated for approximately 120 units of
senior or 96 units of multi-family housing,.

22. Muintain the open space area along the Makawao-side of Haleakala Higlway Bypass to allow a
distinct separation between Pukalani and Makawno.

Discussion: Upcountry Town Center is located on the Pukalani side of the Haleakala Highway
Bypass. Open space is provided (approximately 25% of the site) in the plan to preserve the
Upcountry character and view planes.

23. Recognize Pukalani as the geographic, public service and commercial hub of the region,

Discussion: The project will create a needed town center for the Upcountry Maui area by
providing space for businesses and public/quasi-public use in the heart of Upcountry at the
crossroads of three major traffic routes.

24, Establish water resource availability as a major criteria in establishing land uses.

Discussion: This proposed project will receive its water from an existing 12-inch water line
located at the property boundary. Appendix H of the EIS completed by Mink & Yuen (2001)
and Tom Nance Water Resources Engineering (July 2003) identify a new well source to provide
water for this project and other users in the Upcountry area.

The planned potable water source for the upcountry Town Center will be from a new well to be
developed at Piiholo near Makawao. This water source will be developed in a location which
will avoid conflict with existing and proposed public drinking water sources.

26. Support land use spatial patterns which enhance the functional viability of pedestrian-oriented
town and village centers.

Discussion: Upcountry Town Center is designed with pedestrian access in mind. It is located in
the existing Pukalani community within walking distance for many residents. This site plan
actually is a village plan complete with housing, business, cottage industry, town center,
medical facilities, public/quasi-public uses and a “Mom and Pop” grocery store. A
pedestrian/equestrian trail is included in the site plan.
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27. Ensure and encourage the long-term viability of “Mom and Pop” stores Hirough cstablishment
and availability of appropriate land use designations.

Discussion: Pukalani Superette’s new location within the Upcountry Town Center will allow for
expansion and upgrading of their long-established store.

29, Explore the development of an additional Ag park.

Discussion: The cottage industrial lots included in this site plan will provide locations for
regional agricultural support operations to be established.

31 Support the establishment of religious institutions and other community-oriented centers near
growing population centers,

Discussion: This proposed site plan includes community-gathering places that are needed in the
Upcountry Maui area.

Implementing Actions:

9. For areas along the Pukalani Bypass Higlnway and along Kula Higlway, provide for a minimum
50-foot open space buffer (i.e., no structures) on each side of the highway pavement. Vehicular
access onto the Pukalani Bypass Higlway should be prohibited. Access should be from Makani
Road, Makawao Avenue or Haleakala Highway.

Discussion: The proposed site plan provides a 50-foot open space buffer along the Pukalani
Bypass Highway. Vehicular access is planned from Makawao Avenue, Old Haleakala Highway
and Pukalani Bypass Highway. Access from Pukalani Bypass Highway is provided for
convenient access to this large 40.6-acre site and to reduce traffic along Makawao Avenue and
Old Haleakala Highway. Right turn only lanes will be provided for access to and from the
Kula-bound lane of Pukalani Bypass Highway.

22.  New commercial development along Haleakala Highway in Pukalani should be discouraged out of
concern over the impacts on traffic flow and the residential neighborhood. New commercial
development along Makawao Avenue in Pukalani should be limited to professional services with
minimal traffic and noise impacts.

Discussion: The Upcountry Town Center will create new commercial development primarily
along Makawao Avenue. Historically, Makawao Avenue has been a commercial corridor in
Pukalani, and the new Town Center will be consistent with this growth pattern for the area.
Since the establishment of the Community Plan, Pukalani has continued to grow with a greater
demand for goods and services that has outpaced local business capacity. For that reason, the
project includes the full range of services and community shopping establishments. The design
concept has included mitigating measures to allow for parking along Makawao Avenue and
easy access from three streets with ample parking within the project. Traffic mitigation
measures include two-lane driveway exits and left-turn pockets at the primary entrances.
Pedestrian and equestrian access will be included within the Center.
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ENVIRONMENT
Goal:

Protection of Upcountry’s natural resources and environment as a neans of preserving and
enhancing the region’s unique beauty, serenity, ecology, and productivity, in order that future
generations may enjoy and appreciate an environment of equal or higher quality.

Objectives and Policies:

1. Preserve environmental resources by maintaining important agricultural lands as an integral
part of the open space setting in each community.

Discussion: The large open space component of the Upcountry Town Center (over 25% of the
site) will maintain the environmental quality and rural character of the parcel. This new public
open space area will provide public gathering spots and passive recreational opportunities on
land that has previously been inaccessible pineapple fields.

2. Recognize agricultural lands as an essential ingredient to the Upcountry atmosphere. Criteria
for determtining such lands may include:
o Land Study Bureau productivity ratings for agricultural lands
o Lands presently in cultivation
o Agricultural Lands of Importance to the State of Hawaii (ALISH)

Discussion: The proposed development maintains the open space setting while utilizing an
isolated parcel of land that is now much less viable for agricultural production due to the
construction of Pukalani Bypass Highway. The Land Study Bureau rating for this site is gl oy
land. The land, designated “A” while irrigated, will no longer be cultivated for pineapple. The
ALISH rating lists most of the soils on the project site as Prime Agricultural Soils.

3. Recognize and protect rare, endangered and unique biological resources in the region.

Discussion: There are no known endangered, threatened or unique species in the project area.

5. Support efforts for a comprehensive watershed management program which shall incorporate, as
key components, soil conservation, forest management and reforestation/replanting which:
a. Utilizes endemic and indigenous plant species
b. Protects the environment from exotic plants and animals; and
¢. Prevents the introduction and establishment of non-native species within this native forest
region that may ultimately threaten water supply and native ecosystems.

Discussion: Water runoff from the site is not tributary to any existing or proposed potable wells
and is not expected to have adverse impacts on the watershed. Familiar Upcountry trees and
plants will be used for this site such as Jacaranda trees.

6. Preserve the existing visual, noise, odor and air quality characteristics found in agricultural/rural
neighborhoods of the Makawao-Pukalani-Kula region.

Discussion: This proposed site plan preserves the existing view planes from this site. There will
be no impact on noise, odor or air quality from the planned usage that would be out of the
ordinary for the Upcountry Maui area. Project improvements will reduce noise and provide
better air quality for residents downwind of the existing pineapple fields.
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7. Preserve the health and welfare of the region’s residents by encouraging a balanced approach in
utilizing man-made pesticides, herbicides and fertilizers.

Discussion:  Fertilizers and biocides will be carefully controlied in amounts applied to
landscaped areas. It is anticipated that the maintenance group will institute an Integrated Pest
Management (IPM) program. No applications will occur during high precipitation periods, and
applications will be managed by trained personnel. Drainage controls will minimize the
introduction of these potential contaminants.

9. Promote landscaping which utilizes endemic and indigenous plant specics.

Discussion: Indigenous plant species will be utilized in the landscaping of the Upcountry Town
Center as practical.

CULTURAL RESOURCES
Gonl:

The identification, preservation and where appropriate, restoration and promotion of cultural
resources and practices which reflect the rich and diverse heritage found in the Upcountry region.

Objectives and Policies:

1. Recognize the importance of historically and archaeologically sensitive sites, both known and
undiscovered, and encourage their preservation.

Discussion: This proposed site plan recognizes the history of a portion of this site as the former
Corn Mill Camp. There are plans to incorporate this history into the development through the
use of photos of the plantation camp, place names and design details reflecting the site history.

2. Support public and private efforts to inventory, evaluate, classify, register, and protect, as
appropriate, cultural resources to increase public knowledge of the region’s rich and diverse
cultural character.

Discussion: An archaeological inventory survey and cultural impact assessment were conducted
for the project site and Pitholo well site and are included in this document as Appendix D and E
respectively. One or two of the existing agricultural structures will be retained to help preserve
the cultural character of the site.

3. Promote community awareness of the Makawao-Pukalani-Kula region’s cultural and historic
backgrounds through the establishment of museums, cultural centers and educational programs.

Discussion: This proposed plan includes community gathering places appropriate for cultural
programs that will promote and preserve the history of agricultural camp life in the area.
Interpretive photographic displays are planned as part of the project to highlight the site’s
historical agricultural background.

4. Recognize and respect the Upcountry region’s multi-cultural heritage.

Discussion: This proposed plan includes community gathering places appropriate for cultural
programs from all of the various cultural groups located Upcountry.

7. Promote distinct cultural resources as an identifying characteristic of the region.

ye
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Discussion: This project will promote the history of the agricultural heritage and aspects of
camp life Upcountry Maui.

8. Protect the visual integrity of Upcountry cultural landscapes.

Discussion: This proposed project preserves the view planes, retains a large buffer along
Pukalani Bypass Highway and expands the existing grazing pasture use. One or two of the
agricultural warehouses on the site will be retained for the relocated feed and tack supply.

9. Legitimize indigenous architecture as viable spaces for living, work and recreation.

Discussion: In addition to preserving some of the existing vernacular agricultural buildings on
the site, building design will reflect kama'aina themes indigenous to the area.

URBAN DESIGN
Goal:

Recognition and preservation of the unique design characteristics of the Makawao, Pukalani and
Kula communities in order to enhance Upcountry’s man-made environment.

Objectives and Policies:

1, Encourage urban design concepts which promote and produce pedestrian orientation, town
centers, mixed land uses and energy conservation principles to enhance the identity and livability
of new and existing communities.

Discussion: This proposed development is designed with pedestrian use in mind and
incorporates pedestrian accessibility to the site and within the site. The proposed plan includes
a much needed town center for the Upcountry Maui area and mixed uses including pastures,
public/quasi-public, civic, business, housing, medical, community gathering places and a trail.
Section 3 includes the plans and perspectives for various planned uses at the project, which
portrays the low-key Upcountry character of the new Center.

2. Support the revision of subdivision and rosdway design criteria and standards to be more
compatible with the rural character of the Upcountry region.

Discussion: The proposed plan incorporates a design that allows for street parking along the
Makawao Avenue side of the site and incorporates a rural roadway and trail. Roadways will be
rural in character, while meeting the required safety standards. Sidewalks will be setback from
roadways.

3. Utilize design standards for multi-family residential uses which respect Upcountry’s rural
residential lifestyle. '

Discussion: The proposed site plan incorporates the Country Town Design Guidelines into
Upcountry Town Center Components. Building design for the residential component will draw
on styles indigenous to Upcountry and will respect the rural residential nature of the
community.

4. Encourage commercial building scales which are compatible with the low-scale character of

amrra———
e

existing commercial structures.
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Discussion: The commercial portion of this site plan will incorporate the Country Town Design
Guidelines to be compatible with existing commercial structures and the Upcountry rural
characteristics.

5. Preserve the unique characteristics of all of the Upcountry towns by recognizing and respecting
architectural styles as described in the Country Town Design Guidelines.

Discussion: The proposed development will incorporate the Country Town Design Guidelines.
Images presented in Section 3 of this report reflect the general character of the development.

6. Support the development of pedestrian, equestrian, and bikeway connections which provide safe
and convenient linkages within and between Upcountry conmunities.

Discussion: Pedestrian, bikeway and equestrian access points to the site are included in this
proposed plan.

7. Encourage the use of appropriate landscaping, with greenways where possible, along major
roadways, parking areas and land use transition areas to establish and maintain landscape themes
which are consistent with the character of each Upcountry community.

Discussion: This proposed site plan incorporates a landscape buffer along the Pukalani Bypass
Highway, continued pasture use on the site, a trail, open space and familiar Upcountry trees
and plants throughout the site.

8. Enforce a two-story or 35-foot height limitation throughout the region, except for public/quasi-
public uses such as auditoriums, gymnasiums, and fire stations.

Discussion: Height limits for Upcountry Town Center will be established under a Project
District Ordinance, and development of the Center will be compatible with Upcountry Mauij
character and Country Town Design Guidelines.

Implementing Actions:

4. Areas designated for multi-family use should adhere to the following design guidelines:

Building heights should combine one and two story structurcs limited to 35 feet which are
compatible with surrounding single-family residences;

b. Exterior materials should emphasize natural materials such as wood, with earth-tone colors;
c. Private open spaces should be provided and maintained for each unit;

d. Generously landscaped common areas should be provided,

2

Discussion: Design guidelines will be followed in the development of the proposed
senior/multi-family housing component of Upcountry Town Center.

5. Develop and implement alternate rural standards for public facilities and privately sponsored
building improvements, roadways and subdivisions.

Discussion: The proposed plan is based on rural concepts such as maintaining the existing
width along Makawao Avenue; including street parking along Makawao Avenue; and narrow
streets within the site. The Country Town Design Guidelines will be followed and the
developer will work with the County to ensure proper design standards are following with
every effort to create a project that embodies Maui’s Upcountry rural character.

T
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PHYSICAL INFRASTRU CTURE
Gonl:

The timely and environmentally sensitive development and maintenance of infrastructure
systems which protect and enhance the safety and health of Upcountry's residents and visitors,
including the provision of domestic water, utility and waste disposal services, and effective
transportation systems which meet the needs of residents and visitors while maintaining the
region’s rural character,

TRANSPORTATION
Objectives and Policies:

1 Ensure the safe and convenient movement of people and goods by providing maintained roadways
having adequate carrying capacitics.

Discussion: The planned roadways within the site will follow current roadway design standards
and will be maintained.

3. Support the planning of new roadways provided that there would be minimal impact to the
Upcountry lifestyle and character.,

Discussion: The planned site roadway will follow current design guidelines for roadways and
will not have an adverse impact on the Upcountry Maui lifestyle and character.

7. Encourage and support alternative transportation programs, that could include various methods
of land use planning and urban design, which reduce reliance on the automobile as the primary
mode of travel,

Discussion: The proposed project brings needed services, amenities, work opportunities and
community gathering places within walking distance of Pukalani neighborhoods thus reducing
the need to travel to other Maui locations for these services and amenities.

9. Establish safe pathways connecting schools, recreation facilities, and commercial and residential
centters for use by walkers, joggers, equestrians and bicyclists.

Discussion: This Upcountry Town Center will provide easy pedestrian/ equestrian/biking
access to this site that is located within walking/riding distance of Upcountry area homes. The
development of the trail for pedestrian, equestrian or biking use will complete another portion
of the Upcountry greenway connecting communities,

10.  Provide transportation improvements in accordance with the Americans With Disabilities Act,
including sidewalks, bikeways and other traffic safety improvements, a existing and proposed
school areas to ensure student safety.

s ap b
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Discussion: Site access improvements, including sidewalks, parking and building entries, will
comply with the Americans With Disabilities Act.

11. Promote traffic safety through provision of roadway safety and maintenmice improvenients, and
traffic control improvements throughout the region,

Discussion: Required roadway/ traffic improvements under County of Maui regulations will be
completed as part of the design and construction of the Upcountry Town Center.

Implementing Actions:

13.  Prohibit vehicular access onto the Pukalani Bypass Higlnway. Access should be from Makani
Road, Makawao Avenue or Haleakala Highway.

Discussion: This project is proposing a right turn only into the project from the Pukalani Bypass
Highway and a right turn only exit from the project onto Pukalani Bypass Highway. There will
be barriers installed to deny left turns into or out of this access point,

14. New commercial development along Haleakala Higlway in Pukalani should be discouraged out of
concern over the impacts on traffic flow and the residential neighborhood. New commercial
development along Makawao Avenue in Pukalani should be limited to professional services with
minimal traffic and noise impacts,

Discussion: The Upcountry Town Center will provide commercial development in an
appropriate location along the existing Makawao Avenue commercial corridor. Noise
mitigation will be addressed, however, there are few homes that may be affected by the
construction noise of this project. Traffic flow mitigation is addressed through designing
entrances along three sides of the project, allowing for site access at convenient locations
depending on the traffic pattern at that time of day.

WATER
Objectives and Policies:
1, Prioritize the allocation of water as new resources and system improvements become available as

Jollows: (@) for maintenance and expansion of diversified agricultural pursuits and for the
Department of Hawaiian Homes projects; and then (b) for other uses including development of
new housing, commercial and public/quasi-public uses.

Discussion: This proposed project will receive its water from an existing 12-inch water line
located at the property boundary. Appendix H of the EIS completed by Mink & Yuen (2001)
and Tom Nance Water Resources Engineering (July 2003) identify a new well source to provide
water for this project and other users in the Upcountry area.

The planned potable water source for the upcountry Town Center will be from a new well to be
developed at Piiholo near Makawao. This water source will be developed in a location which
will avoid conflict with existing and proposed public drinking water sources.

9. Encourage the construction of additional storage capacity by the Department of Water Supply,
commercial developers, and individual farmers to help alleviate the inadequate water supply.

40
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Discussion: Maui Land & Pineapple Company, Inc., the property owners, have panned ahead to
provide water for future development of this site through the development of a new off-site

potable water well. —
12. Encourage cooperative ¢fforts among Federal, State, and County agencies, and developers to '
ensure that water storage and delivery needs of the region are met in a timely and orderly
manner. -

Discussion: Maui Land & Pineapple Company, Inc. will work with the County of Maui to
identify an appropriate water source. Current plans include a new well site to be developed at

Piiholo. o
LI
LIQUID AND SOLID WASTE DISPOSAL
Objectives and Policies: "
tiod
1. Support wastewater reclamation and grey water alternatives as a means of reducing demands i
upon limited water resources in the Upcountry region. -
Discussion Current plans are for subsurface disposal of wastewater generated at the project. ¢ i
Effluent reuse for irrigation of landscaping, including pastures and lawn areas, may will be :
eonsideredatafuture-peint evaluated for potential application at the project. o1
yi
Implementing Actions:
3. Uitilize treated effluent for irrigation of farms, golf courses, parks and highway landscaping. F
L B
Discussion: Effluent reuse for irrigation of landscaping, including pastures and lawn areas, may .
be pursued once the basic infrastructure is in place. ol
DRAINAGE : il i
Objectives and Policies: -
1. Respect and preserve natural drainageways as part of good land development practices and -
recognize their value as open-space corridors. _
Discussion: The proposed plan will utilize existing drainage ways and an existing catchment _
area in the proposed drainage plan. The catchment area is part of proposed open space on site. B
ENERGY B
Objectives and Policies: -
3. Encourage urban design concepls which promote pedestrian orientation and mixed land uses in L
order to reduce automobile travel and promote energy conservation. —
Discussion: This proposed site plan is based on the Country Town Design Guidelines and is —
specifically oriented to pedestrian/bicycle/equestrian access. This site will provide services
and amenities in the Upcountry area, thus reducing the need to travel to other locations on —
Maui. —
-
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5. Encourage the development and location of public facilities within or in close proximity io the
Makawao, Pukalani and Kula Communities, thereby reducing energy expenditures.

Discussion: This proposed site is located at the hub of Upcountry and the proposed plan
includes sites for public/quasi-public, civic and public gathering places as well as park space.

6. Achieve the energy cfficient movement of people and goods through hmprovements to the
transportation systems serving the planning area.

Discussion: This project site is accessible from three roadways, the Pukalani Bypass Highway,
Makawao Avenue and Haleakala Highway. Roadway improvements are planned as the
concept includes maintaining Makawao Avenue as a small town road, as presented in
Appendix C (Parsons, Brinckerhoff, Quade and Douglas, December 2001).

HOUSING

Goal:

Housing opportunities for the residents of Makawao-Pukalani-Kula, to include all income and
age groups, which are affordable, safe, and environmentally and culturally compatible.

Objectives and Policies:

1. Encourage the use of tools such as low-rise planned unit development or rural cluster housing
approaches which will allow housing projects to be more compatible with the natural setting and
preserve open space.

Discussion: The Upcountry Town Center will include cluster senior/multi-family housing. The
housing will be located at the mauka portion of the site to fit the natural topography of the site.
This location also affords scenic views both mauka and makai.

3. Provide a mixture of housing types, smaller lot sizes, and coordinated assistance programs aimed
at lowering housing costs and expanding housing opportunities.

Discussion: This proposed project will expand housing opportunities in Upcountry Maui
through the provision of senior/ multi-family housing types in a cluster-housing pattern.

5. To establish an efficient settlement pattern, discourage a dispersed pattern of development,
thereby reducing public service, infrastructure and maintenance costs.

Discussion: The proposed project will take advantage of an “infill site” immediately adjacent to
developed areas with public infrastructure access.

6. Provide independent living and assisted living elderly housing with support facilities and
services to meet the needs of the region’s elderly residents.

Discussion: This proposed site plan places new housing in a new town center for Upcountry
that includes medical facilities, shopping, grocery store, public/quasi-public, civic gathering
places, park and entertainment opportunities on site. Pedestrian access is planned throughout
the site.

yo
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SOCIAL INFRASTRUCTURE
Goal:

An efficient and responsive system of people-oriented public services which enable residents to
live a safe, healthy and enjoyable lifestyle, and offer the youth and adults of the region
opportunities and choices for self and community improvement

RECREATION
Objectives and Policies:

1. Develop a system of parks serving dispersed residential arcas, including a regional park of af least
50 acres in the Upcountry region.

Discussion: The plans for Upcountry Town Center include park area, open space, and a trail.

4, Pursue fhe development of equestrian trails, pathways, greenways and related facilities which
will meet the recreational needs of runners, joggers, walkers, horseback riders and cyclists.

Discussion: The plans for Upcountry Town Center include an equestrian trail, a park, and
community gathering spaces. The open space area totals approximately 10 acres or more than
95% of the total site. Its close proximity to neighboring communities will encourage
pedestrian/bicycle assess to the services and amenities on the site.

HEALTH AND PUBLIC SAFETY
Objectives and Policies:

1. Establish a centrally located comprehensive health center with full emergency services to all
communities.

Discussion: This Upcountry Town Center, located in the hub of Upcountry, will include
professional office space for medical offices.

2. Improve street lighting and security around schools, parks and other public facilities.
Discussion: Appropriate lighting will be provided to the site for safety and security purposes.
3. Improve police protection services by providing a police sub-station in the Upcountry region.

Discussion; This proposed, plan includes space for civic and public/quasi-public use. At
present, there is a police sub-station in the nearby Pukalani Terrace shopping area. ‘

Implementing Actions:

1 Develop an Upcountry public safety center centrally located in Pukalani which will provide
facilities for comprehensive health and emergency services, and a police sub-station.

Discussion: This proposed project will include space for civic and public/ quasi-public use. .
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C Planning Standards

The following planning standards are specific guidelines or measures for development and design.
These standards are cssential in clarifying the intent of the land use and urban design objectives
and policics and the Land Use Map.

1. Land Lise

a Light industrial uses in the Makawao-Pukalani-Kula area should primarily be established to
support agricultural activities, as well as other uscs, which would diversifi the region’s economic
base. These uses should not compromise the region’s rural and agricultural infegrity but instead
be supportive and preserve the traditional scale and style of businesses in the Upcountry area.
Use restrictions are to be incorporated in conditions of zoning for light industrial activitics.

Discussion: The proposed project includes needed cottage industry use to support Upcountry
agricultural activities designed with the Country Town Design Guidelines in mind.

b, New residential subdivisions shall be reviewed for possible encronchment or other impacts to
existing agricultural operations. Appropriate mitigative measures such as the provision of
buffers andfor open spaces; larger building setbacks; significantly larger lot sizes; the
incorporation of cluster housing to maintain overall allowable densities; or the use of other
appropriate means to mitigate possible impacts shall be used. Possible uses for buffer spaces could
be utilized for such uses such as bike paths, equestrian trails and jogging.

Discussion: Upcountry Town Center will include a housing component that is buffered from the
cottage industry and commercial uses by park and open space areas. A trail for
pedestrian/equestrian/ bicycling use is also included in the plan.

c. Individual project district developments shall be considered on a case-by-case basis, as is the
intent of project district zoning. The addition or expansion of a project district shall in no way be
considered a precedent for the addition or expansion of another project district in the Upcountry
region.

Discussion: Project district zoning is requested for the Upcountry Town Center to allow
maximum natural flexibility in the site plan to accommodate the various proposed mixed uses,
including a large buffer area along the highway and open space.

3. Design

a. Limit building height throughout the region fo two stories, not fo exceed thirty-five feet above
grade. Exceptions lo this standard may be considered for public and quasi-public facilities such
as gymnasiums, medical facilities and fire stations.

Discussion: The proposed site plan utilizes many of the recommendations of the Country Town
Design Guidelines. Building heights will be established under a Project District Ordinance, and
will be complimentary to the Upcountry Maui character. It is anticipated that some building
heights within the Upcountry Town Center will exceed the thirty-five foot limit and that the
proposed Project District Ordinance for the site will set a forty-five foot maximum building
height standard for the entire site. This deviation is consistent with other historic town settings
and will be required to house the unique mix of uses proposed within the Upcountry Town

Center.
e
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b. All commercial buildings, government and private infrastructure improvements shall be designed
in accordance with design guidelines developed for the region.

Discussion: The proposed site plan utilizes many of the recommendations of the Country Town
Design Guidelines for the Upcountry Maui region.

4. Transportation

b. Provide a 50-ft. open space buffer (i.c., no building structures permitted) on each side of the
Pukalani Bypass Highway and along Kula Highway.

Discussion: An open space buffer (30-ft. or greater) is provided for along the Pukalani Bypass
Highway in the proposed site plan.

5. Landscape Planting

a. Native plant species which are found in the region should be utilized for new public and quasi-
public facilities. The use of native Plants in landscaping should be encouraged in all new
developments.

Discussion: The proposed development will be landscaped with familiar Upcountry foliage,
including native plants,

b. Require the use of low water consuming trees, plants and ground covers in future landscape
planting.

Discussion: The proposed landscape plan will take an overall approach to create an Upcountry
landscape that will include low water consuming trees, plants and ground covers.

6. Subdivisions
Socio-Economic Considerations:

The direct and cumulative impacts on agriculture and the socio-economic impacts on the
community shall be assessed and considered.

Discussion: This site was cut off from a larger agricultural parcel by the construction of the
Pukalani Bypass Highway making this site difficult and inefficient to farm, The Upcountry
Town Center will create a town center at the hub of Upcountry Maui. Included in the plan are
needed cottage industry, civic, medical and public/quasi-public uses as well as open space,
community gathering places and recreational uses. The commercial use will bring services and
amenities to the Upcountry area making it less necessary to travel to other Maui locations for
these services and amenities. New housing is also planned for the site.

Agricultural Impact Considerations:

Larger building setbacks, significan tly larger lot sizes, or other appropriate means shall be used to
mitigate the impacts of residential encroachment upon existing agricultural operations.

Discussion: Site and building design will maintain the historical and rural characters of the site.
The site was cut off from larger agricultural areas by the construction of the Pukalani Bypass
Highway and the site adjacent to existing residential areas.
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Inprovements:

County urban subdivision standards shall not apply to rural and agricultural lands of the

Upcountry Region. The following rural standards shall be considered:

e Curbs and gutters shall not be required. Grassed shoulders and swales shall be allowed
without curbs.

e  Sidewalks shall be provided on one side of the street for County roads within a Ya-mile radius
of developed or proposed school sifes.

Street lighting shall not be required.

e Roadway pavement width shall provide for a minimumn 4-ft. bike lane in each direction of
travel,

e Higlways and major roadways shall have a minimum pavement width of 20 feet (10 foot
travel lanes), and shoulder width of 4 feet to provide for the safe passage of hwo-way traffic,
except in areas where natural landforms, historic structures and other environmental
constraints preclude widening beyond existing roadiway widths.

Discussion: The Upcountry Town Center will be designed in accordance with the Country
Town Design Guidelines. Because housing is a part of the proposed project, appropriate
lighting and sidewalks will be provided throughout the Center for safety. This site plan
proposes to maintain the existing width of Makawao Avenue, if possible, to retain the
Upcountry character of the area. The Pukalani Bypass Highway has an existing bike lane in
each direction.

7. Standards for Commercial Activities in the Rural and Agricultural Districts

a. Proposed uses must be supportive of and without adverse effects upon the agricultural activities
of the area. In addition proposed uses must either:
o Be essential to the region’s economic well-being;
e Provide essential services for the residents of the Upcountry region; or
e  Provide for the essential domestic needs of other communities,

Discussion: The Town Center will be essential to the region’s economic growth and provide
essential goods and services for the Upcountry region. A town center will be created in the hub
of Upcountry bringing needed services and amenities to the area and reducing the need to
travel to other Maui locations for services and amenities. There is also a provision in this site
plan for professional medical use, civic, public/quasi-public, community gathering places, park,
open space and a trail for equestrian/ pedestrian/bicycling recreation. New housing is also a
component. The cottage industries space will meet the strong need for light industrial
Upcountry and help to support the future economic well-being of the area.

5.3.3 County of Maui Project District Development

19.45.010 Purpose and intent

B. The intent of a project district development is to provide for a flexible and creative planning
approach rather than specific land use designations, for quality developments. The planning
approach would establish a continuity in land uses and designs while providing for a
comprehensive network of infrastructural facilities and systems. A variety of uses as well as open

T
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space, parks, and other project uscs are intended in accord with each individual project district
objective. (Ord. 1578 §2 (part), 1986)

The proposed Upcountry Town Center is consistent with the regulations of the project district
development land use designation. Because of the variety of unique land uses proposed in the
plan, a flexible land use ordinance will result in a feasible and high quality development for the
Upcountry area. A project district ordinance that reflects the input of Upcountry residents, the
goals and objectives of the Makawao-Pukalani-Community Plan and the Country Town Design
Guidelines will be proposed for the Center.
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6.0 PROBABLE IMPACTS AND MITIGATIVE MEASURES

Two types of probable impacts on the environment are discussed in this section: short-term or
construction-related impacts, and long-term or operational-related impacts. Also described are
mitigative measures that are proposed for implementation, where appropriate and feasible, to
minimize any adverse impacts. Areas where there potentially could be adverse impacts, but
where none are actually anticipated are also discussed.

Short-term impacts relate to the process of site work or construction. These are different or
distinct from the potential long-term impacts that result from the existence of new facilities or
improvements to the land. Where there could be significant differences between short-term and
long-term impacts, separate discussions of both types of impacts are provided. Where little or
no difference is anticipated, or is not considered to be significant, they are discussed as potential
long-term impacts.

6.1 POTENTIAL SHORT-TERM IMPACTS
6.1.1 Topography, Soils and Drainage and Water Quality

Probable Impacts

The short-term impact of the proposed action on soils is limited to the small potential for
erosion during construction at the Upcountry Town Center site. All grading operations will be
conducted in compliance with dust and erosion control requirements of the County of Maui. A
Grading Permit must be obtained from the County of Maui in order to begin construction,
During Grading Permit review and approval the grading plans for the site are reviewed by the
Department of Public Works and specific conditions may be attached.

Development of the new well site at Piiholo is not anticipated to require grading activities. The
extension of a water pipeline to the County storage facilities may cause some soil disturbance.

Mitigative Measures

The management of surface water and drainage control measures during the Center's
construction and operation will meet County of Maui standards. Site design will minimize
runoff and collection through on-site dispersal and filtering methods. Increased surface runoff
from newly paved parking and pedestrian areas will be minimized through these methods. The
impact of construction activities on soils will be mitigated by practicing strict erosion control
and dust control measures, particularly those specified in the following:

* County of Maui Grading Ordinance

* State of Hawaii, Department of Health, Water Quality Standards, Chapter 37-A, Public
Health Requirements (1968)

* USDA Soil Conservation Service, Erosion and Sediment Control Gmde for Hawau (1968)

Primary fugitive dust control methods that will be implemented include regular watermg of
exposed soil areas, good housekeeping on the ]ob site, and prompt landscaping, covering or
paving of bare soils in areas where construction is completed.
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6.1.2 Hazardous Materials

The construction period for the Upcountry Town Center will affect portions of the site m the
area of the existing Corn Mill Camps-

The area of the known pesticide soil contamination will not be affected until after the approved
remediation plan has been implemented, under DOH review and approval. The short-term
construction phase of the project is not expected to disturb or spread contaminated soils on the
site. There is no potential for human health risk anticipated with the construction activities.

6.1.3 Hydrology

Probable Impacts
There will be no anticipated short-term impact to groundwater as a result of construction
activities. No mitigation is expected to be required.

6.1.4 Vegetation and Wildlife

Probable Impacts

It is expected that during construction, birds that frequent the landscaped edge of a
construction area will move to nearby undisturbed areas and will return when disturbances
cease. Stray domestic animals and other pest mammals will pass through the site during and
after construction. No adverse impacts are anticipated, and no mitigative measures are
proposed.

Mitigative Measures

Temporary ground cover vegetation will be installed following grading of the pro;ect
construction areas. The project includes over 10 acres which will become open space passive
park areas, which will be landscaped. Some of the displaced wildlife, primarily non-native
birds, will utilize the temporary vegetation cover as transient habitat during construction
periods. '

6.1.5 Cultural Historic and Archaeological Resources

Probable Impacts

No continuing cultural practices are currently occurring within the project parcel based upon
the findings of archaeologlcal investigations conducted for the subject area and its immediate
surrounding environs, as well as the oral testimony obtained from the various individuals
interviewed as part of the Cultural Impact Assessment (Appendix E, Aki Sinoto, December
2001). The lack of native plants in the area was also identified as part of the Assessment.

No surface remains were encountered during the initial surface assessment encompassing the
total project area. No significant cultural remains, either prehistoric or historic, were
encountered in any of the test trenches on the site. The existing structures in the project area are
significant reminders of commercial agricultural activities in the area from the mid-twentieth
century. One, or possibly two structures, are planned for adaptive reuse as part of the
Upcountry Town Center.

The proposed well site at Pijholo Road is not anticipated to affect archaeological or cultural
resources (Panteleo, July 2003).
/e°
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Mitigative Measures

The landscaping and plantings of the proposed development will use native plants when
possible to reintroduce native species to the property and encourage traditional activities such
as gathering plants for lei-making and medicinal purposes.

No further archaeological investigation appears to be warranted in the cultivated portion of the
project area. Archaeological monitoring during construction is also not warranted based on site
testing results. Should any discoveries be made during construction, work in the immediate
area will be halted and the State Historic Preservation Division and the Maui Island Burial
Council will be contacted. Additionally, a qualified archaeologist will be brought in to
determine appropriate procedures.

The existing structures will be documented by photography to create a comprehensive record of
the warehouse buildings prior to demolition. One, or possibly, two are planned for reuse as
part of the Upcountry Town Center, as discussed further under the long-term impact section.
The existing water tank will be retained; however, its relocation may be necessary to better fit
within the overall project.

6.1.6 Air Quality

Probable Impacts

Construction activities are expected to generate short-term impacts to air quality primarily,
from fugitive dust emissions. Site preparation will create particulate emissions, as will on-site
building construction.

Primary fugitive dust control measures include wetting down loose soil areas, good

housekeeping on the job site and the prompt paving or landscaping of bare soil areas. In
addition, State of Hawaii Air Pollution Control Regulations require that fugitive dust emissions
be controlled to such an extent that no visible emissions of fugitive dust from construction
activity should occur beyond the property line.

There is the potential for air pollution from construction equipment and vehicles, and from
vehicular emissions due to traffic disruptions from construction equipment. On-site mobile and
stationary construction equipment will also emit some air pollutants in the form of engine
exhausts. The larger types of equipment are usually diesel-powered. Nitrogen oxide emissions
from diesel engines can be relatively high compared to gasoline-powered equipment, but the
standard for nitrogen dioxide is set on an annual basis and is not likely to be violated by short-
term construction equipment emissions. Carbon monoxide emissions from diesel engines, on
the other hand, are very low and should be relatively insignificant compared to normal
vehicular emissions.

Mitigative Measures

The impact of construction activities on air quality will be mitigated by conforming to strict dust
control measures, particularly those specified in the State Department of Health's (DOH) Water
Quality Standards, Chapter 37-A, Public Health Regulations, 1968; and the US. Soil
Conservation Service's Erosion and Sediment Control Guide for Hawaii, 1968. These measures
include soil wetting during grading activities and use of dust fences adjacent to existing homes

and businesses as appropriate.
1’ [
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Short-term increases in vehicular emissions, due to disruption of traffic by construction
equipment mobilization, will be alleviated by moving equipment and personnel to the
construction site during off-peak traffic hours. Increased traffic volumes in the long term may
increase vehicular emissions, however, the region is generally rural and undeveloped. Air
quality conditions in the region are not anticipated to decline and no mitigative measures are
required. Contractors will also be encouraged to properly maintain construction equipment to
minimize exhaust emissions.

6.1.7 Noise

Probable Inpacts

Development of the project site will involve construction activities, such as grading and paving
which will generate significant noise levels during working hours. Earth moving equipment,
such as bulldozers and diesel trucks will probably be the loudest equipment used during
construction, generating noise levels as high as 95 dB. However, such exposures are only a
short-term condition, occurring during normal working hours.

Mitigative Measures

Construction-period noise will be mitigated in accordance with Title 11, Administrative Rules,
Chapter 46, Community Noise Control of the State Department of Health. All construction
equipment and on-site vehicles will be equipped with mufflers as required in Section 11-46-
(b)(1}(A). Required permit conditions for construction activities include:

“No permit shall allow construction activities creating excessive noise... before 7:00 a.m. and
after 6:00 p.m. of the same day”

“No permit shall allow construction activities which emit noise in excess of ninety-five dB(A)...
except between 9:00 a.m. and 5:30 p.m. of the same day”.

“No permit shall allow construction activities which exceed the allowable noise levels on
Sunday and on... (certain) holidays. Activities exceeding ninety-five dB(A) shall (also) be
prohibited on Saturdays.” :

Construction noise prevention measures are not expected to exceed allowable levels. Noise
emanating from operational equipment such as air conditioning systems will be limited
through facility design consistent with the Department of Health’s Administrative Rules,
Chapter 11-46, “Community Noise Control”.

6.1.8 Visual Resources

Probable Impacts ,
Construction activities will create some adverse effects on the views of the project site. Potential
effects are expected to be visible from Makawao Avenue, Old Haleakala Highway, Pukalani
Bypass Road and upslope areas. Vegetation clearing and grading involved with construction
will be visible, as well as the construction of buildings and the installation of utilities.
Construction of office and civic space and the housing component are expected to be visible
from Old Haleakala Highway and existing residences along the roadway. Cleared vegetation,
bare soils in graded areas and stored construction equipment will be evident on-site until
construction is completed. Construction of the new Piiholo well will also have short-term
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visual effects, including construction equipment, and limited vegetation clearing for the access
road and well site.

Mitigative Measures
During construction, equipment will generally be contained in storage areas which are set back

from roadways and nearby residences. To minimize a variety of impacts including visual
effects, work on the most visible areas along existing roadways will be completed in the shortest
possible time period.

Construction dust control measures will be implemented to avoid dust generation and off-site
impacts. Re-vegetation and new landscape planting will be accomplished as soon as possible to

protect bare soils.

6.1.9 Employment

Probable Impacts
The project will create short-term benefits as a result of design and construction employment.

Total construction costs for the project will be approximately $72 million (refer to Section 3). The
project will create up to 500 jobs for local construction personnel. This employment will have a
multiplier effect on local material suppliers and retail businesses that can expected to benefit

from the proposed project.

Mitigative Measures
No mitigative measures are necessary in response to increased short-term employment.

6.1.10 Roadways and Traffic

Probable Impacts
There will be short-term impacts from trucks, heavy equipment and other vehicles that will use

existing roads for access to the project site, especially for the purpose of delivering construction
materials. While construction vehicles are relatively slow and difficult to maneuver, it is
anticipated that they will only marginally affect overall traffic flow. With the absence of
previously used agricultural vehicles, the operation of heavy machinery traffic should have a
minimal impact on local traffic.

Commuting construction workers will increase traffic levels slightly but their impact is
anticipated to be minor. Space will be provided within the project site area for parking all
construction workers’ cars and for other construction-related vehicles. _

Mitigative Measures

Construction activities will be appropriately scheduled to avoid unnecessary impacts on traffic.
Contractors will be responsible for providing necessary traffic controls and precautions to
maintain traffic safety on roadways bordering the construction site.

o
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6.1.11 Agricultural

Probable Impacts and Mitigative Measures

The project will result in the immediate loss of approximately 41 acres of State and County
designated agricultural land. Approximately 31 acres of land, historically used for pineapple
cultivation, will no longer be available for such agriculture. Maui Land & Pineapple Company,
Inc. has taken this site out of production due to the lack of economic viability in farming the
site.

6.2 POTENTIAL LONG-TERM IMPACTS
6.271 Climate

Design of the proposed project will be typical for a tropical climate with extensive use of
outdoor facilities and amenities. The proposed project will not affect climatic conditions and no
mitigative measures are required.

6.2.2 Topography and Soils

Probable Impacts

To the extent practicable, the Upcountry Town Center will be designed to minimize changes to
topography. The development of commercial, residential and cottage industries areas will
require disturbance of the natural grades in some areas to create level building surfaces for the
structures. Fill areas will primarily be the portions of the site near Makawao Avenue.

Preparation of the land for construction will involve grading and clearing operations. There
will be a beneficial impact resulting from the project’s landscaping and erosion control
program.

Mitigative Measures '
Cut material from grading will mostly be retained on the project site. The amounts of cut and
fill will be balanced in the grading plan to minimize the need to import fill or to export
excavated material. -

Implementation of landscaping will generally re-establish the soil retention value of removed
crops and vegetation. Upcountry Town Center will have extensive plantings throughout its
grounds, and establish control over existing erosion areas on slopes. This continuous, long-
term management of the property will significantly reduce erosion from existing conditions.

6.2.3 Hazardous Materials

The identified pesticides contamination area near one of the Corn Mill Camp buildings will be
remediated in the course of development of the project, following plans approved by the DOH.
There are no long-term impacts anticipated to result due to the pesticides found at this area of
the site, and future activities on the property will not be affected.
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6.24 Drainage

Storm water runoff at the project site was evaluated in a preliminary engineering report
prepared by R.T. Tanaka Engineers (July 2001){Appendix I).

Probable Impacts

The proposed development will increase storm water runoff due to the increase in impervious
surface from new paved roads, parking areas and buildings. The project plans include
substantial drainage improvements, with storm water collection basins and detention features
that will control storm water runoff from the property.

The future rate of runoff (unmitigated) on the project site will increase by 54 cubic feet per
second (cfs) in a 10-year storm and by 63 cfs in a 50-year storm. This runoff increase is limited
to on-site runoff conditions, prior to storm water discharge from the completed development.
The detention features of the on-site drainage system will reduce the rate of runoff from the
property to levels that are the same or less than the existing runoff discharge rates.

Long-term impacts of the project on drainage conditions are expected to be insignificant and
will not result in any additional adverse drainage effect on adjacent or downstream properties.
There will be no increase in runoff to adjacent and downstream properties is expected.
Improvements to the project site will be designed to minimize any increase in peak storm runoff
flows. While the land siopes downward in the makai direction, there may be the possibility of
ponding due to prior contouring related to the pineapple irrigation system. Mitigation may
require additional fill to ensure that the character or pattern of surface runoff wili not impact
adjacent properties. It is anticipated that an improved site drainage condition will result in a
reduction in water and silt runoff from the site.

Mitigative Measures

Proposed on-site retention basins will be sized to contain the projected runoff volume increase
expected to be generated by the development, thus attaining a zero runoff increase to adjacent
and downstream properties. In order to augment the capacities or minimize the size of the
proposed retention basins, subsurface retention basins under future parking areas will be
considered during the development period.

6.2.5 Natural Hazards

No long-term impacts influencing the risk of natural hazards are expected as a result of the
Upcountry Town Center and no mitigative measures are required.

6.2.5 Hydrology

Probable Impacts

Projected demand for potable water for the proposed development will be approximately 0.247
million gallons a day (mgd). Ground water runoff from the site is not tributary to any existing
or proposed potable wells. Existing non-agricultural uses within the Makawao aquifer system
are not known to have had an impact on the quality or quantity of groundwater. The proposed
project’s irrigation requirement is on a much smaller scale than existing agricultural irrigation
and is not expected to contribute to detectable contamination. As the project site area is taken
out of agricultural production, the reduction in use of agricultural chemicals may improve
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groundwater quality. Fertilizer and chemical applications in landscaped areas will be
controlled and in conformance to local guidelines and regulations.

Leaching fields are proposed to dispose of on-site treated wastewater by employing absorption
trenches with perforated PVC distribution pipes enveloped in filter rock. The absorption
trenches will be 18-inches to 36-inches deep. The area of the subsurface disposal fields will be
dependent upon the percolation rate of the existing ground. The quality of effluent for this type
of disposal system is DOH Class R-3 effluent. The disposal of treated wastewater is not
anticipated to cause an adverse effect to groundwater quality.

The applicant is planning to develop a new potable well at Piiholo Road near Makawao. This
well is projected to produce approximately 1 to 1.5 mgd. The water will be transmitted to the
County’s storage facilities at Pookela, and made available to Upcountry Maui water users. As
presented in TNWRE (July 2003) the well is not anticipated to cause an adverse effect on
groundwater resources in the area, nor will it diminish stream flow.

Mitigative Meastures

Water usage will be minimized through use of low-flow water fixtures in new housing and
other restrooms will reduce the quantity of water required for the proposed project. A new well
will be developed which is expected to produce 1 to 1.5 mgd, substantially higher than water
requirements for the site. Water quality will be maintained through the use of onsite secondary
wastewater treatment and subsurface disposal. Landscaped area irrigation management is
critical to minimizing fertilizer and pesticide impacts on surface and ground waters. If
excessive irrigation water is applied, the likelihood of nitrate movernent in surface waters or
movement to ground water is increased. Slow-release nitrogen fertilizers will be applied in
most cases, and especially during the rainy season; these fertilizers release nitrogen at a rate
comparable to the rate which is used by plants.

A well-qualified grounds manager will be responsible for managing the landscaped and open
space areas of the Upcountry Town Center. Mitigative measures proposed above are also based
on sound management practices that will be followed with regard to fertilizer and pesticide
application and irrigation.

6.2.6 Vegetation and Wildlife

Probable Impacts

The proposed Upcountry Town Center and the new well at Piiholo should not have a
significant negative impact on botanical resources. There are no botanical reasons to impose
any restrictions, conditions or impediments to the development of these sites. The development
may however result in the loss of several mature trees along Makawao Avenue. The Piiholo
well site has grasses and some guava trees that will be affected in well development and access
construction.

There are no known endangered mammalian species within the project area. It is unlikely that
the development of the project site will result in any deleterious impacts on mammalian species.
The endangered Hawaiian hoary bat was not detected onsite. It is unlikely that the
development of the Upcountry Town Center site will result in any deleterious impacts to this
species. It is likely that following the development of the site and the installation of outdoor
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lighting that the lights will attract moths and other volent insects which may in turn attract bats.
See Appendix C (Char & Associates, March 2001) and Appendix F (Rana Productions Ltd., June
2001) for discussions of botanical and wildlife impacts. Development of the Piiholo well site is
not expected to have a significant effect on birds or mammals.

Mitigative Measures

No known endangered or threatened avian or mammalian species were detected within the
project area and substantial mitigation measures are not required. To reduce the potential for
interactions between nocturnally flying Dark-rumped Petrels and external lights and other
man-made structures, external lighting within the proposed development will be shielded so as
to prevent upward radiation. Cleared areas will be covered or landscaped expediently to
prevent excessive dust generation.

6.2.7 Cultural, Historic and Archaeological Resources

Probable Impacts

No traditional resources or any-on-going cultural practices within the project parcel were
identified by the Cultural Impact Assessment (Appendix E, Aki Sinoto, December 2001). With
the exception of the extant buildings in the project area, no significant cultural remains, either
prehistoric or historic were encountered in the project area. There are no burials or other
significant archaeological features found on the site. The development is not expected to have
an adverse effect on archaeological, historic or cultural resources.

The new town center development will eliminate most of the existing structures on the
property, including most of the existing warehouse structures. These buildings have an
historical context that dates back to the 1930's, with more recent renovation and expansion
work completed since that time. The historical linkage to the past plantation camp, called Corn
Mill Camp, will be re-invigorated through the development of the new Upcountry Town
Center. The renovation and integration of at least one of the former buildings will preserve the
past history of the plantation camp life. Interpretive photographic exhibits highlighting the old
agricultural times are planned to be included at the Maui Fresh facility and elsewhere in the
town center.

The assessment of archaeological and cultural resources at Piiholo conducted by Panteleo (July
2003) indicates that no significant impacts are anticipated as a result of the well development.

Mitigative Measures

Plans to integrate at least one of the existing agricultural warehouse buildings into the project
will preserve significant reminders of the project area’s agricultural past. Interpretive
photographic exhibits highlighting the old agricultural times are planned to be included at the
Maui Fresh facility and elsewhere in the town center.

Based on the recommendations of the Maui County Cultural Resources Commission resulting
from a site visit to the Corn Mill Camp structures in May 2002, a structural survey of the Corn
Mill Camp structures was completed by Vorfeld (2003). Concurrently, an architectural history
of the site was completed by Neiss & Duensing (2003). These studies, along with the
archaeological and cultural surveys contained in the EIS for Upcountry Town Center, provide
complete documentation of these structures” historical significance.
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628 Air Quality

Probable Impacts

Air quality conditions in the region are not anticipated to decline as a result of operations
relating to the new Town Center. Potential air quality impacts may result from the traffic
activity at the center, as well as some cottage industry uses and Wai Ulu Farms.

Increased traffic volumes in the long term may increase vehicular emissions, however, the
region is generally rural and undeveloped. Traffic flow at the project entrances intersections
will cause vehicle delays, with the potential for idling vehicles to create a concentration area for
vehicle emissions. Due to air circulation at the Pukalani area, vehicle emissions are not
anticipated to cause an adverse effect to air quality for neighboring residents or businesses.

Operations of businesses at the cottage industry part of the project will also have activities
which could cause minor air quality impacts. Companies such as furniture or cabinetry
company could locate at the Town Center, which may produce some minor odors associated
with wood turning, furniture surfacing treatments, etc. No heavy industrial uses will be
allowed at this development, particularly those that could produce significant smoke, fumes,
odors or dust.

Wai Ulu Farms has horse boarding stables and training corrals that are an existing use on the
property. At their new location on the property, and their expanded facilities, there is the
potential for minor air quality effects such as animal waste odors and dust typical of a stable
and corral facility.

Mitigative Measures
Landscaping areas will be well-maintained with regular irrigation and ground cover vegetation
to prevent excessive dust generation within the Upcountry Town Center.

Traffic patterns at the Town Center will be designed to minimize traffic congestion, which will
reduce vehicle delays and exhaust emission effects.

Business selection criteria and design & management guidelines will be enforced in the
development and operation of businesses at the cottage industry portion of the project. This
will prohibit the establishment of business which may generate noxious odors, smoke or dust.

6.2.9 Noise

Probable Impacts

Long-term traffic noise levels at adjacent residences and the residential component of the
project should not be excessive. Assuming that traffic volumes will be the highest at the
project’s intersections, the closest residences in the project area are estimated to be exposed to
sound levels similar to existing levels and well below acceptable standards. Additional traffic
noise from the Upcountry Town Center will not coniribute significantly to the overall acoustical
environment at adjacent residences.

Noise associated with grounds maintenance equipment such as gas-powered chainsaws,
Jawnmowers, line trimmers and leaf blowers could occasionally be noticeable at nearby
residences along Old Haleakala Highway.
F'.'
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Outdoor events at the proposed Village Green or community gathering areas could include
meetings cultural events, community parties, some of which may utilize amplified sound
systems. Noise generated from such systems may cause annoyance to adjacent residences and
the proposed housing component.

Noise from air conditioning equipment, exhaust fans, trash compactors and other stationary
equipment may be audible to adjacent residences and the proposed housing and office areas.

Mitigative Measures

Design of Upcountry Town Center facilities will include noise mitigation measures in the
planning and location and orientation of air conditioning equipment, exhaust fans, pumps and
other equipment, such that local noise regulations will be satisfied. The site planning for
facilities shall incorporate adequate setback distances, respecting existing residential areas.
Proper sound insulation measures shall be incorporated into the building design.

Ground maintenance equipment will be powered by internal combustion engines with exhaust
mufflers. Schedules for maintenance will be arranged so noisier operations do not occur near
residences (on and off the project area) before 7:00 a.m. or after 5:00 p.m.

Outdoor events will be arranged at reasonable and convenient hours so as to limit the
disruption of residential areas in and around the project site.

6.2.10 Visual Resources

Probable Impacts

The proposed project will be beautiful, replacing an abandoned commercial agricultural
property with low-rise buildings, landscaping and green open areas. Long-term visual impacts
will result from the construction of the proposed structures and the addition of new
landscaping of the Upcountry Town Center. New housing and office and civic structures will
be visible from Old Haleakala Highway and adjacent residences. Along Makawao Avenue,
rural-country commercial structures fronting the street will be visible and may impact existing
intermittent upslope views from the street. All new structures will generally be visible from
upslope areas. The range of views from the project site is expected to be enhanced through the
creation of an open space and trail system open to the public.

The lighting of Upcountry Town Center will impact both up-slope and down-slope views.
Street and building lighting may be visible to some upslope residents. Residents adjacent to
and down-slope of the project site will have intermittent views of project lighting. The most
noticeable lighting will occur at the new entrance to the site along Makawao Avenue. Pukalani

BypassRead.

Mitigative Measures

The proposed buildings will low-rise structures with aesthetically-pleasing architectural design
and landscaping quality to maintain the country-town feeling of upcountry Maui. To preserve
existing views, vegetation clearing and the removal of existing mature trees will be limited to
only those areas that are necessary. Important mauka and makai view corridors will be
reflected in the siting of structures and their design. Locating structures and facilities to fit the
landscape and grading of the site, and limiting their prominence, will minimize adverse visual
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impacts. Building heights, locations, materials, colors and surrounding landscaping will be
restricted through design standards reflecting the rural-country project theme.

Lighting of the Upcountry Town Center will be limited to necessary areas including entrances,
structures, parking and interior streets. Lighting will be subdued to avoid adverse glare and
other lighting effects on nearby properties and nighttime visibility in the general area. Sensitive
lighting design will be applied to minimize potential off-site lighting impacts.

6.2.11 Population, Employment and Schools

Probable Impacts

The proposed development will provide one of the largest concentrations of jobs and business
activities in the Upcountry Maui region. In addition to increased employment opportunities,
local consumer spending will remain in the local community. The general island economy will
also benefit from the development from the development that will produce a multiplier effect
increasing the amount of capital flowing through the island. The Maui economy will be
meaningfully stimulated by the capital investment, on-going business operations, employee
wages and expenditures by residents, guests and users within the subject development. A
cost/benefit assessment indicates that in no single year do public coffers suffer a net loss.

Population increases will be limited, with up to 120 units of new senior/multi-family housing
proposed. A senior housing project would not include housing for school-age children and
occupancy of each unit is likely to be limited to two persons per unit. A multi-family
component would include some school-age children and average approximately three persons
per unit. It is expected that employment opportunities will be filled by existing upcountry
residents entering the job market for the first time and existing residents wishing to work closer
to home, With the exception of the senior housing, little, if any, in-migration is expected due to
increased employment opportunities.

Mitigative Mensures

The anticipated positive economic impacts will not require mitigative measures. Net State
revenues generated by the project will offset the project’s potential affect on local school
facilities. The housing portion of the project will be subject to the Department of Education’s
fair-share requirements of $1,011 per unit unless the units are restricted to elderly persons only.

The local population of the Upcountry Maui region will benefit from the development of new
housing at this site. The location of the housing in close proximity to the goods and services
offered at the Upcountry Town Center will make it appealing to many who cannot find similar
housing options in the area.

6.2.12 Roadways and Traffic

Probable Impacts

Traffic_conditions were evaluated by Parsons Brinckerhoff (July 2003.) At the soonest, the
proposed development is projected to be complete in 2006. Traffic operations were evaluated
for 2006 without the proposed development and with the proposed development to determine
the impacts of the development on traffic conditions. Table 6-1 outlines the projected trip

generation summary for the project in 2006.
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Table 6-1 Trip Generation Summary, 2006

AM Peak Hour PM Peak Hour

Land Use Intensity In Out In Out
Retail: 101,000 SF 98 63 303 329
Office/Civil Progranu 79,900 SF 137 19 29 140
Cottage Industrial Lots: 141,700 SF 65 13 9 31
Multi-Family Housing Units 120 DU 12 66 67 33
Maui Fresh Venue: 6,000 SF 7 3 36 40
Total 320 163 444 573

Traffic volume for 2006 was calculated using the 3.5 percent annual growth rate as determined
by the Hawaii State Department of Transportation Highways Division’s Traffic Survey Data:
Islands of Maui and Molokai 1997.

The proposed project is projected to generate between 400 and 500 vehicles per hour (vph) per
direction during the P.M. peak hour. The A.M. peak hour is expected to generate about 365 vph
in the peak direction inbound.

In the no development scenario, the analysis indicates that operations in 2006 will be slightly
higher at all intersections but only the Old Haleakala/ Makawao intersection will see a level of
service drop in the P.M. peak hour from LOS ‘B’ to LOS ‘C’. However all intersections remain
at LOS ‘C’ or better. Table 6-2 shows the results of level of service calculations for the no-action
and development scenarios.

Two other traffic movements are projected to operate at LOS D: the Kula-bound Haleakala to
Makawao Avenue left turn and the Makawao-bound Makawao Avenue o Haleakala left turn.

e
6-13

i e e



B At e o o w2 ek

4, .
St i ambis
g S

Upcountry Town Center
A MaUI LAND & PINEAPPLE COMPANY, INC.

Revised Final Environmental Impact Statement

Table 6-2 Projected Level of Service, 2006

Without Development With Development
AM Peak Hour | PM Peak Hour | AM Peak Hour PM Peak Hour
. Delay Delay Delay Delay
Intersection LOS (secfveh) LOS (sec/veh) LOS (sec/veh) LOS (sec/veh)

Haleakala Hwy./ 75 n
Makawao Ave. C 30.6 C 275 C 29.9 C 337
Haleakala Hwy./
Old Haleak. Hy./ Kula
Hy. C 22.0 B 17.9 C 235 B 19.2
Old Haleakala Hwy./
Makawao Ave. B 13.5 B 15.9 B 153 B 159
Access 1/Haleakala Hwy. | - - - - B 114 B 11.6
Access 2/Makawao Ave. - - - - B 10.2 C 163
Access 3/Makawao Ave. - - - - B 12.0 C 203
Access 4/Makawao Ave. - - - - B 121 Cc 17.0
Access 5/ Old Haleak. Hy.| - - - - C 16.9 B 14.1

* Note: New access points shown in Figure 6-1

Mitigative Measures

Driveways into the proposed development will be channelized on their approaches with
separate left and right turn lanes. The two driveways on Makawao Avenue and the driveway
on Old Haleakala Highway should be configured as unsignalized intersections with STOP-sign
control on the driveway approaches. To ease accessibility to Pukalani Bypass Highway from
northbound Makawao Avenue, it is recommended to create a separate right-turn lane into the
current right-turn channelization.

The availability of the goods and services that will offered at the Town Center will reduce the
requirement for many residents of Kula, Pukalani and Makawao to travel to Kahului and other
down-slope areas to shop. Further, there will be many new jobs located at the center which will
allow some local residents to work Upcountry, rather than commuting to Kahului or elsewhere.
These facts will serve to reduce the traffic to and from upcountry.

The new Town Center will be close to the Pukalani residential area, such that pedestrian and
bicycle travel to the center will be practical for many nearby residents.
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6.2.13 Utilities and Waste Management

Water Supply

Probable Impacts

The estimated average daily demand for the proposed development is 159,300 gallons per day
(gpd). Using a demand factor of 1.5, the maximum daily demand will be about 238,950 gpd.
Fire flow requirement for the project site based on commercial usage is 2,000 gallons per minute
(gpm). The aquifer can accommodate this added demand, as can the existing public
transmission system.

Mitigative Measures

Water needs for the site will be provided by a network pipes that will connect to the existing
waterlines at the junction of Haleakala and Kula Highways, the waterlines on Makawao
Avenue, and to the existing waterline on Old Haleakala Highway. Connections will be made
via pressure reducing stations if required. Fire hydrants will be place along roadways at
intervais of no more than 250 feet.

Maui Land & Pineapple Company, Inc. is also planning on developing an off-site potable water
well at Piiholo Road in Makawao, with distribution to County storage facilities at Pookela. The
additional potable water will weuld be added to the County of Maui Department of Water
Supply municipal water supply system for the Upcountry Maui area.

e new source is being developed by a private Applicant. The anticipated agreement with the

A nd

Wastewater Disposal

Probable Impacts

The estimated average wastewater flow generated by the proposed development is 50,125
gallons per day (gpd). Wastewater will be treated and disposed of on-site unless a suitable off-
site treatment facility is available prior to project development. '

Mitigative Measures

The wastewater management facilities at the new development will be in compliance with
applicable State of Hawaii Department of Health regulations for an individual wastewater
treatment works, and approved subsurface disposal facilities.

/°
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The onsite wastewater collection system will be designed and installed in accordance with State
and County standards and will produce Class-R effluent according to the Department of Health
classifications. The possibility of re-using treated effluent generated bv the Upcountry Town
Center wastewater facilityv is being considered bv Maui Land & Pineapple Co. While technically
feasible as a solution to effluent disposal it potentially adds great cost to the overall system. The
applicant continues to research whether a recvcling solution that can be emploved to reuse the
anticipated 50,000 gpd of effluent in landscape and pasture irrigation.

Power and Communications

Probable Impacts

Electrical, telephone and communications services to the project will be tapped-off from existing
service lines on Makawao Avenue and Old Haleakala Highway. The on-site utility services will
be installed in accordance with the requirements of the respective utility companies including
Maui Electric Company.

The estimated demand for electricity for the completed project is 3721 KVA. Based on
preliminary conversations with Maui Electric Company (MECO) this demand can be served
with the present supply system. ]t is likely that legislation will be passed within the next five
years requiring Hawaiian Utility Companies to generate power by using renewable energy
sources (solar, wind, hydroelectric, geothermal, and ocean thermal energy.) In the meantime,
some modest improvements may be required to upgrade the power distribution infrastructure
directly serving the site (Morikawa & Associates, July 2001). An existing electrical substation
serving the Pukalani area is located on Kula Highway across from the King Kekaulike High
School.

Telecommunications and cable services will be addressed in the design phase of the project.

Mitigative Measures

The onsite utility services will be installed in accordance with the requirements of the respective
utility companies including the Maui Electric Company (MECO). The requirements for off-site
improvements will be negotiated with MECO. Energy-saving measures will be incorporated
into the design and construction of both the residential and commercial units, with
consideration of the Hawaii Model Energy Code. A review of demand-side management

strategies will be examined to consider and evaluate energy-efficient alternatives and options.
Additionally, the applicant will be preparing informational packets for prospective commercial

tenants detailing basic options for energy conservation. Information will be included about
solar water heating, designing for solar, photovoltaic opportunities, as well as passive and
active energy conservation strategies. The applicant will include in this packet the contact

information of various government agencies, non-profit associations, and private sector groups

that could provide assistance and further information for the tenants who want to contribute to
the energy efficiency of Maui.

F".
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Solid Waste

Probable Impacts and Mitigative Measures

The Upcountry Town Center residential component will generate approximately 90-275 cy of
waste per vear. Several facts about local Maui recycling efforts are relevant in the planning for

waste stream reduction:
¢ Drop off bins reduce residential waste impact only about 1%
o Green Waste recycling reduces impact on average 20%
o Thereby reducing the amount of waste to approximately 72-220 cy per vear

The Upcountry Town Center retail/commercial component is anticipated to generate

approximately 460-1500 cv_of waste each year. The recycling of cardboard is the key to
reducing the impact on Maui’s landfill. Cardboard recycling will reduce impact up to 40%. It is
anticipated that implementing cardboard recycling will reduce the amount of waste to

approximately 275-900 cy per vear from the retail /commercial center.

According to the County, the Central Maui Sanitary Landfill is reaching capacity in the Phase [
landfill area. Phase I has only one year of life remaining or 25,000,000 cubic yards (cy). Phase
I1 will adds 5 to 10 years of solid waste storage capacity at projected waste stream flows, or
125,000,000 to 250,000,000 cy .

It is the applicant's intention to reduce the impact the development may have on the County
landfill by promoting a recycling program among commercial retailers. The Upcountry Town
Center will encourage tenants of the commercial center to utilize separate containers for
cardboard disposal and other recyclable waste. This will reduce the commercial element's
potential contribution to the landfill bv between 15 to 40%. Additionally, the new senior
housing or multi-family development will be encouraged to develop its own recycling program
providing dedicated waste separation receptacles for residents.

F.
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A successfully implemented recvcling program will significantly reduce the commercial center’s
impact on the landfill. Maui Land and Pineapple Co. will encourage recvcling amonost
commercial tenants, work to educate tenants on the benefit of recvcling, and will provide
separate waste receptacles for recvciable products.

The developer of the project’s residential component will provide separate waste receptacles for
the residentiai development. However, more importantly thev will ensure that the
grounds/ gardening maintenance crew separate out green waste for appropriate disposal to one
of the following composting companies on Maui (e.g. Campaign Recvcle Maui, Maui Earth

Compost).

With recycling implemented, the annual composite effect of the project’s retail commercial and
residential waste stream will represent no more than of the 5 parts in 100,000 of the capacity at
the Central Maui Landfill. Details by source are shown below:

Annual impact on landfill capacity with recycling:
Commercial Center=.00002 to approximatelv.00004 of the landfill capacitv
Residential Area= 000003 to approximately .000009 of the landfill capacity

6.2.14 Agricultural

Probable Impacts

The proposed development has minimal impact on the preservation of plantation agriculture
and diversified agriculture as expressed in the Hawaii State Constitution, the Hawaii State Plan,
the State Agriculture Functional Plan, the 1990 County of Maui General Plan, and the
Makawao-Pukalani-Kula Community Plan. Since agricultural production in the project area is
used for monoculture, the project will not have an adverse impact on diversified agriculture in
the region. Similarly the loss of prime agricultural land for diversified crops will have minimal
impact given vast amount of agricultural land is available for such uses on Maui and other
islands in the state.

Recent and planned reductions in pineapple acreage island-wide amount to between 2,100 and
2,600 acres. Those reductions include the 31 acres on the project site, between 1,500 and 2,100
reduction by Maui Pineapple for business reasons and projects by two other developers that
would remove 400 acres in Haiku and 165.5 acres in Kapalua, With the exception of the 31 acres
in the current proposal, the 1,500 to 2,000 acres being withdrawn by Maui Pineapple are not
being planned for development and could thus return to agricultural use in the future. Taking
the site out of pineapple production will reduce nuisance factors for adjacent and down-wind
businesses and residential areas. Persons visiting or living in the proposed project area are not
likely to be affected by surrounding agricultural nuisances because the development will be
separated from agricultural activities by Pukalani Bypass Highway and a 10-acre buffer zone
within the project. Potential residents will be made aware of adjacent agricultural activities
before they purchase or lease dwelling units. State right-to-farm policies defer to the rights of
existing farm activities to continue as long as they pose no threat to public health or safety.

The proposed project will allow expansion opportunities for Wai Ulu Farms that will allow Wai
Ulu the opportunity to provide a wider selection of goods for the local agricultural community,
which in turn will keep local dollars in the community.

_ge
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Maui Land and Pineapple Company is committed to agriculture on Maui. The new CEO David
Cole has a history of agriculture with his own farms that he operates in Virginia and his
experience with diversified aericulture _and organic agriculture. His operation also has
conducted a very successful program in cross-breeding Kobe beef with Black Angus.

The company is looking at various potential diversified crops for our lands in West Maui. The
West Maui _pineapple operations are not as cost-effective as the operations in central and
Upcountry Maui, due to the trucking expense and related risks. The company is also looking at
the possibilitv of cattle operations on West Maui.

In_the Upcountry region, Maui_Land and Pineapple Company, Inc. is verv committed to
pineapple. The company just recently completed a brand new fresh pine packing plant in
Hali'imaile. New areas are also being sought to expand pineapple cultivation. The company
intends to make this a profitable operation as it moves from the champaka variety of pineapple
into the hybrid, the very sweet, verv marketable and higher margin pineapple crop. Maui Land
and Pineapple Company, Inc. is very committed to agriculture on Maui and hopes to be in that
business forever.

The withdrawal of 31 acres from pineapple cultivation will not have an adverse impact upon
Maui Land & Pineapple Company, Inc.’s (ML&P) agricultural operations. ML&P, through its
subsidiary, Maui Pineapple Company, remains committed to continuing agricultural activities
on Maui. In fact, the development of the Upcountry Town Center will enhance the long-term
viability of agricultural operations by adding to the profitability of ML&P, enabling it to

support Maui Pineapple Company’s agricultural operations during lean years.

ML&P owns approximately 28,000 acres of land on Maui, including approximately 16,000 acres
within the State Agriculture District, 11,000 acres within the Conservation District, 40 acres
within the Urban District, and approximately 950 acres within the Kapalua Resort (which
includes 3 golf courses) with various designations. Over the past 35 years, ML&P has
developed roughly 1650 acres of land (this amount includes about 830 acres of golf courses).
Maui Pineapple Company_currently farms about 10,240 gross acres of land on Maui (which
includes leased lands).

ML&P has demonstrated a significant on-going commitment to agricultural production, with its
10,240 acres in agriculture.

Furthermore, in order to increase the viability of its pineapple operations, an emphasis is being

laced on fresh whole pineapple and related products (which carry higher margins) as opposed
to canned pineapple. The total number of acres under pineapple cultivation is being decreased
in light of the reduced canned output. Therefore, the loss of 31 acres of pineapple fields will
have no impact on agricultural operations.

Moreover, the 31 acres were released from cultivation because of its particular circumstances
which made it costly to cultivate. As a relatively small remnant field cut off by the creation of

the Pukalani Bypass Highway, significant additional costs rendered the field undesirable—it
has difficult access by farm equipment and higher

?'.'
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risk of accidents and liability (mud on highwav, etc.}. In addition, its close proximity to existing
residential and commercial properties create more risks of liability for nuisance tvpe claims
from adjacent neighbors and the public. The other field cutoff by the creation Pukalani Bvpass
has similarly been removed from cultivation.

The company_has made a commitment to continue agriculture in one form or another. It has
explored diversified agriculture, including new crops such as asparagus, papaya, lychee,

rambutan, longan, mandarin orange, organic pineapple and kawa. In addition, the companv is

looking into leasing out portions of its lands to third parties for various agricultural activities.

Given the long-term commitment to agriculture, it is still appropriate and essential that ML&P
be _diversified in other non-agricultural operations. Many other agricultural companies in
Hawaii that failed to diversify _were unable to continue in the increasingly competitive
agricultural products market. Foreign competitors with lower labor and transportation costs
have made it extremelv difficult for Hawaii farmers to survive. The development of Upcountry
Town Center will not diminish ML&P’s long-term commitment toward agricultural enterprise.
Rather, profits from development projects such as the Upcountry Town Center will help to keep
one of Hawaii's last remaining pineapple operations viable.

Mitigative Measures

The project will respect the agricultural heritage of the area by integrating historical themes and
elements in the project design and landscaping. Wai Ulu Farms is an existing feed and tack
outlet and horse boarding and training facility that plans to relocate and expand on the project
site. Maui Fresh agricultural product venues and farmer’s market and cottage industries in the
project area will support agricultural industries and help farmers in the Upcountry area.

6.2.15 Housing

Probable Impacts

The Upcountry Town Center will provide needed housing for Upcountry Maui. Users of the
housing are expected to come from surrounding areas with local family ties. The creation of up
to 120 housing units is not expected to have a significant impact on local services, transportation
networks or public facilities and no mitigative measures are recommended. This will be a
beneficial impact for senior/ multi-family housing in the upcountry region.

6.3 SUMMARY OF PROBABLE IMPACTS
6.3.1 Interrelationships and Cumulative Environmental Impacts

Cumulative and interrelated impacts are those associated with existing, approved and
foreseeable future projects that may produce related or additive impacts. Projects that have
some approvals or are under construction could generate cumulative effects on the
environment in the direct vicinity of the project.

The Kulamalu project, a proposed commercial development in proximity to Upcountry Town
Center, has evolved significantly since inception, and the information contained in Appendix A
(The Hallstrom Group, July 2001) was timely and accurate as of the study date. Thefocus-ofthe
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The Kulumalu Town Center project has moved forward significantly since the initial Market

study (July 2001.) The development has been well-received by the market, the type of proposed
uses and timing has more clearly defined, and its probable relationship with the proposed
Upcountry Town Center can now be reasonably assessed.

Market Acceptance. According to realtors handling sales, virtually all of the lots made available
by the developer have been reserved: with only the topographically-challenged parcel at the
entry to the project still listed for sale. The absorption speed and pricing bespeak of the general
market strength on Maui and specific upcountrv demand for business/commercial-oriented
building lots. Demand was particularly high for the smaller parcels among the 19 lots, which
have an overall size range of one-half to 2.5 acres, with rapid sell-out and remaining interest in
the product type. Selling prices have ranged from $515,000 to $1,600,000.

Probable Uses and Development Timing. Completion of the subdivision infrastructure and
initial lot closings are anticipated for early 2004. Numerous purchasers have announced site

development plans, and anticipate beginning construction shortly thereafter. At least one
purchaser/builder is already offering space in a proposed multi-tenant office building. Among

the currently envisioned uses are: Institute for Astronomy, Medical (Physician Offices), Fitness
Club, Office Building(s), and a Skilled Nursing Facilitv.

An entertainment complex and several business-oriented uses are also being considered for the

project. At present, there is no retail being proposed outside of a possible small market (near
mini-mart size at only 10,000 square feet), and there are no restaurants as vet, and no
automotive-oriented uses will be permitted. Given the market response and proposed
development to date, it is likely Kulamalu will achieve its anticipated absorption and build-out
timeframe, with substantial levels of completed floor space by 2005-06.

Relationship to the Upcountry Town Center. With Kulamalu moving forward as anticipated, its
relationship with the proposed subject project can be better assessed.
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First, the timing of Kulamalu Town Center fits in well-with the timing of the Upcountry Town
Center. Kulamalu is helping_meet some currently unmet communitv_demands, but will be
effectivelv built-out by the time the subject product comes on-line in three to four vears.

Second, the currently envisioned uses at Kulamalu will not address all sectors of commercial
land use demands in Upcountry. The project will have no meaningful retail or light (cottage)
industrial uses; for which there is acute demand in the community. By 2005, the unmet demand
for retail/service floor space in the study area will total (mid-point) some 76,000 square feet, for
light industrial space the demand will be some 146,000 square feet. While Kulamalu will heip
meet regional needs for business/office and some other use types, it will not fully satiate
demand in any single categorv apart (perhaps) from the entertainment/recreation sector. There
will still remain unmet demand for senior housing and services, medical and clinic space, and
office /business uses.

Third, the two_projects will not be in direct competition for_major_use types. The driving
components of the Upcountrv Town Center are the retail and cottage industrial uses, which are
not represented at Kulamalu. Conversely, business/office and entertainment uses which are
expected to comprise much of the Kulamalu development_are not significant components of
Upcouniry Town Center.

Fourth, the competitive location and attributes of the Upcountry Town Center site continue to
be superior to Kulamalu for most uses. There are many retail/commercial users which would
not_consider_the Kulamalu_frontage, access, lay-out and lot size to be amenable to their
business, and would not go to Upcountry at that location. The subject will provide the
characteristics necessary to_support these uses. Further, Kulamalu is not in a position to exploit
tourist _traffic to Haleakala summit, thus the potential positive impacts on the Upcountry
economy from this massive flow of potential consumers is lost.

proposed by ML&P for a portion of the Upcountry site, is not a feasible option for Kulamalu

I y
stream will not be actualized.

The market study provided as Appendix A of the EIS (The Hallstrom Group, July 2001)
included an analysis of surrounding commercial locations and their existing and potential
commercial opportunities, but they were judged to be insignificant within the regional demand
and supply context. Hailiimaile has a small “destination” restaurant in an older building and
some minor agricultural supply uses, but Maui Land & Pineapple Company, Inc has no current
plans to expand the commercial base in that location. The analysis of the sites in 2000
demonstrated the area cannot in the near to mid-term support any major neighborhood-type
retail uses (it is too outlying and the surrounding community too small), and it is a non-
competitive location relative to either the proposed Upcountry Town Center or Kulamalu.

Pukalani Country Club contains an approximately 135-seat restaurant and a 300 square foot pro
shop. Both were designed to be secondary/support uses for the club, not as free-standing uses
competitive in the regional market. While the restaurant does attract non-golf business, the
commercial spaces are clearly intended (and competitively limited) to service the patrons of the

/°
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course. The lack of exposure and interior location of the site limits any ability to provide a
competitive location for further commercial expansion.

The majority of uses at the Upcountry Town Center will be intended to recapture some of the
neighborhood consumer demand that has migrated to Kahului in recent years with
development of large retail outlets such as Costco, Wall-Mart, K-Mart, Border Books, and
similar retailers. In many respects, as throughout the state (and mainland) these major retailers
have already “damaged” smaller local businesses and those that remain have and will continue
to succeed by appealing to and meeting the specific needs of nearby residents.

In fact, many of the businesses in proximity to the UTC will benefit from the cumulative
attraction the subject will help create. Consumers prefer to shop in areas with an extensive
selection of stores, goods and services. Much local trade is lost when the consumer leaves the
local market area to go elsewhere as they will patronize the stores in the vicinity of their
primary shopping areas.

On a fundamental level, it is not the new stores that negatively impact existing businesses; it is
the choices being made by individuals on where to shop. Consumers are attracted to low
prices, a large selection of goods, and quality service. They make the choice on where to spend
their dollars. By asserting that consumers be denied these choices in favor of existing
businesses is a form of economic discrimination within the Upcountry community, as these
services are readily available to residents of other towns on the island. Further, they are an
attempt to force consumers to support (“subsidize”} less efficient operations, with the result
being lost time and additional traffic congestion as Upcountry patrons are forced to travel
elsewhere to shop at the stores they prefer. '

The traffic impact assessment provided in Appendix B of the EIS (PBQ&D, March 2002; update
July 2003} includes cumulative impacts of surrounding uses. Many of the shopping centers
surveyed as part of the data collection effort in building the trip generation equations include
out parcels located on the perimeter of Upcountry Town Center. These parcels are typically
drive-in banks, retail stores, fast food restaurants or gas stations. The average shopping center
trip generation equations, therefore, include the effects of these parcels as part of the overall
commercial area.

The traffic impact assessment also includes cumulative traffic counts from surrounding uses
such as King Kekaulike High School, a portion of the new Kamehameha School campus and
projected levels for the Kulamulu development based on the traffic study conducted for that
project. As Kulamalu implements other phases of its development, it is expected that more
regional traffic improvements, such as the widening of Haleakala Highway and Pukalani
Bypass Highway, will be triggered. Within the year 2006 time frame for the traffic impact
analysis, it is expected that Kulamalu will increase private school attendance and construct the
office component of its development. These two components are well within the amount of
background traffic growth forecasted as part of the Upcountry Town Center traffic impact
analysis.

Recent and planned reductions in pineapple acreage island-wide amount to between 2,100 and
2,600 acres. Those reductions include the 31 acres on the project site, between 1,500 and 2,100
reduction by Maui Pineapple for business reasons and projects by two other developers that
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would remove 400 acres in Haiku and 165.5 acres in Kapalua. With the exception of the 31 acres
in the current proposal, the 1,500 to 2,000 acres being withdrawn by Maui Pineapple are not
being planned for development and could thus return to agricultural use in the future.

6.3.2 Potential Secondary Effects

Examples of these types of effects include the stimulation of additional development in an area,
or of higher density development, as a result of the construction of public facilities such as a
new highway or sewerage system. It is possible that the proposed development will stimulate
spin-off employment outside of the project area as well as increased demand for housing
outside the project area but close to the employment centers within the proposed development.
The housing component may also stimulate the need for additional County services to residents
in the proposed development.

6.3.3 Relationship Between Local Short-term Uses of the Environment and the
Maintenance and Enhancement of Long-term Productivity

These relationships are described below in the context of the following four specific areas of
potential concern:

» Narrowing of the range of beneficial uses of the environment;
» Long-term risks to health and safety;
» Foreclosure of future options; and

¢ Trade-offs among short-term and long-term gains and losses.

The planned improvements are considered to be beneficial uses of the environment. They
utilize areas that have been previously used for intensive pineapple cultivation.

The planned improvements will increase and enhance, rather than narrow, the range of
beneficial uses of the environment by:

e Increasing bio-diversity on the proposed site through the addition of a 10-acre open space
using a wide variety of flora including native plantings;

e Increasing the opportunity for people to experience and enjoy Hawaii's special natural
environment through the addition of walking trails within the ten-acre open space; and

» Preserving some of the existing agricultural buildings that will préserve important elements
of upcountry Maui's cultural landscape.

Long-term risks to health and safety will be reduced by:

e Reducing the amount of agricultural chemicals used in the area;
e Reducing noise and odors related to intensive agricultural uses;
¢ Reducing commutes to Kahului for basic goods and services;

e Creating pedestrian friendly environment for residents and others that use the civic and
commercial areas of the development; and

¢ Reducing agricultural cross-hauling vehicles on Pukalani Bypass Highway.

';.
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Foreclosure of future options is limited to the likelihood that a majority of the land could not be
returned to natural or agricuitural use.

This option foreclosure also constitutes the most significant “trade-off” involved in
implementing the planned improvements. However the short-term and long-term gains
outweigh any short-term or long-term losses.

In summary, the planned improvements are expected to help maintain and enhance the long-
term productivity of the environment, rather than adversely affect it, for the following reasons:

» Proposed development will add bio-diversity in place of agricultural monoculture in the 10-
acre open space and retention of existing agricultural buildings will help preserve Maui’s
agricultural past.

o Elimination of agricultural use of project area will reduce agricultural chemicals, emissions,
and odors.

6.3.4 TIrreversible and Irretrievable Commitments of Resources

Resources that will be expended by implementing the proposed project are addressed in this
section. The construction and operation of the planned new facilities and open space will
involve the irretrievable commitment of certain natural and fiscal resources.

The proposed project will remove 31 acres from productive, intensive agricultural use. It will
also reduce the amount of open space on the site with the addition of residential, commercial
and civic buildings.

There will be a permanent commitment of funds and resources to plan, design, construct and
operate the new facilities planned in this project. Planning design and construction of the
planned improvements over the 2-3 year planning period will require the expenditure of
approximately $72 million. Construction will also involve the use of labor and materials, most
of which is non-renewable and irretrievable.

Operations are anticipated to increase the consumption of gasoline and diesel fuels, primarily
for the support vehicle transportation, and coal and oil-powered electricity for facility
operations. Both represent an irretrievable commitment of resources.

6.35 Adverse Environmental Effects That Cannot be Avoided

Adverse impacts can be divided into short- and long-term effects. Short-term effects are
generally associated with construction, and prevail only for the duration of the construction
period. Long-term effects generally follow completion of the improvements, relate either
simply to their existence or to the operation of the new facilities, and are permanent. Effects
that can be considered both adverse and unavoidable are discussed below.

Unavoidable Adverse Short-Termn Effects

e Soils will be temporarily disturbed by grading, excavation and mounding activities at the
project sites during construction.

g
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* Despite onsite mitigation measures, temporary increases in soil erosion will also result from
construction operations, and minor amounts of soil may be carried beyond the construction
site in surface runoff water.

» Previously planted crops, some mature trees, and the exotic scrub vegetation will be
removed to allow construction of the planned improvements.

» Wildlife utilizing the project sites and immediate adjacent areas will be displaced, most
likely into nearby undeveloped lands, by construction activities. Such operations will also
temporarily discourage wildlife from feeding at or migrating through the project sites.

* Operation of construction equipment, trucks and worker vehicles may temporarily impede
traffic in the areas during the construction period.

¢ Negligible releases of air contaminants will occur from construction equipment emissions.
Small amounts of dust may be generated during dry periods as a result of construction
operations.

* Minor increases in noise levels may result from construction activities.
Unavoidable Adverse Long-Term Effects

* Minor modifications to the current topography will be made to accommodate the planned
improvements and facilities.

¢ Utilization of potable groundwater
e Subsurface disposal of treated wastewater.

¢ The added emissions from an increase in vehicles associated with the new facilities will
have a negligible effect on air quality in the area.

* Traffic will increase along Makawao Avenue, Old Haleakala Highway and to a lesser extent,
Pukalani Bypass Highway.,

¢ There will be some slight increase in demand for police and fire protection as well as other
County services as a result of the project.

» New structures and lighting will create visual impacts for surrounding residents, users of
the adjacent roadways and those looking down from upslope areas.

Extent to which the proposed action involves trade-offs among shori-term and long-term gains
and losses, including the extent to which the proposed action forecloses future options, narrows
the range of beneficial uses of the environment, or poses long-termn risks to health or safety.

As currently planned, the proposed Upcountry Town Center is essential to the transition of
Upcountry Maui. Recent development and growth in the Makawao-Pukalani-Kula region have
resulted in a growing need for goods and services for residents of the region. Controlling the
manner of growth and the character of development are the keys toward a sustainable future
for the region. The essential question is whether this loss of agricultural lands at the Pukalani
triangle site - representing both a short-term and long-term loss - can be justified by selecting
this site as the correct path for controlled or “smart growth” Upcountry. By foreclosing the
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future of this site for agriculture, Upcountry Town Center creates a principal focal point for
commerce and community gathering, with an environment of landscaped open space,
aesthetically-pleasing country-scale structures, and an outdoor commons for the enjoyment of
all. The project will largely reduce or eliminate vehicular trips “down the hill” to outlets for
goods and services in Kahului and Wailuku, taking pressure off Haleakala Highway and
thereby aiding traffic congestion and safety.

6.4

UNRESOLVED ISSUES

Maui Land & Pineapple Company, Inc. intends to include either senior or multi-family
housing at Upcountry Town Center. A determination of the type of housing to be included
will be made upon further market analysis and as part of the ongoing County of Maui
Project District Development approval process.

The number of Corn Mill Camp structures to be retained as part of the Upcountry Town
Center has not been decided. A structural survey of the Corn Mill Camp structures was
completed by Vorfeld (2003), along with an analysis of architectural history of these
structures by Neiss & Duensing (2003). These documents, and the archaeological and
cultural impact studies contained in this EIS, will be used in developing next-stage site plans
for the project. One or two of the existing structures will be reused in the project.

Access to Upcountry Town Center from Pukalani Bypass Highway is proposed in the
conceptual plan for the project. Several comments were received based on the description of
this traffic feature in the Draft EIS noting inconsistencies with State and local policies and
objectives for the Highway. Further discussion and plan review with the State Department
of Transportation and the Maui County Department of Public Works and Waste
Management will occur regarding this issue. _In their letter dated October 1, 2002 the State

Department of Transportation stated no _objection to the access/egress on Pukalani Bypass
Highway.

The planned potable water source for the Upcountry Town Center will be from a new well
to be developed at Pitholo Road, pending approval from the Department of Water Supply
and State Water Commission. This water source will be developed in a location which will
avoid conflict with existing and proposed public drinking water sources in coordination
with Maui County.

Maui Land_and Pineapple Company, Inc. has stated it's intenton to pursue develop of
senior housing at the Upcountry Town Center. In the event that should the intended senior

housing not be developed at the project, the applicant will satisfy the State DOE “fair share”
condition as it applies to new multi-family housing units.

The State Historic Preservation Division has not issued a formal review of the archaeological
and cultural study for the Piiholo well site, awaiting filing of the application for new well
permit to the State Commission on Water Resource Management.
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70 ALTERNATIVES TO THE PROPOSED ACTIONS

Five alternatives to the proposed development have been considered in light of the potential
environmental impacts detailed in Section 6. Alternatives considered include;

(1) No-action alternative, which would leave the project site as an agricultural parcel as it is
presently being used,

(2) Postponing the action pending further study,

(3) Alternative locations for the proposed project,

(4) Development of a more intensive project, and

(5) Development of a less intensive project.

Each of the alternatives are extended to consider the proposed new water Piiholo well site that
will serve as a new water supply source for Upcountrv Town Center.

7.1 NO ACTION ALTERNATIVE

The no-action alternative would involve no changes to the existing project area for the
foreseeable future. The site would remain out of agricultural production and the Wai Ulu
Farms stables and agricultural supply business would remain in operation at its present
location. Existing structures on-site would also remain. Refer to Section 4, Environmental
Setting for additional information on existing site conditions.

With respect to the environmental characteristics of the project site, its topography, soils,
surface water, ground water, runoff, vegetation and wildlife would not change. Other factors
that would not be affected under the no-action alternative would include: cultural resources,
traffic, noise, air quality, population, employment, government expenditures, infrastructure and
public services.

The lack of a development on the project site would not create additional employment, personal
income and tax revenue. It would also not provide improved access to retail goods,
professional services and other office, civic, and community gathering space. Needed housing
and cottage industries space would also not be provided for the Upcountry Maui community.
The following project benefits would not be achieved:

» Needed commercial space, office and civic facilities and cottage industries space to serve the
needs of Upcountry Maui would not be provided in a centralized area for the region.

* Several hundred jobs ranging from unskilled to highly skilled, and including retail workers,
restaurant workers, grocers, government employees, doctors, nurses, dentists, dental
hygienists, attorneys, accountants, receptionists, craftsmen, etc. Companies that supply
goods and services to these on-site businesses and their employees will provide additional
jobs.

*» Total payroll for on-site workers estimated to exceed $10 million per year.

* Approximately 120 housing units for local residents.
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¢ A venue for community services, activities, festivals and farmers” markets.
» A public trail/ walking path provided in a 10-acre landscaped buffer zone.

e Significant expenditures that will favorably impact the Maui economy on both a direct and
indirect basis will not occur. These expenditures would increase the amount of capital
investment and capital flow on the Island, creating employment and widening the tax base.

Continued use of the site for intensive pineapple cultivation would maintain the practice of
cross-hauling agricultural vehicles across Pukalani Bypass Highway. The nuisance of
agricultural operations would also continue.

Although the no-action alternative would retain the land’s agricultural use designation, the
current economic reality would alter the use of the land nonetheless. Maui Land & Pineapple
Company, Inc. has ceased pineapple cultivation on this site. Similarly, the no-action alternative
would leave Wai Ulu Farms no opportunity to relocate to improved on-site facilities, which
could eventually lead to the relocation of the business from its current site within the project

area.

The development of Upcountry Town Center will include the adaptive reuse of one or more of
the existing Corn Mill Camp agricultural warehouse buildings, preservation of an old water

tank, as_well as the creation of significant historical exhibits of the Upcountry Maui's

agricultural. If no action is taken to proceed with the project, there will be no future historical
and cultural resource benefits of Corn Mill Camp preservation efforts, and the historical exhibits
will not be created at this location.

No-action with respect to the new water well proposed at Piiholo Road parcel would result in a
deficiency of public water supply for the Upcountry Town Center. Water supply for the project
would most likely not be available from existing public supply system. Aside from serving the
proposed project, if there is no new well established at this location, there would be no
corresponding new allocation of well water for public purposes. Notably, the new well offers
an opportunity to solve part of the public water shortfall in the Upcountry region. It is less
likely that the other pending public water demands will be met in the foreseeable future
without this or some other major new private source being developed for Upcountry.

7.2 POSTPONING ACTION PENDING FURTHER STUDY

This alternative would involve deferring completion of the planned project until additional
studies concerning potential impacts are completed. In essence, a deferral of one year has

actually been forced upon the applicant with the extension of the EIS process due_to court
mandate. During this period, additional studies have been completed for the cultural, historical

architecture and structural aspects of Corn Mill Camp. Additional hydrologic studies were also
completed for the new Piiholo well site.

Further postponement of the proposed action would result in the near term loss of immediate

benefits to the community in terms of open space, retail and commercial goods and services,
added employment and tax revenue. Market conditions for the proposed development are
projected to be favorable for start up over the next four years. A delay may result in the loss of
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a market window that would be favorable to the start-up phase of such a development and
seriously jeopardize the long-term viability of the project.

Potential areas of further study include:

» Market conditions and impacts

e Site engineering, including alternative grading scenarios
e Local and regional traffic impacts

e Water supply requirements

» Impacts due to cessation of agriculture on-site

¢ On-site archaeological and cultural resources

With respect to_the environmental characteristics of the project site, its topography, soils,
surface water, ground water, runoff, vegetation and wildlife would not_change with the
postpone action alternative. Other factors that would not be affected under the postpone action
alternative__would __include: cultural resources, traffic, noise, air quality, population,

employment, government expenditures, infrastructure and public services.

Because of the removal of the subject parcel from agricultural production, the property would
remain vacant until the completion of further studies and eventual site construction. As a
result, site drainage, run-off/erosion and air quality/dust generation could result. In addition,
there may be significant visual and aesthetic impacts to the surrounding community if the
parcel is to remain vacant over time.

Over the past few years, changes in the plan character and marketing of the Kulamalu project to
a light industrial and commercial subdivision no longer place it in the same competitive
marketplace as Upcountry Town Center, except for the cottage industrial lots. Therefore,
Upcountry Town Center represents the only “Country town center” being developed in
Upcountry, and there is no pending competitive project which would warrant postponing the
planned completion schedule. The sales of parcels within the Kulamalu project indicate only a
portion of the Upcountry market has been tapped in select categories. Major category retail and
light industrial uses have not been attracted to this other project, indicating a strong demand for

the uses proposed at Upcountry Town Center.

Postponement of the new water well at Piiholo Road parcel would cause a further delay in the
project at Upcountry Town Center. Further, a delay in well development would also delay the
significant public water allocation from a new well at this location. The new _well offers an

opportunity to solve part of the public water shortfall in the Upcountry region. It is less likely

that the other pending public water demands will be met in the foreseeable future without this

or some other major new private source being developed for Upcountry.
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7.3 ALTERNATIVE LOCATIONS FOR PROPOSED PROJECT

The current proposed site takes advantage of an isolated agricultural site created by the
construction of the Pukalani Bypass Highway in 1994. The proposed site is currently cut-off
from surrounding agricultural parcels and is therefore a prime candidate for development. The
site is immediately adjacent to urban developed neighborhoods and the Makawao Avenue
Commercial Corridor and presents a perfect location for a town center for the community. The
centralized, well-suited location of the site is a primary motivating factor in proposing the
Upcountry Town Center.

Alternative locations for a project of this size include Maui Land & Pineapple Company, Inc.
property on the mauka side of the Pukalani Bypass Highway. Alternative Maui Land &
Pineapple Company, Inc. land holdings may be physically appropriate for this type of
development but it would potentially ruin a larger more economically and agriculturally
sufficient parcel. The proposed project site, a 40-acre parcel, is not an economical size for
agricultural operations and supporting infrastructure. Alternative sites would narrow future
agricultural options on other lands. Other sites would also be situated away from existing
residential and commercial development.

Of the lands in the proximity to Pukalani, there are two potential alternative sites which could
be considered for commercial, cottage industry and residential mixed use development. These
two sites are identified in Figure 7-1. These sites are currently in agricultural production,
however, they offer some property frontage along Haleakala Highway, which is an essential
factor in the success of this planned project. The potential impacts of these parcels would be
comparable to the proposed project in terms of loss of agricultural land and infrastructure
concerns. Traffic from either of these sites would undoubtedly be worse than that resulting
from the proposed project because they are not centered at the Pukalani Triangle location,
which benefits from three existing signalized intersections and ease of access from three sides.
People would access the alternative projects sites solely from Haleakala Highway entry points.
From a_traffic_perspective, the regulatory agencies and community recognize the beneficial
aspects of locating this center at the confluence of the three major roadways.

Alternative sites located on land not owned by Maui Land & Pineapple Company, Inc. would
not be appropriate given the need to purchase additional land even though the company
already owns significant acreage in the region. Faced with this option, Maui Land & Pineapple,
Inc. would be disinclined to proceed with such a project. Recent re-zoning applications
submitted to the County of Maui have not been very well received by the community and are
not anticipated to be a feasible course of action in relocating the proposed project.

With respect to the environmental characteristics, topography, soils, surface water, ground
water, runoff, vegetation and wildlife would all be slightly different depending upon the
alternative location. Other factors that could be affected under the alternative location would
include; cultural resources, traffic, noise, air qualitv, population, employment, government
expenditures, infrastructure and public services.
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Ultimatelv, the potential success of alternative locations for the Upcountry Town Center is

comparatively poor, and these other sites make little sense in the long-range perspective for
both the Pukalani community and the applicant.

Alternative water well sites to serve the proposed Upcountry Town Center have been
considered. The original plan for the project was to develop a new well at a Pookela site,
located mauka of Makawao. This site was anticipated to be a very productive well location, and
following well permit issuance, the County of Maui Board of Water Supply decided to utilize
the site for a new production well. The use of the Pookela site has led the applicant to pursue
approvals for the new proposed site at Piiholo Road. There are other alternative locations
where a new well could be located, however, most alternative sites would have lower projected
yield potential.

74 MORE INTENSIVE DEVELOPMENT

This alternative considers the potential for more intensive development on the project site both
in terms of the proposed mixed-use development as well as more intensive agricultural use.
Relative to the proposed action, the potential Town Center development would have roughly
50% more development. The project would have increased retail to 168,000 square feet, office
and civic space to 120,000 square feet, cottage industrial lots totaling 210,000 square feet and 225
units of senior/ multi-family housing.

Increasing the proposed mixed-use development by roughly 50 percent would mean the loss of
all open space other than the open space buffer required along Pukalani Bypass Highway by
County of Maui regulations. Such an increase would increase the amount of space dedicated to
buildings and other impervious services such as parking areas that would substantially increase
storm water runoff on the site. The loss of open space would also have an adverse impact on
the rural/agricultural character of Pukalani and Upcountry in general, creating a large,
sprawled development devoid of any rural character prominently located along two of
Upcountry’s busiest highways.

With_respect to_the environmental characteristics of the project site, its_topography, soils,
surface water, ground water, runoff, vegetation and wildlife would change with the more
intense development alternative. Other factors that would be affected under the more intense
alternative would _include: cultural _resources, traffic, noise, air quality, population,

employment, government expenditures, infrastructure and public services.

This alternative would create more construction-related impacts (dust. noise truck traffic) as
well_as greater long-term effects. The project would use more water, generate more
wastewater, and have more people on-site - both residential and commercial. There would bea
greater impact upon the aesthetic beauty and_visual setting of the community_due to the
increased scale of development on-site, and the reduction of open space. Wildlife use of the
site, and landscape plantings would be less with this option.

Pursuing a more intensive development would also have a significant impact on traffic near the
project site. This alternative would require significant increases in parking areas and increases
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in vehicular entrances/exits from the project site that would in turn substantially increase traffic
volume on all roadways bordering the site,

Increases in the supply of commercial rental space (for all uses) would be financially unfeasible
both due to increased construction and start-up costs in the short term as well as long term
challenges trying to find and keep tenants in the expanded spaces. An increase over the
proposed size of the project by nearly 170,000 square feet for retail, office/civic space and
cottage industrial space would likely be difficult to absorb in the Upcountry real estate market.

More intensive agricultural uses on the site face different challenges but are just as untenable as
a more intensive mixed-use development. Given the small size of the parcel and its isolation
from larger fields more intensive cultivation of the soil is unlikely to be profitable. Other
intensive agricultural development might entail using the land for hog farming. However, in
addition to a significant increase in nuisance factors for nearby residents, Maui Pineapple
would be at a competitive and operational disadvantage going into an area of agriculture it is
not currently in. The site is also too small for cattle grazing,

The development of a larger commercial, cottage industrial and residential project at Upcountry
Town Center may also necessitate the development of a correspondingly larger water supply
source. There is potential for more extensive water well development in Upcountry Maui,
however, the creation of a single new private well source as proposed will be adequate to serve
both the proposed project and a significant future public allocation.

7.5 LESS INTENSIVE DEVELOPMENT

This alternative considers developing the project site with a less intensive mixed-use project.
This alternative considers a project with less than 50% of the proposed development plan.
Reducing the intensity of the project by approximately 50 percent would limit retail to 56,000
square feet, office/civic space to 40,000 square feet, cottage industrial to 70,000 square feet and
senior/ multi-family housing to 75 units.

A development of this scale would not be adequate to provide a reasonable rate of return to
offset the costs of development. A smaller project would also be more difficult to market and
would be less likely to draw both tenants and customers further decreasing potential financial
returns. A significant reduction in the potential rate of return on the site would discourage any
kind of development on the site. Similarly, an under-performing site or a vacant site would
have a significant impact on county tax revenue.

With respect to the environmental characteristics of the project site, its topography, soils,
surface water, ground water, runoff, vegetation and wildlife would change little with the less
intense alternative. Other factors that could be affected differently under the postpone action
alternative would include: cultural resources, traffic, noise, air quality, population,

employment, government expenditures, infrastructure and public services.

Although a smaller project would reduce some of the potential environmental impacts (water
use, traffic, on-site population), it would have much less potential to have a positive impact on
larger environmental issues. Water use from this project would be roughly half of the amount
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required by the proposed project, with a corresponding reduction in wastewater generation.
There would be less site disturbance and more open space with this alternative, and less people
residing on the property. The smaller project would create fewer emplovment opportunities
and add less new population to the area. The State and County would also receive less benefit
from tax revenues for property tax, income and general excise tax. The smaller Town Center
project might also provide greater incentive for some_of the existing Residential-zoned
properties in Pukalani along Old Haleakala Highway to apply for Commercial zoning to satisfy
the unmet demand with new strip commercial business uses.

The proposed development will provide goods and services that will help reduce automobile
trips to other parts of the island. A smaller development would be unlikely to attract the kinds
of businesses and critical consumer mass needed to have a significant impact on reducing the
number of long distance automobile trips.

The new potable water well planned for Piiholo Road parcel is being developed to satisfy water
demand requirements from Upcountry Town Center. A new supply well will, at minimum,
need to provide an average daily demand of 159,000 gpd water supply, which equates to the
project’s demand from the Department of Water Supply. In creating a new production well, the
Department typically requires at least an equal share of well yield for the public allocation. Asa
result the new well must be of sufficient capacity to serve both the project and public allocation.
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Table 7-1 Summary of Alternatives: Comparison with Proposed Action by Impact Category

Alternative Benefits | Traffic | Water & | Agricultur | Corn Mill | Summary
of Jobs & Utilities e Camp Comparison
Tax
No Action None None None No effect No Action No action
to preserve | Nonew
Or reuse impacts
Postponing Action Future, Future Future No effect Future Same as UTC
Defer Same as Same as Preserve (MLP
Same as UTC UTC Adaptive deferred)
UTC reuse
Alternative
Location(s) Same as Same Same, Greater No No
e Two sites in proposed | traffic, New well | effecton Preservation | comparative
vicinity more at Piiholo | contiguous | or Adaptive | environmental
o Agricultural lands impact fields Teuse benefits
with fewer
roads
More Intensive
Project Greater 30-40% More No effect Preservation | Greater
e +46,000 sf Retail benefits More Demand, & Adaptive | Comparative
(+40%) traffic New well reuse Environmental
o +40,000 sf Office at Piiholo Effects
(+50%)
e +75,000 sf Lt. Ind.
(+55%)
¢ +75 multi-family
(+50%)
Less Intensive Less 30-40% Less No effect Preservation | Less
Project benefits Less traffic | Demand, & Adaptive | Comparative
e -56,000 sf Retail New well reuse Environmental
(-50%) at Piiholo Effects
e -40,000 sf Office
(-50%)
e -75,000 sf Lit. Ind
(-55%)
¢ -75 multi-family
(-50%)
ge
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8.0 REQUIRED APPROVALS

This section includes a description of the required approvals and permits to implement the
proposed Upcountry Town Center project. The entitlements, as shown in Table 8-1, include a
State Land Use District Boundary Amendment, a Makawao-Pukalani-Kula Community Plan
Amendment and a County of Maui Project District Approval. This Revised Final EIS is
prepared pursuant to Chapter 343, HRS and therefore requires the State Land Use Commission
acceptance prior to the approval of additional entitlements (Refer to Section 1.3, p. 1-5).

Table 8-1 Summary of Required Approvals

Permit or Approval Authority Action Status
ggzidlise District State of Hawaii, Land  Agricultural District to  Anticipated Filing
ry Use Commission Urban District July 2003

Amendment

Makawao-Pukalani- Agriculture / Open gy

Kula Community Plan  County of Maui Space Designations to RFlle;ll n J une!202092g 1

Amendment Project District

Project District Zoning County of Maui Approval FRﬂch.ll m ] uneIZOEngg l

Environmental Impact Lo Chapter 343, Revised DEIS filed
State Land Use Acceptance .

Staternent - in July 2003
Commission

8.1 STATE OF HAWALII
8.1 State Land Use Classification

Current Land Use District Designation. (Figure 8-1) The entire project site currently lies within
the State Agricultural District. In 1972, the Land Study Bureau (LSB) of the University of
Hawaii classified lands on Maui according to productivity and suitability for agriculture.
Overall ratings of crop productivity range from Class A to E, with A being the most productive.
Within the project site all of the soils are rated C, but the rating reflects the fact that the land
was not irrigated when it was evaluated in 1972. With irrigation, which is now the case, all of
the land would be rated A.

Proposed Reclassification. There are several land uses proposed within the Upcountry Town
Center which will require reclassification from the State Agricultural District to State Urban
District including commercial, residential, cottage industries and open space. The entire site of
approximately 40.6 acres will be proposed for the State Urban Designation.

Responsible Agency. A petition for reclassification will be submitted to the State Land Use
Commission under the Department of Business, Economic Development and Tourism

(DBEDT).
= ye




Upcountry Town Center
_ MAU! LAND & PINEAPPLE COMPANY, INC.

Revised Final Environmental Impact Statement

8.2 COUNTY OF MAUI

8.21 Makawao-Pukalani-Kula Community Plan Amendment and Project District Zoning
Approval

Current Land Use District Designation. (Figure 8-2) The project site is designated Agricultural
(95%) and Open Space (5%). The Open Space portion of the site serves as an open space buffer
along Pukalani Bypass Highway separating agricultural uses from the Bypass Highway.

Proposed Reclassification. The unique variety of land uses proposed for the Upcountry Town
Center requires that the existing land uses of the property under the Makawao-Pukalani-Kula
Community Plan, an implementation measure of the County of Maui General Plan, be
converted to a Project District designation. The Project District designation is intended to allow
“a flexible and creative planning approach rather than specific land use designations for quality
developments.” Proposed land uses under the Project District designation include specialty
commercial, senior/multi-family residential, cottage industries and open space. All of the
project’s approximately 40.6 acres will be classified as part of the new Project District
designation.

Responsible Agency. Applications for a Cor.nmunity Plan Amendment, Change of Zone and
Project District Development were submitted in August 2002, and put on hold. These
applications will be re-submitted to the County of Maui in 2004.
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Note: State Land Use Commission 1:24,000 mylar maps. State Land Use District Boundaries were compiled by
the State Land Use Commission using the State of Hawaii's Geographic Information System (GIS). The
State Land Use Districis depicted in these files are not official and are merely representations for
presentation purposes only.
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Upcountry Town Center
‘ MAUI LAND & PINEAPPLE COMPANY, INC.

Revised Final Environmental Impact Statement

10.0 PARTIES CONTACTED

101 AGENCIES AND PARTIES RECEIVING THE EISPN, DEIS, FEIS & REVISED DEIS

This section lists the agencies, organizations, and individuals that were sent the Environmental
Impact Notice of Preparation (EISPN), Draft Environmental Impact Statement (DEIS), the Final
EIS, Revised DEIS (R-DEIS) and the Revised Final EIS (R-FEIS.) A (v") indicates that copies were
delivered to the party. A (C) indicates those individuals and organizations which provided
EISPN, DEIS or R-DEIS comment letters. These comments and response letters are included in
this Section.

Respondents and Distribution EISPN | DEIS | FEIS |R-DEIS | R-FEIS
A. Federal Agencies
U.S. Department of the Interior, Fish & Wildlife v v v
Services
U.S. Army Corps of Engineers, Pacific Division v v ,C v
U.S. Department of Agriculture, Natural Resource 7 C v
Conservation Division !
U.S. Department of Defense v v
B. State Agencies
Office of Environmental Quality Control v,C vBL.C| vB) | ¥B)L,C | ¥ (B)
Department of Agriculture vCi v v
Dept. of Accounting and General Services v,C v,C v
Department of Defense v v
Department of Education v,C v,C v
Department of Transportation v ve.c v [v(3,c| Y3
Department of Hawaiian Homelands v v :
Department of Health v(3),Cj ¥ v(3) v
Department of Business, Economic Development v v v
& Tourism (DBEDT),
DBEDT, Land Use Commission vC | ¥ v,C v
DBEDT Energy Resources & Technology Div. vC| ¥ v
DBEDT Office of Planning vC | v v | ¥ {28
DBEDT, Research & Economic Analysis Div. v v,C v
Dept. of Land and Natural Resources (DLNR), v | V{3 v'(3) v
DLNR, Land Division v v,C v v o
DLNR, Aquatic Resources Division C
DLNR, Forestry and Wildlife Division C
DLNR, State Parks Division C
DLNR, Historic Preservation Division v |vCl| ¥ v,C v
DLNR, Maui District Land Office C
DLNR, Comm. on Water Resource Mgmt. C
Office of Hawaiian Affairs v (¥YC| ¥ | ¥C v
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Respondents and Distribution EISPN | DEIS | FEIS |R-DEIS | R-FEIS
University of Hawaii Environmental Center v{4),C| v(?) | v{4) v(2)
UH Water Resources Research Center v v
UH Institute for Astronomy C v

C. County of Maui
Office of the Mayor v v v v v
Department of Parks & Recreation v,C v v,C v
Department of Planning v V@2, v [ Y@,.C| v
Dept. of Public Works and Environmental Mgmt. | v,C [v(5,C] v [v(5),C v
Department of Water Supply v v,C v v
Fire Department v v v
Police Department v v,C v,C 4
Department of Housing and Human Concerns v v,C v v,C v
County Council v v v v v
County Commission on Cultural Resources v(9),Cl v v (9) v

D. Local Utilities
Maui Electric Company v v,C v

E. Community Organizations and Non-Profits
Concerned Citizens C v v
Kula Community Association C v,C v v,C v
Malama Maui (see Isaac Davis Hall) v '
Makawao Community Association v
Maui Upcountry Community Association v v
(MAUCA)

Pukalani Community Association Y _¥2,C| v |¥(3),C| v (2
Maui Historical Society v v
Maui Tomorrow v v
Sierra Club v v
Na Kupuna O Maui v v
Hui Alanui O Makena v v
Tri-Isle Main Street Association v v

F. Individual Parties
Councilmember Jo Anne Johnson C v
Barbara Long v |Y,C(2) ¥ v,.C |.. ¥
Isaac Davis Hall C v,C v
Colleen Doyle v v
Richard B.C. Tom C v
Lee Altenberg, Ph.D. C v
Hari Ajmani C v
Sally Raisbeck v

G. News Media
Maui News v v v v v
Honolulu Advertiser v v v v
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Respondents and Distribution

Honolulu Star Bulletin

| EISPN | DEIS

FEIS | R-DEIS

R-FEIS |

v

AN

<

<

H.

Schools, Libraries and Depositories

King Kekaulike High School

Wailuku Public Library

Makawao Public Library

Hawaii State Library

Maui Community College Library

DBEDT Library

University of Hawaii Hamilton Library

Legislative Reference Bureau

Kahului Regional Library

Hawaii Kai Regional Library

Hilo Regional Library

Kaimuki Regional Library

Kaneohe Regional Library

Lihue Regional Library

Pearl City Regional Library
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10.2

The following comment lett

EIS COMMENT LETTERS AND RESPONSES
ers were received during the EISPN, DEIS, and R-DEIS comment

periods. Responses to each party follow each comment letter

Aani Pl
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