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Ms. Genevieve Salmonson, Director i L3
Office of Environmental Quality Control = T
235 South Beretania Street, Suite 702 25 o =
Honolulu, Hawaii 96813 s SO
2z o
Dear Ms. Saimonson: = &

RE: Final Environmental Assessment (DEA) for the Proposed Wailea

Parcel MF-9 Condominium Project located at TMK: 2-1-008: 119,
Wailea, Kihei, Island of Maui, Hawaii (EA 2004/0008)

The Maui Planning Commission at its regular meeting on October 12, 2004,
accepied the Final Environmental Assessment (FEA) for the subject project, and issued
a Finding of No Significant Impact (FONSI. Please publish the FEA in the
Novernber 8, 2004, Office of Environmental Quality Control (OEQC) Environmental Notice.

We have enclosed a completed OEQC Publication Form and four {4) copies of the

FEA. if you have any questions, please call Ms. Kivette A, Caigoy, Environmental Planner,
of our office at 270-7735.

Sincerely,

Ml

e

: i
MICHAEL W. FOLEY
Director of Planning

MWE:-KAC:do
Enclosures

C: Wayne A. Boteilho, Deputy Planning Director
Clayton {. Yoshida, AICP, Planning Program Administrator
Kivette A. Caigoy, Environmental Planner
Colleen Suyama, Staff Planner
Proiect File {w/enclosures)
General File

KAWP_DOCS\PLANNING\EA2004\8_WaileaMFSOEQC TransmitFEA wod

250 SOUTH HIGH STREET, WAILURU, MALL, HAVAI 96733

PLANNING DIVIBION {B08) 270-7735; ZONING DIVISION (B0B) 270-7253; FACRIMILE (80%) 270-7834
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1.  PROJECT INFORMATION

A. PURPOSE OF THE PROJECT

This Environmental Assessnient pursuant to HRS Chapter 343 is filed in
conjunction with applications for a Special Management Area (SMA) Use
Permit and Step 2 Planned Development Approval for the development of
a 120 unit residential condominium project at TMK 2-1-08: 119, Wailea,
Maui. Given the Hotel District zoning of the property, it is intended that
{hese units may be used as vacation rental accommodations. Since the
proposed project will require offsite roadway, drainage and other
improvements that may occur on public lands, the Applicant is filing this
HRS Chapter 343 Environmental Assessment.

B. PROJECT PROFILE

Tax Map Key: TMK 2-1-08: 119

Proposed Project: Resort Residential Condominium Project
Existing Land Use: Vacant lot

Lot Size: 30.167 acres

Access: Wailea Alanui Drive

C. IDENTIFICATION OF THE OWNER/APPLICANT

Owner/Applicant: Wailea MF-9 Associates LLC
1885 Main Street
Suite 104
Wailuku, Hawaii 96793
Phone: (808) 242-8979
Fax: (808)242-8973

Contact: Mr. Martin W. Quill, Manager

D. CONSULTANT

Land Use Planners: Chris Hart & Partners, Inc.
1955 Main Street, Suite 200
Wailuku, Maui, H1 96793-1706
Phone: {808) 242-1955
Fax: (808) 242-1956

Contact: Mr. Chris Hart, ASLA

Wailea Parcel MF-9
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ACCEPTING AGENCY

Agency: Maui Planning Commission
C/o Department of Planning
County of Maui

250 S. High Street
Wailuku, Maui, HI 96793

Phone: (808) 270-7735
Fax: (808) 270-7634

PRE-CONSULTED PUBLIC AGENCIES AND PRIVATE
INTERESTS

(See: Appendix “B”)
PUBLIC AGENCIES

1. Department of Planning, County of Maui
Department of Public Works and Environmental Management,
Engineering Division, County of Maui
3. Department of Water Supply, County of Maui
4. Department of Housing and Human Concerns, County of Maui
5 Department of Fire Control

PRIVATE INTERESTS
1. Wailea Community Association
2. Adjacent landowners of the Golf Vistas and Golf Estates

residential subdivisions

CONSULTED PUBLIC AGENCIES AND PRIVATE
INTERESTS

The Draft Environmental Assessment for the Wailea Parcel MF-9
Condominium was published on July 23, 2004. Publication initiated a 30-
day public review period ending on August 22, 2004, The Draft EA was
mailed to agencies below. All comment letters and responses are found in

Appendix “J".

Wailea Parcel MF-9
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PUBLIC AGENCIES:

Federal
1.  Natural Resource Conservation Services

2. U.S. Army Corp of Engineers

2]
—
%]
—
[y

Department of Health

Department of Transportation

Department of Land and Natural Resources
Historic Preservation Division

Department of Accounting and General Services
Department of Education

Land Use Commission

Office of Hawaiian Affairs

PN U AW

County
Department of Public Works and Environmental Management

Department of Water Supply
Department of Parks and Recreation
Fire Department

Police Department
Department of Housing and Human Concerns

Department of Planning

NSO LR LN -

PRIVATE INTERESTS:

Maui Electric Company

Wailea Community Association

Golf Vistas & Golf Estates Property  (See: Appendix “K”)
Owners

| S 1%
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DESCRIPTION OF THE PROPERTY AND
PROPOSED ACTION :

PROPERTY LOCATION

The project site is situated within the Wailea Resort on the southern end of
the Kihei-Makena region of Maui (See: Figures No. 1 and No. 2). More
particularly, the project site is located on the mauka side of Wailea Alanui
Drive in the vicinity of the Grand Wailea Hotel and Spa and Four Seasons
Hotel at the Wailea Resort. The site is also bounded on three-sides by the
Wailea “Blue” Golf course. It is further identified as TMK (2) 2-1-08:

119, Wailea, Maui, Hawaii. ‘

EXISTING LAND USE

The project site, which comprises an area of approximately 30.167 acres,
is a vacant lot that is maintained with kiawe trees and shrub vegetation. A
limited network of paved and unpaved roads have been established on the
property, as the site was temporarily used as a construction staging area
during the hotel development activities that took place on the west or
makai side of the site across from Wailea Alanui Drive.

As noted, the proposed project is situated within the Wailea Resort, which
was one of three resort destination areas designated and zoned by the
County of Maui in the early 1970’s on the Island of Maui. This resort
destination was intended to be a master planned resort community with all
of the amenities and facilities catering to island visitors. Included were
Jands for hotel and resort-related commercial development, golf courses,
single family and muiti family residential projects, and public uses,
including five (5) improved public beach rights of ways and sites for
community park and other public uses. Within the State of Hawaii, the
Wailea Resort is recognized as one of the premier master planned resort
developments and has served as a model for other resort developments

within the State.

LAND USE DESIGNATIONS
State Land Use Classification: Urban District
Kihei-Makena Community Plan: Hotel (H) and Open Space

(OS) (See: Figure No. 6))

Wailea Parcel MF-9



County Zoning: H-1 Hotel District and Open
Zone (See: Figure No. 7)

Flood Zone Designation: Zone “C” (minimal flood
hazard potential) (See: Figure
No. 4)

Other Designations: Special Management Area

(See: Figure No. 8)

D. SURROUNDING LAND USES

North: Wailea Blue Golf Course Fairway No. 5;
East (Mauka): Wailea Blue Golf Course Fairway No. 4;
South: Wailea Blue Golf Course Fairway No. 3; and

West (Across Wailea Alanui Drive): Grand Wailea Resort Hotel
and Spa.

E. ALTERNATIVES CONSIDERED

The following alternatives were considered:

1.

No Action: This alternative would forego improvements to the
project.

Positive Impacts: By leaving the property in its existing
undeveloped state, the impacts associated with construction would
be avoided.

Negative Impacts: The County would not realize higher tax
revenues associated with development of the property. Businesses
and services at the Wailea Resort and on the island would not
benefit from spending by occupants of a development on the
property. The high carrying costs of the property would be a
burden for the landowner to absorb for an indefinite period of time
and likely result in the sale of the property. The existing
unmaintained kiawe & vegetative shrubs are not consistent with
the character or image of Wailea as a World Class Resort

Destination.

Deferred Action: This alternative would delay development to a
later time.
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Positive Impacts: There would be no immediate construction-
related impacts associated with development.

Negative Impacts: A delay in commencing development would
result in uncertainties related to market conditions, interest rates,
construction costs, and availability of infrastructure. These
considerations along with the carrying costs of the property would
be financially burdensome for the landowner. The existing
unmaintained kiawe & vegetative shrubs are not consistent with
the character or image of Waileaas a World Class Resort

Destination.

Hotel Project: This alternative would include approximately 350-
450 rooms, accessory uses (i.e. restaurant/bar; retail uses; activity

center), and recreational facilities.

Positive Impacts: The project would create long-term job
opportunities associated with the management, service and/or
maintenance of the hotel and its related support uses. The
developer would also be required by the County 1o participate in
the development of needed affordable housing. Also, the project
would support the demand for visitor accommodations on the
island and other commercial development at the Wailea Resort and

in the region.

Negative Impacts: During grading and construction activities, there
would be short-term construction related impacts related to dust,
soil erosion from wind and rain, increased ambient noise levels and
intermittent traffic congestion. The project would generate
relatively high levels of vehicular traffic along Wailea Alanui
Drive during post development conditions.

Hieh Density Residential Condominium Project: This project
would include approximately 250 to 300 units with unit sizes in the
1,200 to 1,500 square foot range.

Positive Impacts: The project would result in higher County real
property tax revenues. To maintain the option of transient vacation
rental use, the developer would participate in the development of
affordable housing as required by the County. The project would
support other commercial development at the Wailea Resort and in

the region.

Negative Impacts: During grading and construction activities, there
would be short-term construction related impacts related to dust,

Wailea Parcel MF-9
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soil erosion from wind and rain, increased ambient noise levels and
intermittent traffic congestion. The project would result in
relatively high levels of vehicular traffic along Wailea Alanui

Drive.

Sinele Family Residential Subdivision: This project would include
approximately 39 to 65 lots.

Positive Impacts: The project would result in less vehicular traffic
impacts along Wailea Alanui Drive. The project would involve less
grading of property and the potential for dust and soil erosion from

wind and rain.

Negative Impacts: The project would generate lower real property
tax revenues for the County, in comparison with a hotel project or
a higher density residential condominium project.

Lower Density Residential Condominium Project: This project
would include approximately 120 to 145 units with units averaging
approximately 2,500 square feet in size.

Positive Impacts: The project would contribute to lower volumes
of traffic along Wailea Alanui Drive. The project would result in
higher County real property tax revenues. To maintain the option
of transient vacation rental use, the developer would participate in
the development of affordable housing as required by the County.
The project would support other commercial development at the
Wailea Resort and in the region.

Negative Impacts: During grading and construction activities, there
would be short-term construction related impacts related to dust,
soil erosion from wind and rain, increased ambient noise levels and
intermittent traffic congestion. The project would contribute to
vehicular traffic impacts along Wailea Alanui Drive.

F. DESCRIPTION OF THE PROPOSED ACTION

The proposed action is the development of a 120 unit residential
condominium project and related improvements (See: Figures No. 10. 1
through No. 10.11). As permitted under the zoning, it is intended that the
project will be used for residential or vacation rental purposes or short
term occupancy less than six (6) months per year.

The residential condominium units will be contained within 20 six-plex
buildings and will reflect a two-story building elevation and an orientation
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to provide views of the ocean overlooking the Grand Wailea Resort Hotel
and Spa. The project will also include two private recreational facilities, a
manager’s office, extensive landscape planting, and driveway accesses
along Wailea Alanui Drive. The driveway access will be signalized and
opposite the driveway access to the Grand Wailea Resort and Spa
ballroom entrance. A secondary access for emergency purposes only is
proposed along the north property boundary and will be improved with a
grasscrele stabilized surface.

The project will contain 309 parking spaces, as follows: garages (120
spaces); trellis covered guest parking/carports (180 spaces); and uncovered
guest parking (9 stalls). The County’s parking requirement for the
proposed project is 240 stalls.

The existing natural drainage way on the south end of the property will be
maintained primarily as a natural open area with walking paths for project
resident use. A swimming pool and cabana will be situated on the south

side of the drainage way.

The estimated timetable for start of project construction is June 2005 and
November 2006 for completion of construction. The estimated timetable

for full occupancy of the project is the Year 2008.
The estimated valuation of the proposed project is $130 million.

Architectural Design Concept: The overall design style for the project
can best be described as Hawaiian Plantation. The Plantation style has
evolved in various places around the warld with tropical climates.
Variations of the Plantation style are found in Florida and along the
southeast coast of the United States, as well as in Bermuda and the
Bahamas. The common elements of this style are large roof overhangs
supported by columns, which allow for oversized windows that can be
protected from the sun, and numerous covered porches, which are called

verandas in the South and lanais in Hawai,

Hawaiian Plantation is distinctly different from the others and has evolved
over the years. The distinctions include the use of double pitched roofs;
lava rock as wall surfaces and battered walls around Ianai and in
landscaping; natura] finished koa and teak woods on doors, windows and
beams; and earth tone colors on the exterior surfaces and roofs that pick
up the unique colors of Hawaii, including the lush greens of vegetation
and the rusty red colors found in soils.

The exterior design of the project has incorporated features of the
Hawaiian Plantation style. Included are double pitched roofs with large
overhangs, large windows, and rock walls surrounding the covered lanai.
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The roof material will be a green tile with the color to be selected to blend
with color of the slopes of Haleakala in the background.

The placement of buildings generally reflects the existing topography of
the site. The buildings step up and move away from Wailea Alanui Drive
towards the upper or mauka portion of the site. Landscape planting will be
incorporated in the spaces above, below and between buildings to
establish a natural setting. Also, water features will be used to enhance the

appearance of the project.

Other Aspects: The project will incorporate drought tolerant and native
plant species to minimize irrigation demand. The reclaimed water line
from the County’s Kihei Wastewater Reclamation Facility does not extend
to the Wailea Resort. The cost 1o construct such a connection would be

cost prohibitive for purposes of the proposed project.

The developer intends to incorporate energy conservation measures as part
of the proposed development in the final construction plans. The
developer will utilize the Guidelines for Sustainable Building Design in
Hawaii from the State Office of Environmental Quality Control as a
reference document. Consideration will be given to the following
measures in the final construction plans:

. Use of spectrally selective tints or spectrally selective low-¢
glazing with a Solar Heat Gain Coefficient (SHGC) of 0.4 or less;

. Maximize efficiencies for lighting, ventilation, Heating, Air
Conditioning (HVAC) and other equipment;

. Provide individual electrical metering for each unit to encourage
energy accountability;

. Use lamps and ballasts with the highest efficiency, compatible with
the desired level of illumination;

° Maximize day lighting through the use of vertical fenestration,

light shelves, sky lights, clerestories, building form and
orientation;

. Use “Smart Building” monitor/control systems when appropriate
and feasible;

. Use of variable speed drives on pumping systems and fans for
cooling towers and air handlers;

. Install water conserving, low flow fixtures;
Instal] an efficient landscape irrigation system; and

. Incorporate drought tolerant plants, shrubs, ground covers and

trees appropriate for the Wailea environment to minimize the need
for irrigation.

PURPOSE AND NEED
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The proposed project is an infill development within the Wailea Resort
that was established in the early 1970’s as a resort destination area. In a
recent study of visitor accommodations, Maui has the highest number of
single and multi family residential units that are uscd as vacation rentals. It
is estimated that over 17,000 residential units on Maui are used as visitor

accommodations.

With amendments to the County’s zoning code in 1989 and 1991, vacation
rental use is allowed only in the Hotel District and not in the Residential or
Apartment Districts. Since hotel-zoned properties are in limited supply
and there is 2 demand for vacation rental units, the development of these
properties for hotel or short term rental use is a highly desired use.

The proposed project would be compatible with other uses within the
Wailea Resort and is consistent with the concept of a resort destination
area offering a range of amenities and projects catering to visitors.

MAJOR LAND USE, DEVELOPMENT AND
CONSTRUCTION APPROVALS

1. Special Management Area (SMA) Use Permit includes a public
hearing and approval by the Maui Planning Commission.

2. Step 2 Planned Development Approval pursuant to Maui County
Code Chapter 19.32, for concurrent processing with the SMA Use
Permit application and approval by the Maui Planning

Commission.

3. Step 3 Planned Development Approval by the Maui Planning
Commission.

4, Grading/Grubbing Permit approval from the Department of Public
Works and Environmental Management, County of Maui

(DPWEM).

5. Natjonal Pollution Discharge Elimination System (NPDES)
General Permit from the Department of Health, State of Hawaii.

6. Building, Electrical and Plumbing Permits for the dwelling units
frorn the DPWEM.

10
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1. DESCRIPTION OF THE EXISTING ENVIRONMENT,

POTENTIAL IMPACTS AND MITIGATION
MEASURES

PHYSICAL ENVIRONMENT

1. Land Use

Existing Conditions. The project site is currently vacant and maintained
with Kiawe trees and shrub vegetation. Historically, the site was used
temporarily as a construction staging area for nearby hotel projects. As
previously mentioned, the site is located within the Wailea Resort that is
recognized as one of the premier resort destination areas in the State of

Hawaii.

The project site is bounded on three (3) sides by the Wailea Blue Golf
Course, which provides a buffer from the Wailea Golf Estates subdivision
to the east (mauka) and the Wailea Golf Vistas subdivision to the

southeast.

Potential Impacts and Mitigation Measures. The proposed project is
located within an area that is zoned and community planned for hotel use.
The proposed project is consistent with the concept of a resort
development envisioned within the Wailea Resort.

Cross sections were prepared to evaluate the ocean view impact of the
proposed project on the fairway lots of Wailea Golf Estates and Golf
Vistas subdivisions (See: Figures No. 11.1 through No. 11.4). Pad
elevations of the fourteen (14) Golf Estates fairway lots and thirteen (13)
Golf Vista fairway lots were compared to the roof heights of proposed
buildings across the way. For the Golf Estates subdivision, the pad
elevations are higher than the roof elevations of project buildings across
the way. For the Golf Vista subdivision, makai views from Lot Nos. 26
and 27 may be slightly affected, since the pad elevations are 175 feet and
183 feet, respectively, and the roof elevation of Building M is 187 feet. In
this latter instance, it should be noted that the distance from the fairway
boundary of Lot Nos. 26 and 27 to Building M is 400 feet and 360 feet,
respectively. This distance resuits in minimizing the building's visual
impacts. It should also be noted that Building M is located to the northern

periphery of the primary view plane from these lots.
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2. Topography and Soils

Existing Conditions. The Wailea Resort lies on the southwestern edge of
the slopes of Haleakala Volcano. Locally, the average elevation ranges
from approximately 70 to 185 feet above mean sea level and is
characterized by moderate topographic relief (10% slope) from mauka to
makai (east to west direction). Onsite relief directs storm water towards
the western portion of the property. Storm water flow along Wailea Alanui
Drive is both a northerly and southerly direction. The subject property is
situated approximately 1,500 feet mauka (east) of the shoreline.

According the U.S. Department of Agriculture, the soil on the project site
is Makena loam, stony complex, 3 to 15% slopes, (MXC) (See: Figure No.
5). The Makena soil series consists of well-drained soils developed in
volcanic ash. Stony land occurs on low ridges and makes up about 30 to
60 percent of the complex. Permeability is moderately rapid, runoffis
slow to medium, and the erosion hazard is slight to moderate. The shrink-
swell potential is low. Depth to bedrock is 3.5 to 5 feet.

According to the Soils Investigation Report, sub-surface test pits were
excavated to depths of 0.25 to 8 feet below existing grade. No
groundwater was encountered in any of the explorations at the time of this

investigation.

Potential Impacts and Mitigation Measures. The proposed use can be
designed 1o meet the topographic and soils conditions of the site. With the
exception of the natural drainage way on the southern end, the project site
will be cleared, grubbed and graded to finish grades. Characteristics of soil
loss and measures of erosion control are determined at different stages of
project construction using the Universal Soil Loss Equation. The
computed soil loss rates for the proposed project are as follows:

Construction Condition Soil Loss Rate (tons/(acre*year)
Existing 0.68
Cleared and Grubbed 0.72
Finished Graded and Landscaped 1.30
Future 1.63

Assuming a maximum allowable soil loss rate for the project site and
surrounding areas is 5 tons/acre/year, the computed seil loss rates for both
construction conditions and the future condition are lower than the

maximum allowable soil loss rate.
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According to the Preliminary Drainage and Soil Erosion Control Report,
the following best management practices (BMPs) will be utilized to meet

State and County requirements:

Measures to control erosion and other pollutants shall be in place
before any earth moving is initiated;

Exposed earth should be watered periodically for dust control to
avoid nuisance to adjacent properties;

Any graded area that will be lefi idle for 30 days or more shall be
mulched or grassed;

Washing down construction equipment and vehicles, and concrete
truck drums at the site is prohibited. Wash water shall not be
discharged into drainage systems; and

Should the contractor choose to have an onsite
maintenance/storage/stockpile area, the contractor shall install
proper secondary containment structures, such as, gravel berms
and silt fences, around the designated project area to prevent storm
water from transporting suspended debris, pollutants and
contaminants from the site to the existing County drainage systems
and nearby State waters. The rain water accumulated within the
designated area shall be naturally evaporated or infiltrated into the
ground during construction.

According to the Preliminary Drainage and Soil Erosion Control Report,
the following temporary erosion control measures are recommended:

Crushed rock construction entrances for each ingress and egress;
Silt fences for perimeter sediment control;

Silt fence-filter combinations around all drain inlets; and

Water and mulching included in the completion of all grading
work to prevent dust, erosion and sedimentation.

Permanent erosion control measures include grass for all graded areas left
exposed as soon as finished grades are established. All remaining, exposed
earthen areas within the site will be landscaped with foliage, such as, trees,
shrubs and bushes. An irrigation system will be installed for ground

keeping.

The final BMPs will be noted in the project construction plans.

3. Flood and Tsunami Zone

Existing Conditions. According to the Federal Flood Insurance Rate
maps, the project site is classified as Zone C, an area of minimal flood

hazard potential (See: Figure No. 4).
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Potential Impacts and Mitigation Measures. Proposed drainage
improvements are discussed in the “Drainage section” of this report. Final
drainage improvements will comply with MCC Chapter 20.08, Grading,
and County drainage rules and will be submitted to the Department of
Public Works and Environmental Management (DPWEM) as part of the

grading and building permit applications.

4. Terrestrial Biota (Flora and Fauna)

Existing Conditions. A Biological Resources Survey was conducted to
inventory the plant, animal and bird Jife found on the subject property
(See: Appendix *“T"). In terms of the botanical survey, the vegetation
throughout the site is dominated by two species, buffelgrass and kiawe
that together comprise at least 95% of the biomass. Most of the rest of the
other 59 plant species identified are ephemeral annuals that all but
disappear during the hot, dry summer and fall seasons. A total of eight
native plant species were found within the project area, all of which are
common lowland species in Maui County. No threatened or endangered
plants listed by the U.S. Fish and Wildlife Service are found on the site
nor do any plants proposed as a candidate for such status. No wetlands

occur on the site.

During field investigations, the two mammal species observed on the site
included Axis deer and mongoose, both of which are commonly found in
the region. An evening survey was done to look for the native Hawaiian
hoary bat. When present in an area, these bats can be easily identified as
they forage for insects by distinctive flight patterns visible in the twilight.
No evidence of the presence of this activity was observed in ¢xcellent
visibility conditions and with plenty of flying insects present.

A number of bird species were observed during field investigations.
Fourteen species of non-native birds were identified, including the
Common mynah, House sparrow, Gray francolin, Spotted dove, American
cardinal, Cattle egret, Spotted munia, Barred dove, Warbling silverbill,
Java sparrow, House finch, Japanese white-eye, Red crested cardinal, and

Mockingbird. No native species were seen.

Also, the field investigation found no evidence of the native Blackbum’s
sphinx moth, which is on the Federal Endangered Species List.

Potential Impacts and Mitigation Measures. The proposed project will
not impact any known major wildlife habitat, wetland, or rare, threatened

or endangered species of plant, bird or animal life.
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It is recommended that some of the native plant species found on site be
incorporated as part the project’s landscape planting palette. Also, as a
precaution 1o some seabirds, such as the endangered Dark rumped petrel
and the common Wedge-tailed shearwater nesting on the slopes of
Haleakala and coastal sites, it is recommended that all significant outdoor
lighting be shielded and down lit, since these birds can be severely
disoriented by bright lights causing them to crash and be maimed or killed

by cats or dogs or by vehicles.

5. Air Quality

Existing Conditions. Air quality refers to the presence or absence of
pollutants in the atmosphere. It is the combined result of the natural
conditions (e.g. dust from wind erosion) and emissions from a variety of
pollution sources (e.g. automobiles, power generating facilities). The
impact of land development activities on air quality in the proposed
development’s locale differs by project phase (site preparation,
construction and occupancy) and project type.

In general, the air quality at the Wailea Resort is considered to be
relatively good. Non-point source emissions (automobile) are not
significant to generate a high concentration of pollutants. The relatively
good air quality can also be attributed to the region’s exposure to wind,
which quickly disperses concentration of emissions. The Kihei-Wailea
area is currently in attainment of all criteria pollutants established by the
Clean Air Act, as well as the State of Hawaii Air Quality Standards.

Potential Impacts and Mitigation Measures. Air quality impacts
attributed to the proposed project could include dust generated by
construction-related activities. Site work, such as grubbing, grading and
building construction, could generate airborne particulate. Adequate dust
control measures that comply with the provisions of Hawaii
Administrative Rules, Chapter 11-60.1, “Air Pollution Control,” Section
11-60.1-33, Fugitive Dust, will be implemented during all phases of
construction, Mitigation measures will include but not be limited to:

¢ Providing an adequate water source prior to start-up of
construction for use in dust control.

* Landscaping and rapid covering of bare areas, including slopes,
beginning with the initial grubbing and grading phase.

» Controlling of dust from shoulders, project entrances and other
access roads.

* Providing adequate dust control measures during weekends, after
hours and prior to daily start-up of construction activities.

* Controlling of dust from debris hauled away from the project site.
Erecting a dust fence to shield the adjacent projects and residences.
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6. Noise Characteristics

Existing Conditions. The level of ambient noise is an important indicator
of environmental quality. In an urban environment, noise is due primarily
to vehicular traffic, air traffic, heavy machinery, and heating, ventilation
and air conditioning equipment. Persistent high noise levels may impact
health conditions and an area’s aesthetic appeal. Noise levels in the
vicinity of the project area are gencrally moderate with the source
attributable to traffic on Wailea Alanui Road.

Potential Impacts and Mitigation Measures. In the short-term, the
proposed project could generate some adverse impacts during
construction. Noise from heavy construction equipment, such as material-
carrying trucks and trailers, would be the dominant source of noise during

the construction phase.

To minimize construction-related impacts on the adjacent projects, the
developer will limit construction to normal daylight hours and adhere to
the Department of Health’s Administrative Rules, Chapter 11-46,
Community Noise Control.” The developer will also work with immediate
neighbors to implement other measures to minimize construction-related

impacts.

7. ArchaeologicallHistoricallCultural Resources

Existing Conditions. Scientific Consultant Services, Inc. (SCS) conducted
a cultural impact assessment on the proposed development of 30 acres in
the Wailea Resort, pursuant to Act 50 (SLH 2000) (See: Appendix “H").
Individuals and/or groups having knowledge of traditional practices and
beliefs associated with the project area or knowledge of historical
properties within the project area were consulted. The assessment report
discusses past political boundaries; traditional settlement pattems; the
western contact period; and The Mabhele.

Rechtman Consulting, LLC conducted an archaeological inventory survey
of the subject 30-acre property (See: Appendix “G"). This survey report
has been determined to be acceptable to the State Historic Preservation
Division by letter dated April 30, 2004. According to the survey report,
two (2) archaeological sites were recorded: 2 WWII-era training site (Site
5516) consisting of ten features, and a Pre-contact Period temporary
habitation shelter (Site 5517) located in a steep drainage way with possible

associated petroglyphs.
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At Site 5516, the form, orientation, and arrangement of the features fit the
pattern that has been previously recorded within suspected and
documented WWII training areas on Maui. The discovery of military food
ration cans in a refuse pit associated with the features support the
interpretation. It is also possible that some of the features at this site may
have been used as hunting blinds subsequent to their initial construction.

At Site 5517, Pre-contact individuals likely resided on a temporary basis,
and most likely gathered nearby marine resources. This generally supports
the model proposed by Cordy (1977) that the lands in the vicinity of the
project area between a quarter mile from the shore and five to seven miles
inland, were used only intermittently. Pre-contact individuals likely passed
through this area when traveling between coastal and upland resource and
habitation areas. The association of the petroglyphs with Site 5517 may or
may not be important, as it is possible that they were created in modern

times.

Potential Impacts and Mitigation Measures. Based on community
response, archival research, and alterations to the land occurring from
historic activities, it is reasonable to conclude that, pursuant to Act 50, the
exercise of native Hawaiian rights, or any ethnic group, related to
gathering, access or other customary activities will not be affected by
renovations to the subject parcel. Since such activities were not identified,

there are no adverse effects.

No subsurface cultural deposits were found within the four backhoe
trenches excavated in the northwestern portion of the project area. Site
5516 is considered significant under Criterion D, but no further work is
recommended for the site. Site 5517 is considered significant under
Criterion D and E and is recommended for preservation. Site 5517 is
located in an area that is not planned for construction activities,

A preservation plan for Site 5517 has been prepared and submitted to the
State Historic Preservation Division (SHPD) for approval. The SHPD has
reviewed the draft plan and issued comments on suggested revisions. (See:
letter dated August 19, 2004 and “Archaeological Preservation Plan for
SIHP Site 5517 in Appendix “H.1"). The project archaeologist is
finalizing the preservation plan report for re-submittal to the SHPD.

The following are highlights of the preservation plan:

¢ The preservation strategy for Site 5517 will be “avoidance and
protection” (conservation). A recorded preservation easement will
run along the top of either side of the gully that contains the site
and extend with the gully a distance of 20 feet beyond the site
limits. Except for the removal of invasive vegetation and periodic

Wailea Parcel MF-9

17



i

vegetation maintenance activities, the preservation area will not be
subject to improvement.

e Prior to development activities on the property, an interim
protective barrier will be placed across the makai end of the gully
that contains Site 5517. Additionally, avoidance instruction will be
issued to all contractors working on the development, and each
contractor will be provided a map showing the location of the

preservation easement,

e The applicant will legally establish the preservation easement and
record this easement with the Bureau of Conveyances. The
applicant will also erect the interim protective barrier across the
makai end of the gully. Upon completion of the project, the
preservation responsibility will rest with the newly established

homeowners’ association.

Beyond that previously discussed, the project archaeologist
concludes that further archaeclogical study is not recommended within the

project area.

8. Visual Resources

Existing Conditions. The project site is not identified as a major vista,
view plane or scenic resource in the Kihei-Makena Community Plan, the
Maui Coastal Scenic Resources Study, or other available planning
reference reports.

Potential Impacts and Mitigation Measures. Some of the proposed
buildings will be visible while approaching the project site from the north
or south on Wailea Alanui Drive. However, extensive landscaping and
terraced walls will screen views of the project from Wailea Alanui Drive,
such that few, if any, of the proposed structures will be visible from
Wailea Alanui along the project frontage.

SOCIO-ECONOMIC ENVIRONMENT

Existing Conditions. In the decade from 1990 to 2000, the resident
population in the Kihei-Makena region grew from 15,374 to 22,884,
representing a 48.8% increase. This region was the fastest growing area on
Maui. Based on the 2000 U.S. Census, the population of the Kihei-
Makena area was as follows: Kihei CDP (16,749 residents); Maalaea CDP
(454 residents); and Wailea-Makena CDP (5,671 residents). The average
daily visitor population of the region in 2000 was 16,669.

18
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In 2002, the County of Maui updated its 20-year population forecasts.
Baseline population projections for the Kihei-Makena region are as
follows: 27,181 residents (2010) and 31,576 residents (2020). (Maui
County Community Plan Update Program: Socio-Economic Forecast,
Phase I Report, June 14, 2002 prepared for the Maui County Planning

Department by SMS)

The baseline projections also reflect a steady but moderate increase in the
average visitor census for the Kihei-Makena planning region from 16,079
visitors (1990) to 19,191 visitors (2020) and an increase in the number of
visitor units based on suitably designated sites from 7,318 units (1990) to

8,010 units (2020).

The baseline projections also indicate a growing housing demand in the
Kihei-Makena planning region from 9,417 units (1990) to 13,948 units

(2020).

Potential Impacts and Mitigation Measures. On a short-term basis, the
proposed project will support construction and related employment. On a
long-term basis, the project will expand the inventory of visitor
accommodations in the Kihei region and provide both employment and
housing opportunities for the community. Upon completion, the project
will also contribute to the County’s real property tax revenue base.

PUBLIC SERVICES

Existing Conditions. Public services in Kihei include police and fire
protection, parks maintenance, solid waste collection services, wastewater
treatment facilities, and two (2) clementary schools and an intermediate

school.

Potential Impacts and Mitigation Measures. The proposed project is of a
limited scale and is not expected to adversely impact public services in the
Kihei area. Given the location of the project in a resort destination area
and likely use of the units as vacation rentals, the project is not expected to
generate substantial demands on public school services and facilities. The
project will pay all required assessments for public services prior to
obtaining building or occupancy permits. Upon completion, the project
will provide increased real property tax revenues to the County of Maui
that is used to support various services and programs.

INFRASTRUCTURE
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1. Water

Existing Conditions. The existing water system in the area of the project
site consists of a 16-inch distribution main and a 30-inch transmission
main located within the Wailea Alanui Drive right-of-way. There are
several water storage tanks in the vicinity of the project located along
Kilohana Drive, Wailea Ike Place, Kalai Waa Street and Kaukahi Street.

The Wailea Resort is serviced by the County’s Central Maui water system.

The State of Hawaii recently declared the lao aquifer as 2 ground water

control area. The main sources of this system are the designated lao B
aquifer. Waihee aquifer, the lao tunne! and the Jao-Waikapu ditch.

Consequently, the County of Maui has discontinued accepting water meter

reservations for developments in this area. Under current policy, it is =
possible to install a lateral and meter prior to having complete building

plans provided that water use calculations and fees are provided to the

satisfaction of the Department of Water Supply. A request for water .
meters has been submitted to the DWS along with necessary plans and

calculations.

Potential Impacts and Mitigation Measures. The water lines are
adequately sized in the area. The Applicant will provide detailed domestic,
fire and irrigation calculations at the time of building permit application
for review and approval by the County Department of Water Supply.

Potable water demand for the proposed 120-unit project is as follows (Sce:
Appendix “E”):

Type Fixture Units Demand (gpm) Demand (gpd)
Building 4,952 650 80,640
Irrigation N/A 120 50,000

TOTAL: 770 130,640

A 6-inch compound will be installed for the service lateral in accordance
with DWS standards. Water System Standards specify a maximum fire
hydrant spacing of 350 feet and fire flow requirements of 1,250 gpm and a
9-hour duration. The sizing of water lines and detector check assembly for
the fire line will be designed in accordance with County requirements.

Water conservation measures that will be implemented as part of the
proposed project include use of the following: no single-pass cooling;
native plant species or climate-adapted plants; low-flow fixtures; a
maintenance plan and program for implementation by the homeowner’s
association to minimize fixture leaks; and drip irrigation of turf and shrubs
with controls to regulate flow based on moisture conditions.

20
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The project overlies the Kamaole aquifer. During construction, Best
Management Practices (BMPs) will be implemented to minimize
infiltration and runoff from construction to protect ground and any surface
water sources in the area. BMPs include but are not limited to the

following:

¢ Prevent cement products, oil, fuel and other toxic substances from
falling or leaching into the water;

e Properly and promptly dispose of all loosened and excavated soil
and debris material from drainage structure work;

¢ Retain ground cover until the last possible date;

Stabilize denuded areas by sodding or planting as soon as possible.
Replanting should include soil amendments and temporary
irrigation. Use high seeding rates to ensure rapid stand
establishment;

o Apply fertilizers or biocides as needed and only during periods of
low rainfall to minimize chemical run-off;

e Retain run-off onsite to the extent possible;

e Construct drainage structures, detention, silting and debris basins;
Control dust by proper stockpiling and use non-potable water for
dust control;

e Control open vehicles carrying soils, gravel or other particulate

matter.

2. Sewer

Existing Conditions. The project site is within the service area of the
County’s Kihei Wastewater Treatment Facility (KWTF) located north of
the Wailea Resort and on the mauka (east) side of Piilani Highway. The
KWTF’s total treatment capacity is 8.0 million gallons per day (MGD).

The existing sewer collection system in the vicinity of the project site
consists of a 6-inch gravity line to the north and an 8-inch gravity line to
the south, which are privately owned. These lines converge on Wailea
Alanui Drive and run to the County-owned Sewer Pump Station (SPS) No.
10. From the SPS, sewage is pumped via twin 12-inch force mains to the
18-inch gravity sewer line at Wailea Ike Drive.

The County’s wastewater treatment system appears to be adequate to
service the proposed project at this time; however, the capacity of the
wastewater system is limited and cannot be guaranteed until building

permits are issued.

Potential Impacts and Mitigation Measures. According to the Design
Standards used by the Wastewater Management Division, DPWEM, the
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proposed project has an estimated waste/sewage flow of 80 gallons per
person (gpp) and an assumed residential occupancy of 4 persons per
residential unit (See: Appendix “E”). For the proposed 120-unit resort
apartment condominium project, the estimated average design flow is
38,400 gallons per day.

Improvements will include installation of an 8-inch wastewater lateral
connected to the 12-inch sewer line at Wailea Alanui Drive, and
compliance with DPWEM requirements including payment of assessment
fees at the time of building permit application.

3. Drainage

Existing Conditions. Storm water runoff currently sheet flows in a makai
or westerly direction towards Wailea Alanui Drive. Peak discharge for the
existing onsite drainage areas (EDA) is as follows:

EDA Area (acres) Flow (cfs)
A 2.55 4.46
B 11.64 18.62
C 12.21 16.79
Total 39.87

Peak discharges for the existing offsite drainage areas are as follows (Ref.
G in the Preliminary Drainage and Erosion Control Report, Appendix

“D!!):
Offsite Drainage Area Flows into EDA Area (acres) Flow (cfs)

1-1 A 49.24 103
1-2 B 58.51 150
I-3 C 126.72) 252)
35 C 469.00) 878)
36 C 27.00) 102)

Total for C 622.72 1,232

Drainage Areas A, B and C flow into culverts under Wailea Alanui Drive
(See: Figure 3 of Appendix “D”). These culverts were sized to
accommodate flows from areas within the project site and also from
outlying areas. The Drainage Master Plan that was prepared for Wailea
Development Corporation in 1979 will be utilized to confirm the existing
flows into the culverts.
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Potential Impacts and Mitigation Measures. The proposed drainage
system will be comprised of inlets and piping that connects to the existing
culverts at Wailea Alanui Drive (See: Figure No. 14). Drain inlets with dry
wells will be located along the roadways to alleviate the runoff from
collecting at one central point within each drainage area. Any increase in
flow at the bottom of each drainage way will be handled by a sub-surface
drainage system and released into the existing natural drainage way at a
rate equal to existing conditions. Peak discharges for the future onsite

drainage areas (FDA) are as follows:

FDA Area (acres) Flow (cfs)
A 2.55 4.46
B 11.64 18.62
C 12.21 16.79
Total 39.87

There will be no increase in peak flows through the existing culverts.
Existing offsite flow into drainage area “A” will be redirected along the
north perimeter of the property and allowed to discharge into the existing
2.42” CMP culvert under Wailea Alanui Drive. Offsite flow into drainage
area “B” along with the onsite surface flow within that area will be
conveyed through an underground drainage system and discharge into the
existing 48” CMP culvert under Wailea Alanui Drive. For drainage area
“C”, which is the largest of the three drainage areas, offsite and onsite
flow will run through a series of terraced detention basins to slow down
the water. Each basin will collect flow and overflow into the next basin so
that the runoff will flow into the existing 2-84” CMP culvert at a
controlled rate. The basins will be grassed and designed with small pipes
at the invert of the basins to eliminate stagnation. Additional drywells and
underground detention system will be used throughout the proposed
subdivision to detain increase in runoff.

The proposed drainage system will incorporate methods to minimize
adverse impacts on downstream waters such as directing runoff flows
through a vegetated area, minimizing pavement, planting trees or shrubs
across a slope and use of grass swales. The amount of runoff discharged
from the project site will not be increased, and the existing drainage
pattern will be maintained. The project’s drainage report concludes that
the construction of the project will not adversely affect the drainage
conditions in the adjoining and downstream properties.

A Final Detailed Drainage and Erosion Control Report will be submitted
to the DPWEM, including details of the drainage system, for review and
approval as part of the filing of grading permit applications.
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4. Roadways

Existing Conditions. The project site fronts Wailea Alanui Drive, a four-
lane divided County roadway between Okolani Drive and Kaukahi Street
with median breaks where adjoining land uses have driveways. It is the
only roadway that provides continuous north-south access between the
northern boundary of the Wailea Resort at Kihei and its southern limits at
Makena. It has a rolling profile and curving alignment between Wailea lke
Drive and Kaukahi Street with a posted speed limit of 30 miles per hour

(mph).

Within the Wailea Resort, several roadways provide mauka-makai access
between Wailea Alanui Drive and Piilani Highway, including Kilohana
Drive, Okolani Drive and Wailea Ike Drive. The latter roadway is the
southernmost of these roadways and the closest to the project site. It is a
four-lane divided roadway with a relatively steep vertical alignment of 9
percent and a posted speed limit of 30 mph.

The intersection of Wailea Ike Drive with Wailea Alanui Driveisa
signalized T-intersection. The two (2) makai bound lanes of Wailea Ike
Drive diverge to form one (1) left tun lane controlled by a traffic signal
and a right turn lane controlled by a Yield sign. The southbound approach
of Wailea Alanui Drive has two (2) through lanes and a left turn lane with
a protected left turn phase. The northbound approach of Wailea Alanui
Drive has one (1) through lane and a right turn lane controlled by a Yield

sign.

Along Wailea Alanui Drive in the vicinity of the project site are two (2)
driveways to The Shops at Wailea commercial center and three 3)
driveways at the Grand Wailea Resort Hotel and Spa.

Recently, Wailea Resort Company, Ltd. completed the extension of Kalai
Waa Street to Kaukahi Street. Kalai Waa Street is a two-lane, north-south
roadway connecting Wailea Ike Drive with Kaukahi Street. Kaukahi Street
is a two-lane, mauka-makai collector roadway that connects with Wailea
Alanui Drive. This roadway extension has created a new route for
travelers between Piilani Highway and Makena that has diverted trips
from Wailea Alanui Drive. Wailea Resort Company, Ltd. Intends to
dedicate both of these roadways to the County of Maui.

Potential Impacts and Mitigation Measures. M&E Pacific, Inc. has
prepared a Traffic Impact Analysis Report (TIAR) for the proposed
project (See: Appendix “F”). Proposed project improvements will include
a signalized driveway access at Wailea Alanui Drive directly across from
the ballroom entrance to the Grand Wailea Resort Hotel and Spa. A
second emergency access is proposed further north. In addition to the

24
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TIAR, the traffic consultant has also prepared and additional analysis of
the intersection of Wailea Ike and Piilani Highway, based upon a request
by the State Department of Transportation (See: Appendix “F.17) Traffic
counts at the Shops at Wailea driveway were also taken during the
morning at the request of the Maui Planning Commission.

The following highlight findings of the TIAR:

A level of service (LOS) analysis was undertaken for the following
intersections that will be directly impacted by the proposed project:
(1) Wailea Ike/Wailea Alanui intersection; (2) Wailea Alanui/The
Shops at Wailea driveway intersection; and (3) Wailea
Alanui/Grand Wailea Resort Hotel and Spa ballroom entrance
driveway intersection.

The projected year for full project occupancy is 2008.

The analysis compares turn movements and destination (e.g.
northbound, southbound, eastbound, and westbound approaches)
with the periods, 2004 Existing, 2008 Ambient (includes additional
projected traffic), and 2008 w/Project (includes Ambient plus
estimated project traffic).

Table 3 is the Signalized Intersection Level of Service Analysis.
The Wailea Ike/Wailea Alanui intersection is currently operating at
LOS “C” during all three (3) analyses periods and is forecasted to
remain the same under the ambient and total with project
conditions, indicating that the proposed project would not have an
adverse traffic impact on this intersection. The Wailea Alanui
Drive southbound approach is operating at LOS “D” all day,
indicating that a lengthening of the signal phase’s maximum
extension time should be considered. The Wailea Ike makai bound
left turn movement is operating at LOS “C” in the morning peak.
As with the southbound approach, lengthening of the phase’s
maximum extension time should be considered during the morning
peak period. An additional left turn lane is not required. Finally,
the Wailea Alanui Drive northbound movement is forecast to
change from LOS “C” 10 LOS “D” in the afternoon peak with
increases in the ambient traffic. Lengthening of the phases’
maximum extension time should be considered during the
afternoon peak period.

The developer proposes to install a traffic signal and a separate left
turn lane on the southbound approach of Wailea Alanui Drive at
the main project entrance. With this traffic signal, the intersection
is forecast to operate at LOS “A” for all three (3) analyses periods,
as denoted in Table 3, Signalized Intersection Analysis. This
analysis indicates that the proposed project would not have an
adverse traffic impact at this intersection.
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e Table 4 includes the Unsignalized Intersection Level of Service
Analysis and shows the level of service and average delays (in
seconds) on the critical turning movements of the two (2)
unsignalized intersections at the Shops at Wailea driveway and the
Grand Wailea Resort Hotel and Spa ballroom driveway. The
critical turning movements for both intersections include the
mauka (east) bound movements from the driveways, and the north
bound left turn movement from Wailea Alanui Drive. The
proposed project would add the makai bound project driveway
movements to the hotel ballroom intersection.

e As noted in Table 4, Unsignalized Intersection Level of Service
Analysis, The Shops at Wailea driveway is operating satisfactorily
during the mid-day period but the outbound left turn movement is
already experiencing LOS “F” in the afternoon peak. A queue
length of three (3) vehicles was calculated, which is consistent
with field observations. Afternoon delay on the movement is
forecast to increase to 98 seconds with ambient conditions and to
146 seconds with the project. This means that the queue length is
forecast to increase from three (3) to four (4) vehicles with these
forecast conditions, representing a minimal increase. Although the
level of service for the outbound left turn moventent would be
considered undesirable, the delay is tolerable. There are not
enough outbound volumes to warrant an all way stop or a traffic
signal. The Shops at Wailea has restricted employee parking to the
north parking lot and has reported 2 reduction in delays for
outbound vehicles.

e As noted in Table 4, Unsignalized Intersection Level of Service
Analysis, the Grand Wailea ballroom driveway intersection is
currently operating satisfactorily during all three (3) analyses
periods with LOS “D” or better. With the proposed project and no
traffic signal, the outbound left turn movements from the hotel
driveway is forecast to operate at LOS “F” with average delays of
103 seconds and average queue lengths of four vehicles. This
condition will be mitigated by the proposed installation of a traffic
signal at this intersection that will help special event traffic exist
the hotel at the end of events.

e The above conditions are indicative of the peak visitor season that
runs about four (4) months of the year. Traffic volumes are lower,
and traffic operations are better during the off peak eight (8)
months of the year. Major mitigation measures should not be
considered for undesirable conditions that would occur for only

part of the year.

The following are conclusions of the TIAR:

Wailea Parcel MF-9



i

e The proposed residential condominium project is not expected to
have an adverse traffic impact on the roadway system. Mitigation
measures would not be required as a result of the proposed project.

e The signalized Wailea Ike Drive/Wailea Alanui Drive intersection

is expected to continue operating at satisfactory levels of service

with the additional traffic from other projects in Wailea and

Makena, and the proposed project.

Traffic from the proposed project is forecast to not have an adverse

impact on The Shops at Wailea driveway. The outbound left tumn

movement is already at LOS “F” and delays would increase with
more ambient and project generated traffic. However, the
magnitude of the delays and queues in the aftemnoon peak would be
undesirable but still tolerable.

The proposed traffic signal at the Grand Wailea Resort and Spa

ballroom driveway/project driveway would improve its traffic

operations considerably.

5. Solid Waste

Existing Conditions. Private disposal companies are typically retained by
businesses for solid waste disposal both during and after construction.
Trash materials are disposed of at the County’s Central Maui Landfill.
Private disposal companies service the Wailea Resort properties.

Potential Impacts and Mitigation Measures. The Applicant will retain a
private waste contractor o pick-up and dispose of construction debris and

to provide ongoing solid waste collection and disposal services when the
new store is up and running.

6. Electricity, Cable Television, and Telephone

Existing Conditions. Underground electrical, cable and telephone lines
service the project area.

Porential Impacts and Mitigation Measures. No significant changes in
the existing electrical, cable and telephone services are anticipated. All
improvements for onsite utilities will be underground.
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IV. RELATIONSHIP TO GOVERNMENTAL PLANS,

POLICIES AND CONTROLS

STATE LAND USE LAW

Hawaii Revised Statutes Chapter 205 relating to the Land Use
Commission establishes the designation of all lands within the State of
Hawaii into one (1) of four (4) districts, namely Urban, Agricultural, Rural
and Conservation. Within the Urban District, the County has the full
authority to zone lands as it determines to be appropriate.

The project site is within the State Urban District.

GENERAL PLAN OF THE COUNTY

The General Plan of the County of Maui (1990 Update) provides long-
term goals, objectives, and policies directed toward improving living
conditions in the County. As stated in the Maui County Charter:

“The purpose of the General Plan is to recognize and state major
problems and opportunities concerning the needs and the
development of the County and the social, economic and
environmental effects of such development and set forth the
desired sequence, patterns and characteristics of future

development.”

The General Plan identifies five major themes as follows:

1. Protect Maui County’s agricultural land and rural identity.

2. Prepare a directed and managed growth plan.

3. Protect Maui County’s shoreline and limit visitor industry
growth.

4. Maintain a viable economy that offers diverse employment
opportunities for residents.

5. Provide for needed resident housing.

The following General Plan Objectives and Policies are applicable to the
proposed project:

II. B. Visitor Industry
Objectives:

1. To encourage exceptional and continuing quality in the
development of visitor industry facilities.
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2. To control the development of visitor facilities so that it does
not infringe upon the traditional social, economic and
environmental values of our community.

Policies

a. Limit visitor industry development to those areas identified in
the appropriate community plans, and to the development of
projects within those areas which are in conformance with the

goals and objectives of those plans.

d. Require that new developments contribute their fair share to
infrastructural costs.

f.  Encourage the use of local manpower in the construction of
visitor facilities, and the use of local manpower at facilities at
all employment levels including management in the operation

of those facilities.

h. Relate visitor industry development to housing opportunities
for employees.

Analysis. The proposed project is consistent with policies of the adopted
General Plan. The project is located within a resort destination area. The
developer will pay all required fees and assessments for the project
associated with infrastructure and utility connections. The developer
intends to bid the project to contractors within the State of Hawaii and
expects that local manpower wiil be maintained. The developer will
comply with the County’s affordable housing policy.

KIHEI-MAKENA COMMUNITY PLAN

Maui County has adopted nine community plans. Each community plan
examines the conditions and needs of the planning region and outlines
objectives, policies, planning standards and implementing actions to guide
future growth and development in accordance with the Maui County
General Plan. Each community plan serves as a relatively detailed agenda
for implementing the broad General Plan themes, objectives and policies.

The subject property is located within the Kihei-Makena Community Plan
region. This Community Plan was amended by Ordinance No. 2641 with
an effective date of March 6, 1998.

The following Kihei-Makena Community Plan goals, objectives and
policies are applicable to the proposed actions:
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LAND USE

Objectives and Policies
d. Limit hote! uses to those areas presently planned for hotel use, and

limit hotel development until adequate public facilities and
services are established to meet existing public needs.

HOUSING AND URBAN DESIGN

Objectives and Policies
€. Implement landscaped setbacks for future multi-family and

commercial areas. Developments shall provide space for

landscaped pedestrian ways and bikeways.
f. Incorporate the principles of xeriscaping in all future landscaping.

PLANNING STANDARDS

Land Use Standards
a. All zoning application applications and/or proposed land uses and

developments shail be consistent with the Land Use Map and
Objectives and Policies of the Kihei-Makena Community Plan.

Urban Design Standards
a. Building Form

3) Limit resort development throughout the region to thirty-
five (35) feet in building height for sites near the shoreline.
Building height limits may gradually be increased up to
seventy-five (75) feet for inland resort development
provided that important mauka/makai vistas are maintained,
and impacts to coastal resources are minimized. Resort
community planning and design shall integrate recreational
amenities with adequate shoreline setback and public
shoreline access provisions.

5) All new multi-family and commercial facilities should
provide a garden setting appropriate to the region. Setback
requirements should be sufficient to allow for street and
sidewalk climate-adapted landscaped buffers and interior

planting areas.

PART V, LAND USE MAP, Land Use Categories and Definitions
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ape planting,
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Drainage Plan, the passive recreational area and Building “M”
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project site. The defi
that “appropriate urban
basis. Given the minima
area, the proposed use wit
Maui Planning Commission i
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the Special Management Area Use Permit.

D. MAUI COUNTY ZONING

The project site is zoned H-

Open Space in the Community Plan provides
n uses may be allowed on a permit

| structural improvements within the Open Space
hin the Open Space area may be approved by the
n conjunction with review and approval of

1 Hotel District and Open Zone.

Analysis. The proposed project complies with the applicable Hotel
District zoning provisions, as follows:

Standard Required/Allowable Proposed

Building Heights Two stories Two stories (29 feet)

Lot Coverage 25% 21% (277,735 sq. ft.)
Floor Area Ratio 50% 31% (416,840 sq. ft.)
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Standard Required/Allowable Proposed
Setbacks
Front/Rear yards 14, building height (15 ft. | 50-120 feet
min.)
Side yard 10 feet (1 and 2 stories) 45-140 feet
Parking 240 stalls (2 stalls/unit) 309 stalls (2.58
stalls/unit)

The proposed project is subject to the Planned Development procedures,
pursuant to MCC Chapter 19.32. The project relates to the standards of
development in MCC Section 19.32.030, as follows:

(1) The project will meet all the construction standards and requirements
of the various governmental agencies.

(2) The requirement for 20% commeon protected open space will be met.
“Common protected open space” is defined as open space to be owned
in common by the individual owners within the development and
maintained in open space for their common use and enjoyment. (MCC
Section 19.32.030B). The project will maintain 21% common
protected open space and 41% as other open space (landscaped areas
around buildings and roadways). Therefore, the total project open
space is approximately 62% of the total lot area. (See: Figure 13).

(3) All buildings will be designed by a registered architect.

(4) Landscaping of the entire development, including along streets, within
lots and in the open spaces shall be provided. This standard will be

met.

(5) Adequate recreational and community facilities shall be provided. The
project will include a private recreational facility, swimming pool and
cabana, and plunge pools in various parts of the project.

(6) Provision shall be made for adequate and continuing management of
all open spaces and community facilities to insure proper maintenance
and policing. This standard will be met through the establishment of an
apartment owners association, CC&Rs, and retention of a property

manager.

The Open Zone designation for the natural drainage way was established
before the adoption of the County’s Open Space District ordinance. The
minimal structural improvements within this area are consistent with
improvements in other Open Zone designated areas at the Wailea Resort.

32
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Also, these improvements may be permitted under the Planned
Development procedures pursuant to MCC Chapter 19.32. MCC Section
19.32.G. states, “Planned developments proposed on lands including more
than one zoning district may permit a mixture of uses, densities and/or
dwelling units; provided, that the total density and/or dwelling units of the
planned development shall not exceed the combined allowable densities of
each of the zones.” The project’s “common protected open space” is
estimated to be 21 percent of the total lot area and exceeds the minimum
20 percent requirement. The proposed 120 unit residential condominium
project does not exceed the allowable density permitted in the H-1 Hotel

District.

The proposed project will exceed minimum parking requirements as noted
below:

Category Required Proposed Difference
Apartment 240 stalls (120 units 309 stalls (2,58 stalls/unit) +69 stalls
x 2 stalls/unit} (120 garages)
(180 trellised/carports)
(9 open stalls)

SPECIAL MANAGEMENT AREA OBJECTIVES AND
POLICIES

The proposed project is located within the Special Management Area
(SMA), pursuant to Hawaii Revised Statutes Chapter 205A and Chapter
202, Special Management Area Rules, Maui Planning Commission. The
proposed action qualifies as a “development” and therefore requires a
SMA Use Permit. All proposed developments within the SMA are
evaluated with respect to SMA objectives, policies and guidelines. This
section addresses the project’s relationship to applicable coastal zone
management considerations, as set forth in HRS Chapter 205A and the
SMA Rules and Regulations of the Maui Planning Commission.

1. Recreational Resources
Objective: Provide coastal recreational resources accessible to the public.

Policies:
(A) Improve coordination and funding of coastal recreation planning

and management; and
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(B) Provide adequate, accessible, and  diverse recreational
opportunities in the coastal zone management area by:

(1) Protecting coastal resources uniquely suited for recreational
activities that cannot be provided in other areas;

(i)  Requiring placement of coastal resources having significant
recreational value, including but not limited to surfing sites,
fishponds, and sand beaches, when such resources will be
unavoidably damaged by development; or require
reasonable monetary compensation to the state for
recreation when replacement is not feasible or desirable;

(iiiy  Providing and managing adequate public access, consistent
with conservation of natural resources, to and along
shorelines with recreational value;

(iv)  Providing an adequate supply of shoreline parks and other
recreational facilities suitable for public recreation;

v) Ensuring public recreational use of county, state, and
federally owned or controlled shoreline lands and waters
having standards and conservation of natural resources;

(vi)  Adopting water quality standards and regulating point and
non-point Sources of pollution to protect, and where
feasible, restore the recreational value of coastal waters,

(vii) Developing new shoreline recreational opportunities, where
appropriate, such as artificial lagoons, artificial beaches,
and artificial reefs for surfing and fishing;

(viii) Encourage reasonable dedication of shoreline areas with
recreational value for public use as part of discretionary
approvals or permits by the land use commission, board of
land and natural resources, county planning commissions;
and crediting such dedication against the requirements of
Section 46-6, HRS. '

Analysis. The project does not abut the shoreline and is located mauka of
Wailea Alanui Road and therefore it will not have a direct impact on
coastal recreational opportunities.

2. Historical/Cultural Resources

Objective: Protect, preserve and, where desirable, restore those natural
and manmade historic and prehistoric  resources in the coastal zone

34
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management area that are significant in Hawaiian and American history

and culture,

Policies:
(a) Identify and analyze significant archeological resources;

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

(c)  Support state goals for protection, restoration, interpretation, and
display of historic structures,

Analysis. As discussed in Section III of this report, based on the previous
disturbances and development on the property, there is minimal potential
of encountering significant historical or cultural resources. The project
area does not appear to hold much archeological significance. As such,
the proposed development supports the community’s objective of insuring
that new development does not disturb historic and prehistoric resources in
the coastal zone management area that are deemed to be significant in
Hawaiian and American history and culture. The State Historic
Preservation Division has reviewed and accepted the project’s
Archaeological Inventory Survey report.

3. Scenic and Open Space Resources

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

Policies:
(a) Identify valued scenic resources in the coastal zone management
area;

(b) Ensure that new developments are compatible with their visual
environment by designing and locating such developments to
minimize the alteration of natural landforms and existing public
views to and along the shoreline;

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

(d)  Encourage those developments that are not coastal dependent to
locate in inland areas.

Analysis. The project site is located mauka of Wailea Alanui Drive and
will not affect views to the ocean from a major coastal roadway. As
discussed in Section III of this report, numerous scenic resources have
been identified in the Kihei-Makena area, which are identified and
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discussed in the Maui Coastal Scenic Resources Study, August 1990.
However, the project site is not associated with any scenic resources in
this study or in the Kihei-Makena Community Plan.

4, Coastal Ecosystems

Objective: Protect valuable coastal ecosystems, including reefs, from
disruption and minimize adverse impacts on all coastal ecosystems.

Policies:
() Improve the technical basis for natural resource management,

(b) Preserve valuable coastal ecosystems, including reefs, of
significant biological or economic importance;

(c) Minimize disruption or degradation of coastal water ecosystems by
effective regulation of stream diversions, channelization, and
similar land and water uses, recognizing competing water needs;
and

(d) Promote water quantity and quality planning and management
practices, which reflect the tolerance of fresh water and marine
ecosystems and prohibit land and water uses, which violate state

water quality standards.

Analysis. As described in Section III of this report, the proposed project
will not have a significant direct impact on the region’s coastal ecosystem
because of its limited scope. With the incorporation of appropriate
measures during construction, there should be no significant adverse
impacts to near shore waters from point and non-point sources of
pollution. There are existing drainage improvements in the area.

5. Economic Uses

Objective:  Provide public or private facilities and improvements
important to the State’s economy in suitable locations.

Policies:
(a) Concentrate coastal dependent development in appropriate areas;

(b) Ensure that coastal dependent development such as harbors and
ports, and coastal related development such as visitor facilities and
energy generating facilities, are located, designed, and constructed
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to minimize adverse social, visual, and environmental impacts in
the coastal zone management area;

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

(i) Use of presently designated locations is not feasibie;
(i}  Adverse environmental impacts are minimized; and
(iii) ~ The development is important to the State’s economy.

Analysis. The proposed hotel-related use of the property is consistent with
the State’s urban land use designation, as well as, the County’s zoning and
community plan designations. The proposed project is within the Wailea
Resort an area that has been planned and zoned as a resort destination area
since the early 1970’s. The proposed project is an infill development
within the Wailea Resort.

6. Coastal Hazards

Objective: Reduce hazard to life and property from tsunami, storm waves,
stream flooding, erosion, subsidence and pollution.

Policies:
(a) Develop and communicate adequate information about storm

wave, tsunami, flood, erosion, subsidence, and point and non-point
source pollution hazards;

(b) Control development in areas subject to storm wave, tsunami,
flood, erosion, subsidence, and point and non-point pollution
hazards;

(c}  Ensure that developments comply with requirements of the Federal
Flood Insurance Program;

(d)  Prevent coastal flooding from inland projects; and

(e) Develop a coastal point and nonpoint source pollution control
program.

Analysis. Proposed drainage improvements are discussed in the
“Drainage section” of this report. Final drainage improvements will
comply with MCC Chapter 20.08, Grading, and County drainage rules and
will be submitted to the Department of Public Works and Environmental
Management (DPWEM) as part of the grading and building permit
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applications. The project will be designed to minimize impacts to
downstream properties or coastal resources.

7. Managing Development

Objective: Improve the development review process, communication, and
public participation in the management of coastal resources hazards.

Policies:
(a) Use, implement, and enforce existing laws effectively to the

maximum extent possible in managing present and future coastal
zone development;

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

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

Aunalysis. The development of the subject property is being conducted in
accordance with applicable State and County requirements. Opportunity
for review of the proposed action is provided through the County’s Special
Management Area (SMA) permitting process. Pre-consultation was
undertaken with the County Department of Planning, the Engineering
Division, Department of Public Works and Environmental Management,
Department of Fire Control, Department of Water Supply and the
Department of Housing and Human Concerns. Also, the Applicant
attended the annual meeting of the Golf Vistas Homeowners Association
and held meetings with several homeowners of the Golf Estates
Subdivision. In addition, the Applicant has at least four (4) meetings with
the Wailea Community Association Design Committee. Finally, the
Applicant has met with the General Manager of the Grand Wailea Resort
Hotel and Spa and a representative of the Four Seasons Hotel to review

project plans.

8. Public Participation
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Objective: Stimulate public awareness, education, and participation in

coastal management.

Policies:

(a)  Maintain a public advisory body to identify coastal management
problems and to provide policy advice and assistance to the coastal
zone managcement program.

()  Disseminate information on coastal management issues by means
of educational materials, published reports, staff contact, and
public workshops for persons and organizations concerned with
coastal-related issues, developments, and government activities;
and

(c) Organize workshops, policy dialogues, and site-specific
medications to respond to coastal issues and conflicts.

Analysis.  As previously noted, pre-consultation was conducted with
adjacent property owners, the Wailea Community Association, and

governmental agencies.

During the scheduled public hearings, the public will have an opportunity
to review and comment on the proposed project. Landowners located
within 500 feet of the project will be notified of the scheduled public
hearing dates. Public hearing dates and location maps will also be
published in the Maui News on two separate occasions. The public will be
allowed to participate in the public hearing portion of the Maui Planning
Commission’s review process.

9. Beach Protection

Objective: Protect beaches for public use and recreation.

Policies:
(a) Locate new structures inland from the shoreline setback to

conserve open space and to minimize loss of improvements due to
erosion;

(b) Prohibit construction of privale erosion-protection structures
seaward of the shoreline, except when they resuit in improved
aesthetic and engineering solutions to erosion at the sites and do
not interfere with existing recreational and waterline activities; and
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Minimize the construction of public erosion-protection structures
seaward of the shoreline.

Analysis. The project site does not abut the shoreline, and therefore
project development will not impact beach resources. All lands makai of
the project site and Wailea Alanui Drive are already built out.

10. Marine Resources

Objective: Implement the State’s ocean resources management plan.

Policies:

(a)

(®

(©
(d)

(e)

(f

Exercise an overall conservation ethic, and practice stewardship in
the protection, use, and development of marine and coastal
resources;

Assure that the use and development of marine and coastal
resources are ecologically and environmentally sound and
economically beneficial;

Coordinate the management of marine and coastal resources and
activities management {o improve effectiveness and efficiency;
Assert and articulate the interest of the state as a partner with
federal agencies in the sound management of the ocean resources
within the United States exclusive economic zone;

Promote research, study, and understanding of ocean processes,
marine life, and other ocean development activities relate to and
impact upon the ocean and coastal resources; and

Encourage research and development of new, innovative
technologies for exploring, using, or protecting marine and coastal

TEsOUrces.

Analysis.  The proposed project does not involve the direct use or
development of marine resources. In addition, with the incorporation of
erosion and drainage control measures and BMPs during construction and
after construction as identified in this report, there should not be
significant adverse impacts to near shore waters from point and non-point
sources of pollution. Therefore, the proposed project will not produce any
significant impacts on any coastal or marine resources. Again, there is
drainage improvements in the area, and the makai area along Wailea

Alanui Drive have already been built out.
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V. HRS CHAPTER 343 SIGNIFICANCE CRITERIA

A finding of no significant impact (FONSI) is anticipated and therefore an environmental
impact statement will not be required for the proposed action. This determination has
been made in accordance with the following significance criteria specified in Section 11-
200-12 of the Department of Health rules relating to Environmental Impact Statements:

A

Involves an irrevocable commitment to loss or destruction of any natural or
cultural resource.

As documented in this report, the proposed project will not result in the loss or
destruction of any natural or cultural resource.

Curtails the range of beneficial uses of the environment.

The proposed project is consistent with the land use map and policies of the
Kihei-Makena Community Plan and applicable zoning regulations. The Wailea
Resort was established in the early 1970’s as a master planned resort destination
area. The proposed project is in keeping with development within the Wailea
Resort. It is therefore not expected that the project will curtail the range of
beneficial uses of the environment in the project vicinity.

Conflicts with the state’s long-term environmental policies or goals and
guidelines as expressed in Chapter 344, HRS, and any revisions thereof and
amendments thereto, court decisions, or executive orders.

The project is being developed in compliance with the state’s long term
environmental goals. As documented in this report, adequate mitigation measures
will be implemented to minimize the potential for negative impacts to the

environment.
Substantially affects the economic or social welfare of the community or state.

The proposed project will result in short term and long term employment
opportunities and also contribute to affordable housing opportunities. The
proposed project is not expected to create significant long term impacts on the
socio-economic environment. The project will contribute significantly to the
County’s real property tax base.

Substantially affects public health.

There are no special or unique aspects of the project which will have an impact on
public health.
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Involves substantial secondary impacts, such as population changes or effects on
public facilities.

The proposed addition of 120 residential units is not expected to involve

substantial secondary impacts. The project is within a master planned resort
destination area and is consistent with policies in the Kihei-Makena Community

Plan. The Applicant will pay all required assessments and fees for utility
connections and participate in an employee/affordable housing assessment. The
Jatter assessment applies since the units may be used for short or long term rentals
as allowed in the Hotel District. Consultation with various governmental agencies
has not indicated major issues relative to effects on public facilities.

Involves a substantial degradation of environmental quality.

Mitigation measures will be implemented during construction to minimize
negative short term impacts such as soil erosion and sedimentation. The project
design will incorporate a drainage system that will minimize degradation of the

environmental quality.

Is individually limited but cumulatively has considerable effect upon the
environment or involves a commitment for larger actions.

The project does not involve a commitment for larger actions on behalf of the
applicant or any public agency. In terms of cumulative impacts, the project site is
situated within the State Urban District and in proximity to a developing
residential area. Infrastructure and utilities are adequate to service the proposed
project. The Traffic Impact Assessment Report concludes that the project will not
result in significant negative impacts to the roadways in the area. Therefore, the
project will not result in cumulative negative impacts on the environment.

Substantially affects a rare, threatened, or endangered species, or its habitat.
There are no rare, threatened, or endangered species or habitat at the project site.
Detrimentally affects air or water quality or ambient noise levels.

As documented, there will be short term impacts on air and water quality and
ambient noise levels during construction; however, mitigation measures will be
employed to minimize these impacts. Adverse long-term impacts are not

anticipated.

Affects or is likely to suffer damage by being located in an environmentally
sensitive area such as a flood plain, tsunami zone, beach, erosion prone area,

geologically hazardous land, estuary, fresh water, or coastal waters.
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The project site is not an environmentally sensitive area. Compliance with County
grading requirements will be met.

Substantially affects scenic vistas and view planes identified in county or state
plans or studies.

The proposed project will not affect ocean views along Wailea Alanui Drive nor
obstruct major view corridors identified in county or state plans or studies.

Requires substantial energy consumption.

Upon complete build out of all the lots, energy consumption will be increased,;
however given existing levels of usage in the area, the increase is considered

insignificant.

V. CONCLUSIONS

This Special Management Area Assessment report examines the environmental
and socio-economic impacts associated with the development of a vacation rental
condominium project, consisting of 120 units and related improvements. The
proposed project is located on the mauka side of Wailea Alanui Drive on a 30-
acre vacant parcel in the vicinity of the Grand Wailea Resort Hotel and Spa.

The proposed development is not anticipated to result in significant environmental
impacts to surrounding properties, near shore waters, natural resources, and/or
archaeological and historic resources on the site or in the immediate area. Public
infrastructure and services including roadways, sewer and water systems, medical
facilities, police and fire protection, parks, and schools are or will be adequate to
serve the project and are not expected to be significantly burdened by the project.
The proposed project is not anticipated to impact public view corridors and is not
anticipated to produce significant adverse impacts on the visual character of the

surrounding environs.

The subject property is situated within the State Urban District and is zoned and
community planned by the County for hotel use as part of the Wailea Resort, a
master planned resort destination arca originating in the early 197%’s. The
proposed project also conforms to the H-1 Hotel District standards established for
the subject property. Accordingly, the proposed project is in conformance with
State and County land use plans and policies, including Chapter 205A, HRS, as
well as the Kihei-Makena Community Plan land use map.

In conclusion, the proposed project will not result in significant impacts to the
environment and is consistent with the Special Management Area objectives,
policies and guidelines, pursuant to HRS Chapter 205A and the Maui Planning

Wailea Parcel MF-9
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Commission rules and Maui County Code Chapter 19.32 relating to Planned
Developments.

This Final Environmental Assessment is consistent with applicable decision
making criteria as identified in the Maui Planning Commission’s rules and
regulations relating to the Special Management Area HRS (Chapter 202) and with
the criteria outlined in section §11-200-12 of the Department of Health’s rules and
regulations relaling to environmental impact statements. The document is also
consistent with the objectives and policies of the Kihei-Makena Community Plan,
The authority has considered all agency and public comments on the Draft
Environmental Assessment.

Based on the foregoing analysis and conclusion, the proposed project will not
result in significant impacts to the environment and is consistent with the
requirements of HRS Chapter 343, and a Finding of No Significant Impact

(FONSI) is warranted.
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Total Lot Area
Building Heights
Lot Coverage
Floor Area Ratio

Setbacks:
Front & rear yards
Side yards

Total Parking Spaces:
Garages
Trellised/Carports
Open Stalls

Commen protected Open
Space
Other Open Space

WAILEA PRIMARY ENTRY
PROJECT STATISTICS
PROVIDED REQUIRED/ALLOWABLE
30.167 ac. (1,314,074.52 s.£)) 10,000 s.f.
Two Stories (34 feet) Two Storics
277,735 s.f. (21%) 25%
416,840 s.f. (31%) 50%

50-120 feet
45-140 feet

309

120

180
9

275,925 5.1, (21%)
543,543 5.1, (41%)

Y2 bldg. height (min. 15 feet)
1 & 2 stories 10 feet
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MF—9 3D BASE MAP

OF PREMISES OF LOT 313
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