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. PROJECT INFORMATION

A. PURPOSE OF THE REQUEST

This environmental assessment has been prepared in order to assess the potential
environmental impacts associated with the subdivision of approximately 3.93-acres into
seven (7) single-family residential lots on property located in Makena, Maui, Hawaii;
identified as TMK Nos. (2) 2-1-007:009 and 060 (portion of Makena Keoneoio Road) and
TMK: No (2) 2-1-008:por. of 100 (portion of Old Ulupalakua Roadway). The project also
involves an approximate 0.346-acre portion of TMK No. (2) 2-1-7: 094, which is owned
by Makena Aina Corporation, and will be developed as a drainage detention basin to
accommodate runoff from the subject project as well as future runoff from Makena Aina

Corporation lands.

The project will also require the concurrent processing of a State Land Use Comumission
District Boundary Amendment (DBA) from Agricultural to Urban, County Change in
Zoning (CIZ) from Interim to R-3 Residential, Community Plan Amendment from
Multi-Family to Single-Family, and a Special Management Area (SMA) Use Permit.
Approval of the entitlement requests would establish consistency and conformity
between the Community Plan, State Land Use District, and County Zoning,

B. PROJECT PROFILE

Proposed Project: 7-lot single-family residential subdivision
with  associated on- and off-site
infrastructure

Lot Sizes: 16,600 SF - 23,600 SF

Existing Land Use: Single-Family Residential

Project Area: 3.93 acres (includes portions of Makena

Keoneoio Road and Old Ulupalakula Road
0.346 acres (includes TMK No. (2) 2-1-7:
portion of 094 for drainage purposes)

PAPAANUI



Access:

C. IDENTIFICATION OF THE APPLICANT

Land Owner:
Contact:
Address:

Phone/Fax:

D. CONSULTANT

Land Use Planners:

Phone/Fax
Contact:

E. ACCEPTING AGENCY

Agency:

Phone/Fax:

Makena-Keoneoio Road; Old Ulupalakua
Road

Papaanui, LLC

Frampton and Ward, LLC

2073 Wells Street, Suite 101

Wailuku, HI 96732

Phone: (808) 893-2300, Fax: (808) 893-0043

Chris Hart & Partners, Inc.
1955 Main Street, Suite 200
Wailuku, Maui, Hawaii 96793-1706

Phone: 808-249-2444, Fax: 808-249-2333
Mr. Rory Frampton

Maui Planning Commission

C/O Department of Planning, County of
Maui :

250 South High Street

Wailuku, Maui, Hawaii 96793

Phone: 808-270-7735, Fax: 808-270-7634

F. REQUIRED LAND USE AND DEVELOPMENT PERMITS

The following land use, development permits and approvals are required for the project:

e Special Mangement Area (SMA) Permit
« Change in Zoning from Interim to R-3, Residential

PAPAANUI
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State Land Use Commission District Boundary Amendment from Agricultural to

Urban

Community Plan Amendment from Multi-Family to Single-Family
National Pollution Discharge Elimination System (NPDES) Permit
Final Subdivision Approval

G. PRE-CONSULTED AGENCIES & PRIVATE INTERESTS

A. STATE OF HAWAI

1. Department of Land and Natural Resources, Burial Council

2. Department of Land and Natural Resources, State Historic Preservation
Division

3. Department of Health, Maui District Health Office

B. COUNTY OF MAUI

1. Department of Planning .
2. Department of Public Works and Environmental Management Engineering
and Wastewater Divisions

B. PRIVATE INTERESTS

1. Makena Homeowners Association
2. Neighboring property owners

PAPAANUI



Il. DESCRIPTION OF THE PROPERTY AND
PROPOSED ACTION

A. PROPERTY LOCATION

The subject property is located within Makena, approximately %-mile south of the
intersection of Makena-Keoneoio Road and Makena Alanui Road, Makena, Honuaula,
Hawaii; identified as TMK Nos: (2) 2-1-007:009 and 060 (portion of Makena-Keoneoio
Road), TMK No. (2) 2-1-008:por 100 (portion of Old Ulupalakua Roadway), and TMK
No. (2) 2-1-7: portion of 094 (proposed drainage detention basin). See Figure Nos. 1 and
2, “Regional Location” and “Tax Map Key”.

B. EXISTING LAND USE

The subject property contains three older residential structures and accessory structures.
The bulk of the property is undeveloped and overgrown with Kiawe trees, cactus,
weeds, and grasses.

C. LAND USE DESIGNATIONS

State Land Use Classification: Agricultural
(See: Figure No. 4, “Land Use

Designations”)

Kihei-Makena Community Plan: Multi-Family
(See: Figure No. 4, “Land Use
Designations”)

County Zoning: Interim (originally A-2 on LZM No. 5)
(See:  Figure No. 4, “Land Use
Designations”)

PAPAANUI 4



Flood Zone Designation: C
(See: Figure No. 5, “Flood Insurance Rate
Mapl.l)

Special Designations Special Management Area (SMA)

D. DESCRIPTION OF PROPOSED ACTION

The Applicant proposes to subdivide approximately 3.93-acres into seven (7) residential
lots, which will range in size from approximately 16,600 square feet to 23,600 square
feet. Itis anticipated that each lot will allow for the construction of one (1) single-family
residential dwelling and one (1) chana unit. A conceptual grading plan is shown on
Figure 11. The lots will be sold with minimal grading and grubbing and will be
improved by individual lot owners. Access to the project will be from Makena-
Keoneoio Road and the Old Ulupalakua Road. Four (4) of the lots will have access
directly onto Makena-Keoneoio Road. The remaining three (3) lots will have access onto
Old Ulupalakua Road and then onto Makena-Keoneoio Road.

A primary design objective is to maintain the rural residential feel of Makena-Keoneoio
Road. As such the project incorporates relatively large lot sizes as well as rural design
standards for the proposed road improvements. Lot configurations were developed by
identifying preferred house sites based on existing topography with the goal of
respecting existing landforms.

The applicant intends to establish a minimum set of architectural design guidelines
through the establishment of Protective Covenants, Conditions and Restrictions
(CC&Rs). The architectural design standards will encourage the use of traditional
Hawaiian architectural elements such as large roof overhangs, covered lanais, and split
pitch roofs. Reflective roof materials and siding will be prohibited. Landscape
architecture guidelines will incorporate the use of large shade trees and landscaped
open spaces. In addition to design controls, the CC&R’s will include a prohibition on

future subdivision of the parcels.

Associated infrastructure and site improvements include paved roadways; underground
utilities; drainage improvements, and water distribution and fire protection system
improvements. The County’s Department of Public Works and Environmental
Management (DPWEM) is requesting that frontage improvements along Makena-

5
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Keoneoio Road be developed to the standards of urban designation with 48 feet of right-
of-way. The applicant, however, is proposing to provide a Rural standard roadway
with 30-feet of right-of-way, 20-feet of pavement width, and a 5-feet wide grassed swale
along Makena-Keoneoio Road fronting the project site. There are two (2) primary
reasons for the applicant’s proposal. First, the Kihei-Makena Community Plan states
that the traditional rural scale and character of existing portions of old Makena Road
should be protected and preserved in a manner similar to that existing at Keawalai
Church. Second, there are severe topographical constraints, i.e. steep topography and
rock outcrops on the mauka side and a steep drop-off on the makai side of the road,
which make it costly and impractical to comply with urban requirements. The applicant
and the DPWEM will continue to work towards determining the appropriate right-of-
way requirements through the entitlement and development permitting process.

The land area encompassing the proposed right-of-way improvements is currently
owned by the applicant and will be dedicated to the County upon subdivision approval.
The applicant proposes a terraced embankment for retaining purposes, consisting of a 3-
feet high lava rock wall and 6-feet high lava rock wall to be constructed along the mauka
side of the right-of-way along a portion of Makena Keoneoio Road, within the
applicant’s property. Urban designation requirements would require a significantly
higher retaining wall with heights up to 16-feet. A shared drainage basin will be
constructed on TMK No. (2) 2-1-7: portion of 094 in association with the property owner,
Makena Aina Corporation. The drainage basin will have a capacity of 39,000 cubic feet,
of which 5,000 cubic feet will be allocated to the proposed project and 34,000 cubic feet
to Makena Aina Corporation. Driveway access to lot nos. 6 and 7 will also be provided
through TMK No. 2-1-7: portion of 094 (See: Figure No. 10, “Concept Subdivision Plan”).

It is anticipated that improvements will be initiated during the spring of 2006 and
completed within six months.

E. ALTERNATIVES

1. No action

Analysis. Urban use of the subject property has been anticipated since the site was
originally zoned for multi-family residential use in the late 1960°. Surrounding
properties are either developed, being developed, or are zoned and community planned
for residential, hotel, commercial, or multi-family residential use.

PAPAANUI
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In consideration of the subject property’s physical and locational characteristics the
proposed uses are appropriate for the site. Maintaining the property in its largely
undeveloped state would deprive the community of the property tax revenues
generated by the project, as well as, short-term employment during the construction

phase.

In addition, the No Action alternative would leave the landowner with little reasonable
use of the property, since economically feasible non-residential uses are inappropriate
due to the property’s physical and locational characteristics discussed above. Moreover,
under this alternative, the inconsistency between land use designations would not be

resolved.

2. Alternative uses, size, and configuration

Analysis. Various alternative uses and configurations were considered during the
design phase of the project. A summary of these alternatives is presented below:

Multi-Family Residences. The applicant analyzed the feasibility of developing a 40-unit
condominium project on the subject property. A multi-family residential project would
be consistent with the Kihei-Makena Community Plan Map, but would require
considerable more density to support the high costs associated with multi-family
residential development. The additional density associated with a multi-family
development is inconsistent with the applicant’s desire to maintain the traditional rural

character and lifestyle of the immediate area.

More Lots. Increasing the number of lots would result in smaller lot sizes and therefore
greater density on the subject property. However, the applicant desires to maintain, to
the extent practical, the rural residential character and lifestyle that exists along Makena-
Keoneoio Road and therefore desires to maintain an overall density of nearly one single-
family dwelling and ohana unit per one-half acre.

Fewer Lots. Increasing the lot sizes or maintaining more land area in open space would
produce fewer lots; thereby, minimizing the project’s impact on infrastructure and
services. However, decreasing the number of lots would require that certain fixed
development costs, ie. land costs, planning and design studies, and on-site
infrastructure improvements, be amortized over fewer lots thus increasing the cost per
lot. As per the applicant’s objective, a 7-lot subdivision provides a settlement pattern
that will neither compromise the area’s rural/residential character nor over-burden the

area’s off-site infrastructure.

PAPAANUI



Additional Driveways. The applicant is proposing a shared driveway for lot nos. 6 and 7
and individual driveways for lots 1 through 5. A shared driveway was considered for
lot nos. 4 and 5, but is not proposed because the benefits associated with a shared
driveway are minimal given the size, density, and traffic associated with the proposed
lots.
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I1l. DESCRIPTION OF THE EXISTING
ENVIRONMENT, POTENTIAL IMPACTS AND
MITIGATION MEASURES

A. PHYSICAL ENVIRONMENT

1. Land Use

Existing Conditions. The subject property is located on the leeward facing shore of
Maui, in Makena, approximately 2 miles south of Wailea, A patchwork of undeveloped
urban-zoned land, intermixed with high-end visitor oriented development that includes
condominiums, hotels, golf courses, and residential beach estates characterizes the
Makena area. Development generally occurs in a linear pattern between the shoreline
and Makena Alanui Road, a major County roadway connecting Makena and Wailea.
Zoning throughout Makena, and in the immediate vicinity of the subject property, is
predominantly urban with a significant amount of land community planned for
apartment, hotel, commercial, residential, and recreational uses (See: Figure No. 4,
“Land Use Designations”). Beyond the urban-zoned areas are arid agricultural lands
being used for low intensity cattle grazing. Makena is still significantly undeveloped
and therefore a considerable amount of urban-zoned land remains undeveloped.

The subject property is situated proximate to a range of land uses including multi- and
single-family residential, hotel, and park use. To the north is a largely undeveloped
5.63-acre parcel that contains a single-family residence. Further north, are the Na Hale
O Makena multi-family residential project, Makena Place single-family residential
subdivision, and the Makena Surf resort. To the south is undeveloped land community
planned and zoned for park, multi-family, and residential (Interim) use. To the west,
across Makena-Keoneoio Road, are single-family residences, and the Makena Landing.
To the east is undeveloped land community planned and zoned for multi-family

residential use.

PAPAANUI



The Community Plan map presents an illustration of the range of potential future Jand
uses planned within the immediate area (See: Figure No. 4, “Land Use Designations”).
The following is a description of zoning, community plan designations, and existing
land uses adjacent to the subject property:

North: Zoning: A-2, Apartment District; Interim
Community Plan: Multi-Family
State Land Use: Agriculture; Urban

Existing uses. Single-Family Residence; Na Hale O
Makena Multi-Family Residences

South: Zoning: A-2, Apartment; Interim; Park
Community Plan: Multi-Family; Park; Single-
Family

State Land Use: Urban; Agricultural; Rural

Existing uses. Undeveloped land; Makena Landing

East: Zoning: A-2, Apartment District
Community Plan: Multi-Family
State Land Use: Urban

Existing uses. Undeveloped land

West: Zoning: Interim

Community Plan: Single-family
State Land Use: Agricultural; Rural

Existing uses. Single-Family Residences; Makena
Landing

Potential Impacts and Mitigation Measures. From a regional planning perspective,
arban land uses should occur within areas that offer compatible land uses, as well as,

proximate infrastructure and services capable of serving the development.

The proposed 7-lot single-family project is located within an area that offers a mixture of
lower density single-family residential, multi-family residential further to the north, and

PAPAANUI 10
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park uses. Supporting urban infrastructure is proximate to the subject property and
capable of servicing the proposed development.

2. Topography and Soils

Existing Conditions. The developed portion of the site slopes in an east to west
direction ranging in elevation from approximately 80 feet to 52 feet above mean sea
level, with an average slope of approximately 6.4%. The undeveloped portion of the site
slopes in a north to south direction ranging in elevation from approximately 74 feetto 10
feet above mean sea level, with an average slope of approximately 27.8%.

According to the “Soil Survey of Islands of Kauai, Oahu, Maui, Molokai, and Lanai, Sate
of Hawaii (August, 1972),” prepared by the United States Department of Agriculture
Soil Conservation Service, the soil within the project site is classified as Makena loam,
stony complex. It is characterized as having moderately rapid permeability, slow to
medium runoff, and a slight to moderate erosion hazard.

Potential Impacts and Mitigation Measures. The topographic and soil analysis
suggests that the proposed land uses are suitable for the site, including roadways and

housing.

3. Flood and Tsunami Zone

Existing Conditions. According to Panel Number 15003 0330 B of the Flood Insurance
Rate Map, June 1, 1981, prepared by the United States Federal Emergency Management
Agency, the project site is situated in Flood Zone C. Flood Zone C represents areas of

minimal flooding,.

Potential hnpacts and Mitigation Measures. Thus, the proposed project should not be
affected by or have adverse impacts upon its neighbors or downstream properties with
regards to flood hazard potential.

4. Terrestrial Biota (Flora and Fauna)

Existing Conditions. Robert W. Hobdy, Environmental Consultant, of Kokomo, Maui,
conducted a Biological and Fauna Resources Survey of the subject property in June 2004
(See: Appendix B, “Biological and Fauna Resources Survey”). The botanical survey
provided the following conclusions:

11
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o The vegetation throughout the project site is totally dominated by just two
species, Kiawe and buffelgrass that together comprise at least 95% of the
biomass.

e Most of the rest of the forty one plant species found are ephemeral annuals
that all but disappear during the hot, dry summer and fall seasons.

¢ Only three native plant species were found within the project area. All of
these are common lowland species in Maui County. No officially listed
threatened or endangered plants (US. Fish and Wwildlife Service 1999) are
found on the site, nor do any plants proposed as candidate for such status
occur on the property.

o No wetlands occur on the site. Nothing remotely approaching the three
essential criteria that define a Federally recognized wetland, namely 1)
hydrophytic vegetation 2) hydric soils and 3) wetland hydrology occur
within this dry project area.

e Because the vegetation on the site is dominated by primarily by non-native
plants and because there are no rare or protected native species within the
project area, there is little of botanical concern and the proposed project is not
expected to have a significant negative impact on the botanical resources.

A fauna survey was also conducted on the subject property. The study concludes that
the property is ideal for many types of non-native animals but that the habitat is not
suitable in its present state for most native animals, and is far removed from remnant
populations. No endangered mammal, bird or insect species were observed in the
project area during the course of the survey. No unique or special habitats were found
on the property. The proposed changes in land use should have no significant impact
on the fauna in this part of Maui.

Potential Impacts and Mitigation Measures. There are no known significant habitats of
rare, endangered or threatened species of flora and fauna located on the subject
property. Thus, rare, endangered, or threatened species of flora and fauna will not be
impacted by the proposed project. However, the study does make the following two
recommendations:

« That special care be exercised during the construction phase of the project to
prevent soil movement into the ocean; and

PAPAANUI

12

i

£

: 4

o



e That all significant outdoor lighting in the development be hooded to direct the
light downward. This measure is necessary to protect some seabirds such as the
Endangered dark rumped petrel and the commoner wedge-tailed shearwater.
These birds can become attracted to and confused by bright lights, crash and be
killed by vehicles or cats and dogs that find them.

5. Alr Quality

Existing Conditions. Air quality refers to the presence or absence of pollutants in the
atmosphere. It is the combined result of the natural background and emissions from
many pollution sources. The impact of land development activities on air quality in a
proposed development’s locale differs by project phase (site preparation, construction,
occupancy) and project type. In general, air quality in Makena is considered relatively
good. Non-point source emissions (automobile) are not significant to generate a high
concentration of pollutants. The relatively high quality of air can also be attributed to
the region’s exposure to wind, which quickly disperses concentrations of emissions. The
Makena 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 the short-term construction related
activities. Site work such as grading and building construction, for example, 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.
Some of these mitigation measures will include:

e Planning the difference phases of construction, focusing on minimizing the
amount of dust-generating materials and activities, centralizing material transfer
points and on-site vehicular routes, and locating potentially dusty equipment in

areas of least impact.

o Providing an adequate water source on site prior to start-up of construction
activities so that the project site can be regularly sprinkled to keep dust down.

e Onsite dirt piles or other stockpiled particulate matter will be covered, wind
breaks installed, and water and/or soil stabilizers employed to reduce wind
blown dust emissions.

PAPAANUI
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s+ Landscaping and rapid covering of bare areas, including slopes, beginning with
the initial grading phase.

o Installation of temporary silt screens and dust fences around the perimeter of the
project site as necessary.

e Controlling of dust from shoulders, project entrances, and access roads.
e Providing adequate dust control during weekends, after hours, and prior to daily

start-up of construction activities. Controlling of dust from debris hauled away
from project site.

6. Noise Characteristics

Existing Conditions. The noise level 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. Ramifications of
various sound levels and types may impact health conditions and an area’s aesthetic
appeal. Noise levels in the vicinity of the project area are generally low. Traffic noise
from Makena-Keoneoio Road and park users at Makena Landing are the predominant
sources of background noise in the vicinity of the subject property.

Potential Impacts and Mitigation Measures. In the short-term, the proposed project
could generate some adverse impacts during construction. Noise from heavy
constructon equipment, such as bulldozers, front-end loaders, and material-carrying
trucks and trailers, would be the dominant source of noise during the construction
period. To minimize construction related noise impacts to the surrounding neighbors,
the developer will comply with the Department of Health’'s Administrative Rules,
Chapter 11-46, “Community Noise Control”, which requires that construction related
activities occur during normal daylight hours and that the project not exceed maximum
permissible sound levels as established by the DOH. In the longer-term, the proposed
project should not significantly impact existing noise conditions in the area due to the
relatively small increase in traffic generated by the project.

7. ArchaeologicallHistorical Resources

Existing Conditions. Guerin Tome, B.A., and Michael Dega, Ph.D., Scientific Consulting
Services, conducted an Archaeological Inventory Survey of the subject property in
September 2004 (See: Appendix C, “ Archaeological Inventory Survey”).

PAPAANUI 14
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The 3.51-acre project area occurs between c. 30-60 feet above mean sea level (amsl) along
the leeward coast of Maui. The northern flank of the subject property abuts Old
Ulupalakua Road; the western flank extends to existing residential properties; the
southern flank is adjacent to Makena-Keoneoio Road, with a small section crossing the
road to the south near Makena Landing (State Site No. 50-50-14-1585) and State Site No.
50-50-14-5123, a traditional-historic period site documented in 2001 (Tome and Dega
2001; 2002). The Makena Landing is a preserved example of ranching associated
structures utilized as a staging area for cattle from the mid 1800's through the early
1900’s. The entire eastern flank of the subject project area is adjacent to undeveloped
land. The western flank of the parcel contains a precipitous drop that borders several
existing houses, with rock walls defining boundaries between interior residential

parcels.

The Archaeological Inventory Survey was conducted to systematically examine and
record features previously noted during a reconnaissance survey of the parcel in 2003.
Subsurface testing of these features and adjacent deposition areas was accomplished
during this research to assess the presence/absence of associated archaeological
materials and to provide additional data on feature function and chronology. The
Inventory Survey led to the documentation and recordation of four sites composed of six
features. Three sites were assessed as traditional-period sites and one was associated

with historic times.

Sites -5542, -5543, and ~5544 are interpreted as having been constructed and/or utilized
during pre-contact times. Site -5545 was interpreted as a historic-period boundary wall.
The following summarizes each site:

e Site -5542. Feature B (rockshelter) is suggested to have been occupied on an
intermittent basis during prehistoric through modern times. Based on recovered
cultural deposits, the rockshelter was occupied at some juncture during pre-
contact times and has recently been utilized as a trash deposition area. Based on
the excavation results of Site -5542, the Feature A stacked rock aligrunent is
interpreted as a remnant terrace utilized in prehistoric times for habitational

purposes.

e Site 5543, Subdurface testing of Features C and D within Site -5543 suggest that
the site was a temporary habitation loci, with the Feature C overhang and C-
shape being utilized during two prehistoric episodes and the lithic quarry being
used as a quick source of raw material for lithic tool manufacture, also during
prehistoric times (radiocarbon dates pending).
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o .Sites -5544 appeared to be a temporary occupation feature that may have been
constructed during pre-Contact times. However, no subsurface archaeological
deposits were found during testing to more firmly support this interpretation.
As a result, Site -5544 is tentatively interpreted as a temporary occupation
feature that may have been a rest area exclusive of activiies such as food
processing or tool manufacture. Intensive landscape modifications in this
portion of the project area may have deleted more firm archaeological
interpretations of this feature.

e Site -5545 was interpreted as a boundary wall constructed during historic times.
The wall runs due course across the northern flank of the parcel and defines a
topographical change from flatter, plateau-like land above the fairly steep
topographical movement within the project area toward the coastline. Site -5545,
a long, well-constructed wall, was interpreted as a boundary wall that was
constructed during Makena’s ranching period and as it exactly parallels the
northern perimeter of the 3.51-acre tax map key.

All four sites were considered significant under Criterion D, i.e. significant for the
data they contain or contained. Site -5543, Feature C was also considered as
significant under Criterion E, i.e. significant to an ethnic group, due to the presence
of a single human tooth commingled in feature midden deposits. Based on the level
of recordation and excavation during this project, however, all four sites are no
longer considered significant under Criterion D. Site -5543, Feature C is no longer
considered significant under Criterion E as further testing failed to demonstrate the
presence of a burial at the feature.

Potential Impacts and Mitigation Measures. Four archaeological sites were identified
on the Makena property and were documented during the Archaeological Inventory
Survey. All four sites have been subject to data collection, documentation, and limited
excavation (minus the Site -5545 wall). As noted, these sites are no longer significant.
Per the request of the Department of Land and Natural Resources, Burial Council, the
most significant site, Site ~-5543, was subject to additional testing beyond the scope of the
Inventory Survey to confirm the presence or absence of a human burial. It is
recommended that no further work be required for this project area. The ambiguous
nature of Site ~5542 and ~5544 has been created through modern disturbance. Further
testing in these areas would not yield undisturbed contexts. Site -5543 has been subject
to additional testing and is pending radiocarbon dating, the results of which will be
included in this report when received. The Site ~-5545 wall is not readily amenable to
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testing and dates to historic times. Archaeological Monitoring is not recommended
during ground altering activities on this parcel primarily due to the complete absence of
sand in the project area and due to the documentation occurring of all project area
features during this Inventory Survey.

8. Cultural Resources

Leann McGerty, B.A., and Robert L. Spear, Ph.D., Scientific Consulting Services, Inc.,
conducted a Cultural Impact Assessment of the proposed development in October 2004
(See: Appendix F, #Cultural Impact Assessment”). The purpose of the Cultural Impact
Assessment is to evaluate the probability of negative impact on cultural values and
rights within the project area and its vicinity as a result of the project.

The Cultural Impact Assessment was prepared in accordance with the methodology and
content protocol provided in the Guidelines for Assessing Cultural Impacts (OEQC 1997).
The report contains archival and documentary research, as well as consultation with
individuals or organizations within knowledge of the project area, its cultural resources,
and its practices and beliefs.

Individuals and organizations, including the OHA and O'ahu, the OHA Community
Resource Coordinator on Maui, Central Maui Hawaiian Civic Club, a Cultural Resource
Planner in the Maui Planning Department were contacted by SCS in order to obtain
information concerning cultural activities occurring at or in the vicinity of Parcel 9. Ms.
Ester Nae'ole, granddaughter of the original landowner, and one of the inheritors of the
project area consulted with SCS.

Based on community response, information provided by a consultant, and archival
research it is reasonable to conclude that, pursuant {o 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 on Parcel 9. Because there were no
activities identified, there are thus no adverse effects.

9. Visual Resources

Existing Conditions. The subject property is located within the destination resort area of
Makena, which is renowned for its significant views of the Pacific Ocean and Haleakala.
The Pacific Ocean and the islands of Molokini and Kaho'olawe are visible from the

property.
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The project site is visible from Makena-Keoneoio Road and Old Ulupalakua Road. The
mauka portion of the property contains two single-family residential dwellings and
offers sweeping ocean views. The makai portion of the property is undeveloped and
contains views of Makena Landing and the Pacific Ocean beyond. Mauka views from
Makena-Keoneoio Road do not exist fronting the project due to the steepness of the
topography, which obstructs all mauka views. There are no significant views available
from Old Ulupalakua Road.

Numerous scenic resources have been identified in the Kihei-Makena area, which are
identified and discussed in the Maui Scenic Coastal Resources Study, August 1990 (See
Figure 7). The resource/inventory map in this report, does not identify any significant
view occurring across the subject property that will be affected by the development.

Potential Impacts and Mitigation Measures. As discussed, no unique public scenic

resources will be impacted by the development. Private view coridorrs will also be

protected through the establishment of CC&R’s. The applicant has agreed to restrict the -
height of future residences to a maximum of 75-feet amsl for lot nos. 5, 6, and 7 via

CC&R’s. This will protect view planes to the ocean from mauka properties owned by

Makena Aina Corporation. In return, Makena Aina Corporation will restrict the height

of any future structures located on TMK No. 2-1-07:094 to a maximum elevation of 25-

feet amsl which will protect views for Papaanui lots. As such, the proposed project is -
not anticipated to significantly impact public or private view corridors.

10. Agricultural Resources

In May 1967 the Land Study Bureau (LSB) established a five-class rating system to —
determine the relative productivity of agricultural lands in the County, using the letters
A, B, C, D, and E, with A representing the class of highest productivity and E the lowest.
The LSB ratings have become the standard by which the productivity of agricultural
land is measured in the State. —

Approximately half of the property affected by the subdivision maintains an overall
productivity rating of “E” by the LSB, indicating a low productive agricultural capacity.
The remaining portion of the property has not been assigned a rating but is likely to be
of poor agricultural quality in consideration of the suitability of adjacent property. The
property is not designated on the ALISH Maps.

i

r

Potential Impacts and Mitigation Measures. The proposed action will not displace or
conflict with land currently being utilized for active agricultural purposes and will occur
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on property with a low agricultural productivity. As such, the proposed project will not
impact the State’s agricultural resources.

B. SOCIO-ECONOMIC ENVIRONMENT

1. Population

Existing Conditions, Maui County experienced relatively strong population growth
during the past decade with the 2000 resident population expanding to 128,241, an
80.6% increase over the 1980 population of 70,991 (United States Department of the
Census, 2000). Population growth is projected to continue with the year 2020's resident
population projected to reach 175,136 (SMS Research and Marketing Services, Inc., June
2002). Similarly, visitor growth has increased significantly in the County over the last
decade with the average daily visitor count increasing from 15,363 in 1980 to 43,854 in
2000, a 285% increase in visitors per day. Thus, the County’s defacto population,
defined as all persons physically present in an area, grew to 168,544 in 2000, an 88%
increase over 1990 levels (SMS Research and Marketing Services, Inc., June 2002).

Likewise, Kihei-Makena experienced high growth rates as the population grew to 22,870
in 2000, up from 15,365 in 1990, and 7,263 in 1980 (SMS Research and Marketing
Services, Inc., 2002). The anticipated 2020 population of the Kihei-Makena region is
projected to reach 31,576. The average daily visitor population of the region in 1990 was
16,079 and is anticipated to reach 19,161 in 2020, a 19% increase over 1990 levels (SMS

Research and Marketing Services, Inc., June 2000}.

Potential Impacts and Mitigation Measures. Residential population growth based on
the proposed seven lot residential lot subdivision is anticipated to be minimal.

2. Economy

Existing Conditions. The Kihei-Makena economy is based primarily upon the visitor
industry. Visitor accommodations are located along the shoreline along with various
support facilities, multi-family, and single-family residential developments. Kihei and
Wailea have developed into important visitor destination anchors. Makena is
significantly less developed. Much of the region’s economic activity is derived directly
or indirectly from tourism. In addition to tourism, high technology promises to be an
increasingly important component of the Kihei-Makena economy. Most existing and
projected employment in high technology will occur at the Maui Research and
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Technology (R&T) Park located in North Kihei, which is likely to become a major
employment center.

Countywide, unemployment has decreased from a recent high of 7.5% in 1997 to a rate
of 5.7% in 1999 and 4.4% in 2002 (County of Maui, Office of Economic Development,
April 1999). Full employment in an economy generally occurs at a rate of approximately
5%.

Potential Impacts and Mitigation Measures. The project will generate construction-
phase economic impacts that are generally short-term effects. They include
employment, income, and expenditure impacts that are created by on-site and off-site
construction employment, on-site and offsite trade/transportation/service
employment, and manufacturing employment in support of construction.

C. PUBLIC SERVICES

1. Recreational Facilities

Existing Conditions. Kihei-Makena has a wide reputation as a recreational destination,
particularly for ocean related activities. Ocean sports and recreation available in the
region include golfing, swimming, fishing, surfing, scuba diving, snorkeling, sailing,
and kayaking. As of October 2003 there were 27 State and County parks in South Maui
providing approximately 189 acres of developed and undeveloped parkland. Currently,
Kihei-Makena has 16 regional parks (64 acres), 16 of which are beach parks, and 11 Sub-
Regional Parks (125 acres).

State and County beach parks within close proximity to the project area include the
Makena Landing, Maluaka Beach Park and Makena State Park further to the south.
According to the County’s Public Facilities Assessment Update, July 15, 2002, there are
over 5.2 acres of total park land per 1,000 residents in the community. Using park
planning standards, in 2000 the community plan region was in need of 3 tennis courts
and 10 sports courts and an additional 109.1 acres of park land.

Potential Iinpacts and Mitigation Measures. The proposed development will produce a
relatively small increase the population of the immediate area and will therefore
produce a marginal increase in the use of neighborhood and regional park facilities.
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The applicant is currently consulting with the Department of Parks and Recreation
regarding improvements to Makena Landing. These improvements include trimming,
irrigation, and planting of native plant species that will be undertaken in cooperation
with Makena Aina Corporation. In addition, the owners of the project will be required
to comply with the requirements for Parks and Playgrounds, pursuant to Maui County
Code Section 18.16.320, in order to satisfy park assessment requirements. The park
assessment requirements are designed to mitigate the incremental impact that new
development places upon the region’s park facilities. The current park fees are $7,595.00
per subdivided lot. The first three lots are exempt. As such, the project will be required
to contribute $30,380 towards regional park improvements.

2. Police and Fire Protection

There are two fire stations serving this community. The first fire station is located at 11
Wamahaihai Street at Kalama Park, which is about two miles north of the subject site.
The Kihei Fire Station is equipped with a 1,500-gallon pumper, and is staffed by one
captain and five firefighters per twenty-four hour shift. The second fire station is
located in Wailea on Kilohana Street. This station provides coverage in the northern
portion of the Kihei-Wailea-Makena area.

Patrol officers on assignment provide police services for the Kihei-Makena sub district
from a new police sub-station at Kihei Town Center. According to the County’s Public
Facilities Assessment Update, July 15, 2002, in 2001 there were 31 budgeted uniformed
patrol officers and an estimated 10 investigative officers working form the Kihei sub-
station. Based on population, Kihei District’s current need is estimated at approximately
75 officers, which is 34 more officers than are currently available in the District. At
present, the Kihei Substation facilities are inadequate to accommodate a staff this size. A
large portion of policing responsibilities must continue to be met by officers dispatched
from the Central Station, resulting in excessive response times to calls for service from

outlying areas.

Potential Impacts and Mitigation Measures. In the context of the overall projected
population growth for the Kihei-Makena region, the proposed project will not result in
an overall significant increase in population; thus, the proposed project is not
anticipated to have an adverse impact upon existing police and fire protection services.

PAPAANUI
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3. Schools

Existing Conditions. There are two public elementary schools and one public
intermediate school in the area. Kihei and Kamalii Elementary and Lokelani
Intermediate Schools serve North Kihei. In addition, Montessori Hale O’Keiki provides
private education for grades PreK-4. Until recently, Kihei students attended H.P.
Baldwin High School in Wailuku but are now required to attend Maui High School in
Kahului. The newly constructed Kamalii Elementary School is the closest elementary
school to the project site, and is located about five miles from the project. According to
the County’s Public Facilities Assessment Update, July 15, 2002, the enrollment,
capacity, and future status of Kihei schools is as follows:

Rated 2001 Ratio of
Capacity Enrollment Enrollments
Kihei Elementary School 1054 774 73%
Kamalii Elementary School 1051 841 80%
Lokelani Intermediate 555 718 129%
Maui High 1,379 1,673 121%

The assessment indicates that capacity is sufficient to accommodate existing enrollments
of elementary students. However, existing enrollments justify the need for an additional
intermediate school and high school beginning in 2005.

Potential Inpacts and Mitigation Measures, Using State of Hawaii, Department of
Education, multipliers for standard housing types of school aged children the proposed
project could increase the student population of the affected schools by approximately:

Grade Students
K-5 1.953
6-8 1.001
9-12 1.078

It is not anticipated that the proposed project will significantly impact public education
facilities, given the projected demographic profile of prospective purchasers and given
the minimal population increase generated by the project.
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4. Medical Facilities

Existing Conditions. The Wailuku based Maui Memorial Medical Center (MMMC)
provides centralized medical services for the Island. Medical and dental offices are
located in Kihei and Wailea to serve the Makena region'’s residents.

According to the County’s Public Facilities Assessment Update, July 15, 2002, the status
of hospital facilities on Maui in 2000 is as follows:

o Obstetric and Pediatric Beds are significantly underutilized throughout the
County of Maui, with a maximum actual occupancy rate of 31% compared to the
desirable rate of 85%.

e Critical Care Beds, available only at Maui Memorial Medical Center, stayed
occupied at a fairly favorable 64% rate in 2000, compared to the desirable rate of
75%.

e Acute Care Beds appeared to be undersupplied at MMMC. This could be
because non-acute patients were occupying acute care beds while they waited for
Jong-term care beds at Hale Makua and Kula Hospital.

o Long-term Care Beds at Hale Makua and Kula Hospital appeared to be
inadequate to handle demand in 2000, with occupancy rates consistently
exceeding the desired rate of 95%.

» Specialty Care Beds were generally underutilized in hospitals of the County of
Maui in 2000.

As for the existing capacity of Emergency Medical Services, the County’s Public
Facilities Assessment Update, July 15, 2002, notes that the Kihei-Makena area is
currently served by one ambulance. However, there is a present need for two

ambulances.

Potential Inpacts and Mitigation Measures. The proposed project will produce a
small increase in the population of the immediate area. The increase in population will
produce a marginal increase in demand for physicians, dentists, nurses, mental health
personnel, and hospital beds. However, in the context of the overall population growth
for the island, the proposed project will not produce an overall significant impact to the
island’s medical facilities.
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5. Solid Waste

Existing Conditions. Only two landfills are currently operating on Maui, the Central
Maui Landfill in Puunene, and the Hana landfill. Residential solid waste collection is
provided by the County and taken to the Central Maui Landfill, which also accepts
waste from private refuse collection companies.

According to the County’s Public Facilities Assessment Update, July 15, 2002, existing
capacity and planned expansion of the Central Maui Landfill will accommodate the
Kihei-Makena Community Plan Region's waste disposal needs beyond the year 2020.

Potential Impacts and Mitigation Meastres. Based upon figures provided by the
County of Maui, Curbside Refuse Collection System Plan, September 2000, the subject
project will generate approximately 1.72 tons per household per year, which is
equivalent to 3,440 pounds/year of solid waste. Thus, the project is anticipated to
generate approximately 24,080 pounds/year or 66 pounds per day of solid waste. The
County of Maui will conduct solid waste collection for the proposed project. Green
waste from initial clearing of the site will be either mulched on site or deposited at the
Central Maui landfill's green waste recycling facility. It is envisioned that some of the
green waste may also be used as mulch for other projects in South Maui.

INFRASTRUCTURE

A Preliminary Engineering and Drainage Report was prepared by Otomo Engineering,
Inc., which analyzes existing infrastructure systems accessible to the subject property
and proposed improvements to accommodate the proposed development. The report
addresses water, sewer, drainage, flooding, roadway, and electrical and telephone
systems (See: Appendix D, “Preliminary Engineering and Drainage Report”).

1. Water

Existing Conditions. Domestic water and fire flow will be provided by the County’s
water system. There is an 8-inch waterline along Makena-Keoneoio Road. A 1.5 million
gallon concrete water tank on Kaukahi Street provides storage for the area. The tank is
known as the Diamond Resort Tank (elevation 220 feet) and is located approximately
6,000 feet to the north of the project site. The source for the water system is the
Mokuhau wells located in Happy Valley.

PAPAANUI
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Potential Impacts and Mitigation Measures, According to the Department of Water
Supply’s December 9, 2004, comment letter, water demand for single-family residential
development of the subject property would be about 11,790 gpd based on system per
acre standards and 14,640 gpd based on empirical consumption data of single-family
residences in the Makena Area. Fire flow demand for single-family residential
development is 1,000 gallons per minute for a 2 hour duration. Fire hydrants will be
installed with a minimum spacing of 350 feet.

Presently, there are seven %-inch water meters on the subject parcel. Each water meter
will be relocated to its correct location upon completion of the subdivision water
improvements to service each lot. '

The applicant will incorporate water conservation measures during the construction
phase of the project. Future homeowners will be required to install water conserving,
low flow fixtures. Future lot owners will be encouraged to:

s Incorporate water efficient landscaping (xeriscaping) into the landscape design.

» Utilize properly planned and efficient irrigation systems; and

» Select appropriate plants for the Makena area, thereby minimizing the need for
irrigation.

2. Sewer

Existing Conditions. There is no County sewer system in close proximity of the project
site, The nearest County-owned sewer system is located approximately 1,400 feet to the
north of the project site. The facility consists of a wastewater pump station located at the
intersection of Wailea Alanui Road and Makena-Keoneoio Road. The Hale O Makena
project, located south of the Wailea Alanui Road and Makena-Keoneoio Road
intersection, installed a private sewer system, which connected to said County sewer
pump station. Any sewer system expansion along this section of Makena-Keoneoio
Road may need to coordinate connection to this private system. The Makena Resort,
situated to the north of the subject property, maintains its own private system.
Wastewater collected from the Makena area is transported to the Kihei Wastewater
Treatment Plant located above Piilani Highway and south of the Silversword Golf

Course.

Potential Impacts and Mitigation Measures. The proposed 7-lot subdivision will
generate approximately 2450 gallons per day of wastewater when all homes are
constructed. Since there is no existing sewer system in close proximity of the project
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site, each Iot will install an individual wastewater system for sewerage disposal
pursuant to State Department of Health Rules and Regulations. The use of individual
waste water systems has been approved by the State Department of Health for the
project (See: Appendix G, “Comment and Response Letters”). The lots will connect to
the County system in the future as it becomes available.

3. Drainage

Existing Conditions. There are no County drainage systems in the vicinity of the subject
parcel. Runoff from the developed portion of the project site presently sheet flows in an
east to west direction onto Makena-Keoneoio Road. Runoff from the undeveloped
portion of the subject parcel sheet flows in a north to south direction. Ultimately, all
runoff from the project sheet flows onto Makena-Keoneoio Road and into the ocean.

It is estimated that the present 50-year, 1-hour runoff from the developed portion of the
project site is 1.8 cfs and 4.6 cfs from the undeveloped portion. The total runoff from the
project site is 6.4 cfs.

Potential Impacts and Mitigation Measures. After the development of the proposed
subdivision improvements and buildout of the property, it is estimated that the 50-year
storm runoff will be 11.5 cfs, with an increase of 5.1 cfs (See: Figure No. 11, “Preliminary
Grading & Drainage Plan” and Appendix D, “Preliminary Engineering and Drainage
Report”).

Runoff from Lots 1, 2 and 3 (developed portion of the property) will be collected by
grated catch basins and conveyed to an onsite underground perforated pipe drainage
system which will be located on Lot 1. Runoff from Lots 4 to 7 will be conveyed to a
detention basin which will be constructed on Lots 5 and 6 and the adjoining parcel
owned by Makena Aina Resort TM.K.: (2) 2-1-007:portion of 094. The required storage
volume to accommodate the increase in runoff from Lots 4 to 7 is 1,929 cubic feet. The
proposed detention basin will have a storage volume of approximately 39,000 cubic feet
of which Papaanui will have reserved 5,000 cubic feet. Thus, the available drainage
capacity allocated to Papaanui is approximately 159% more than the volume required to
accommodate drainage from lots 4 to 7 during a 50-year storm event. The remaining
capacity of the detention basin, i.e. 34,000 square feet, will be allocated to Makena Aina
Corporation for the future development of the adjacent properties.

The increase in runoff from Lots 1, 2 and 3 will be conveyed to an underground-
perforated drainline which will be appropriately sized to accommodate runoff from a
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50-year storm event. With the incorporation of the proposed mitigation measures, there
will be no increase in runoff sheet flowing from the project site onto Makena-Keoneoio
Road or adjacent properties. The proposed drainage plan is in accordance with Chapter
4, Rules for the Design of Storm Drainage Facilities in the County of Maui.

Construction Phase Best Management Practices

The project will incorporate Best Management Practices (BMP's) designed specifically to
reduce the potential for non-point sources of pollution from impacting nearshore water
quality. Short-term measures to minimize construction related runoff from the property

will include:

o Installation of temporary silt screens fronting the makai side of the project side
and within drainage swales along the project limits.

e Installation of temporary silt screens within or around the on-site detention
basins.

e Rapid covering and stabilization of topsoil stockpiles.

e Landscaping and rapid covering of bare areas, including slopes, beginning with
the initial grading phase;

e Proper disposal of sediment and debris from construction activities; and

e Cement products, oil, fuel, and other toxic substances will be prevented from
falling or leaching into the water.

4. Roadways and Traffic

Existing Conditions. A Traffic Assessment Letter was prepared by Phillip Rowell &
Associates which assesses the impact of the project (See: Appendix E, “Traffic
Assessment Letter”).

The project is bounded by Makena-Keoneoio Road along the south and west, and by Old
Ulupalakua Road along the north. Makena-Keoneojo Road is a two-way roadway. In
the vicinity of the project, the width does not provide two full width travel lanes. The
roadway is narrow and winding. There are signs warning of limited sight distances.
Adjacent development is residential. The posted speed limitis 15 miles per hour.
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Old Ulupalakua Road is an “unimproved” road intersecting Makena-Keoneoio Road
and providing access to several residences. Two-way traffic is allowed even though the
width is not sufficient for two-full width travel lanes. There is no posted speed limit

signs.

Potential Impacts and Mitigation Measures, A trip generation analysis was performed
for the project. The analysis assumed the maximum build-out scenario for the project,
which could include seven (7) single-family detached units and that each single-family
unit may have one (1) ohana unit. Therefore, the maximum build-out of the project
could be seven (7) single-family plus seven (7) chana units.

The trip generation analysis is summarized in Table 1, Traffic Assessment Letter, located
in Appendix E. The project will generate 8 trips during the morning peak hour, 2
inbound and 6 outbound. During the afternoon peak hour, the project will generate 7
inbound and 4 outbound trips for a total of 11 trips. The conclusion of the trip
generation analysis is that the project will generate 2 minimal amount of traffic.

A Level-of-Service Analysis was performed for the project driveway. It was assumed
that there would be just one driveway to assess a worst-case condition. All delays are
estimated to be less than nine (9) seconds, which corresponds to Level-of-Service A, the
highest level-of-service. The conclusion is that the driveways will operate at Level-of-
Service A, without a separate left turn lane into the project, and that the traffic impact of
the project will be negligible. A full TIAR would have the same conclusion.

Even though the estimated impacts are negligible, the project’s civil engineer should
perform a sight distance analysis to insure that adequate sight distance is provided at
the project driveways along Makena-Keoneoio Road.

The Institute of Transportation Engineers recommends that a traffic impact study should
be performed if, in lieu of another locally preferred criterion, development generates an
additional 100 vehicle trips in the peak direction (inbound or outbound) during the site’s
peak hour. Based on the criterion, a traffic impact study is not warranted.

Planned Roadway Improvements. The right-of-way of Makena-Keoneoio Road is
established to the north and south of the subject parcel. Although the existing roadway
improvements physically traverses through a portion of the southerly section of the
property, there is no established right-of-way. The developers will provide for a
roadway lot within the property for Makena-Keoneoio Road to match the northerly and
southerly ends. The roadway lot will be dedicated to the County. Makena-Keoneoio
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Road and Ulupalakua Road will be improved with grassed shoulders fronting the
project site and improved to County Rura] standards in accordance with the provisions
of the Kihei-Makena Community Plan. The implementation of rural design standards
for roadway improvements is also strongly endorsed by the Makena Home Owners
Association (See Appendix A). The Association specifically stated that they do not
support the establishment of on-street parking on this section of roadway. Nor would
they support the erection of street lights.

5. Electrical and Telephone

Existing Conditions. The proposed electrical, telephone and cable TV distribution
systems in the subject subdivision will be installed underground from the existing
overhead facilities traversing the project site.

Potential Impacts and Mitigation Measures. Existing electrical and telephone facilities
will serve the development.
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IV. RELATIONSHIP TO GOVERNMENTAL PLANS,
POLICIES, AND CONTROLS

A. STATE LAND USE LAW

Chapter 205, Hawaii Revised Statutes, relating to the Land Use Commission, establishes
four major land use districts into which all lands in the State are placed. These districts
are designated Urban, Rural, Agricultural, and Conservation. The subject property is
within the Agricultural District. The applicant is proposing a district boundary
amendment from Agricultural to Urban, in order to allow for the creation of the
proposed lots, and to bring consistency between the State Land Use Classification and

the County’s zoning.

Pursuant to § 15-15-18, Land Use Comumission Rules, Subchapter 2, Standards for
Determining “U” Urban District Boundaries, the proposed request is consistent with the

following standards:

1) It shall include lands characterized by “city-like” concentrations of people,
structures, streets, urban level of services, and other related land uses.

Analysis: The subject property is located on the leeward facing shore of Maui, in the
resort area of Makena, approximately 2 miles south of Wailea. A patchwork of
undeveloped urban-zoned land, intermixed with high-end visitor oriented development
that includes condominiums, hotels, golf courses, and residential beach estates
characterizes the Makena area. Zoning throughout Makena, and in the immediate
vicinity of the subject property, is predominantly urban with a significant amount of
land community planned for multi-family, residential, and recreational uses (See Figure
No. 4). Beyond the urban-zoned areas are arid agricultural lands being used for low
intensity cattle grazing. Makena is still largely undeveloped and therefore a significant
amount of urban-zoned land remains in open space.
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The subject property is within close proximity to the Na Hale O Makena multi-family
project, which is in the Urban District, and a range of other land uses including Hotel,
Multi-Family, Single-Family Residential, Rural Residential, and Park Uses.

In consideration of the above, the proposed project is located in an area characterized by
“city-like” concentrations of people, structures, streets, urban level of services, and other

related land uses
2) Itshall take into considerations the following specific factors:

A. Proximity to centers of trading and employment except where the
development would generate new centers of trading and employment;

B. Substantiation of economic feasibility by the petitioner;

C. Availability of basic services such as schools, parks, wastewater systems,
solid waste disposal, drainage, water, transportation systems, public
utilities, and police and fire protection; and

D. Sufficient reserve areas for foreseeable urban growth.

Analysis: The proposed development will not generate new centers of trading and
employment. The property is in close proximity to Makena Resort which is a center
of employment in the Makena area. Further, basic infrastructure and services
capable of servicing the development are available at the site.

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,

Analysis: As discussed in Section IILA of the Report, the property has satisfactory
topography, drainage, and is reasonably free from the danger of floods, tsunami,
unstable soil conditions, and other adverse environmental effects.

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

Analysis: The proposed development is contiguous to urban designated lands to the
northeast, east, and south and rural designated lands to the west. Agricultural
designated lands abut the northern boundary. As noted, the project site is proximate
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to a range of land uses including single-family residential, multi-family, hotel, and
park related uses.

5) It shall include lands in appropriate locations for new urban concentrations and
shall give consideration to areas of urban growth as shown on the State and

County general plans.

Analysis: Within the vicinity of the project site lands are either developed with
existing urban uses or are designated for urban uses in the Kihei-Makena

Community Plan.

6) It may include lands which do not conform to the standards in paragraphs (1) to
(5):

A. When surrounded by or adjacent to existing urban development; and
B. Only when those lands represent a minor portion of this district;

Analysis: Not Applicable

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

Analysis: The subject property is situated within close proximity to existing urban
development and basic services are currently available to the site. As such,
arbanization of the property will not contribute toward scattered spot urban
development, necessitating unreasonable investment in public infrastructure or

support services.

8) It may include lands with a general slope of twenty percent or more if the
commission finds that those lands are desirable and suitable for urban purposes
and that the design and construction controls, as adopted by any federal, State,
or county agency, are adequate to protect the public heaith, welfare and safety,
and the public’s interests in the aesthetic quality of the landscape.

Analysis: A portion of the site has a slope that exceeds twenty percent. Individual
lot owners will be required to file grading plans with the County for review and

approval.
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B. 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. The
following General Plan Themes, Objectives and Policies are applicable to the proposed
project:

1.B. Land Use

Objective No. 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.

Policies:

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

111, Housing and Urban Design
A. HOQUSING

Objective No. 1: To provide a choice of attractive, sanitary and affordable homes
for all our residents.

Policies:

(v).  Encourage the construction of housing in a variety of price ranges and geographic

locations.
B. URBAN DESIGN
Objective No. 1: To see that all developments are well designed and are in

harmony with their surroundings.
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Policies:
(a) Require that all appropriaie principles of urban design be observed in the
planning of all new developments.
Objective No. 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 areq.
b) Encourage community design which establishes a cohesive identity.

C. KIHEI-MAKENA COMMUNITY PLAN

Nine community plan regions have been established in Maui County. Each region’s
growth and development is guided by a community plan, which contains objectives and
policies in accordance with the Maui County General Plan. The purpose of the
community plan is to outline a relatively detailed agenda for carrying out these

objectives.

The subject property is located within the Kihei-Makena Community Plan region. The
Community Plan was recently adopted by ordinance No. 2641 on March 6, 1998.

The Kihei-Makena Community Plan designation for the subject property is Multi-
Family. The applicant is requesting a Community Plan Amendment from Multi-Family
to Single-Family in order to allow for the property to be subdivided into seven (7
single-family residential lots.

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

Goal: Land Use. A well-planned community with land use and development
patterns designed to achieve the efficient and timely provision of
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infrastructure and community needs while preserving and enhancing
the unique character of Ma‘alaea, Kihei, Wailea and Makena as well as
the region’s natural environment, marine resources and traditional
shoreline uses.

Objectives and Policies:

c Upon adoption of this plan, allow no further development unless
infrastructure, public facilities, and services needed to service new
development are available prior to or concurrent with the impacts of new

development.
. Prevent urbanization of important agricultural lands
q. Allow ohana units only where sufficient infrastructure is available.

Analysis. Section III of this report addresses the impact that the proposed project will
have upon existing public infrastructure, facilities, and service systems. Based upon the
analysis, public infrastructure and services currently have, or will have in the
foreseeable future, adequate capacity to serve the development and will therefore not be
significantly impacted by the project. Thus, the necessary infrastructure, public
facilities, and services will be available prior to and/or concurrent with development of

the site.

In addition, the proposed residential development requires less public infrastructure,
facilities and services that the potential future development of multi-family residences
on the property. The property is designated for future urban development and does not
involve important agricultural lands.

Goal: Environment, Preservation, protection, and enhancement of Kihei-
Makena’s unique and fragile environmental resources.

Analysis: As described in Section III of this report, Kihei-Makena's unique and fragile
environmental resources, including its shoreline, near and off-shore water quality,
drinking water, visual resources, archeological resources, and endangered species of
flora and fauna, will not be significantly impacted by this project.

Goal: Cultural Resources. Identification, preservation, enhancement, and
appropriate use of cultural resources, cultural practice, and historic
sites that:
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a. Provides a sense of history and defines a sense of place for the
Kihei-Makena region.
Objectives and Policies:

a) Identify, preserve, protect and restore significant historical and cultural
sites.

Implementing Actions:

b) Require development projects to identify all cultural resources located
within or adjacent to the project area, prior to application, as part of the
County development review process.

e) Formulate and adopt rural and historic district roadway standards for
the old Makena Road to promote the maintenance of historic landscapes
and streetscapes in character with the region, so long as these standards
are for public roadway purposes, and do not obstruct or interfere with the
rights of the public for the use and enjoyment of the area. Makena Road
shall be kept open for public use.

Analysis: Leann McGerty, B.A., and Robert L. Spear, Ph.D., Scientific Consulting
Services (SCS) Inc., conducted a Cultural Impact Assessment of the proposed
development in October 2004 (See: Appendix F, #Cultural Impact Assessment”). The
purpose of the Cultural Impact Assessment is t0 evaluate the probability of negative
impact on cultural values and rights within the project area and its vicinity as a result of
the project.

SCS concluded that based on community response, information provided by a
consultant, and archival research 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 on Parcel 9. Because
there were no activities identified, there are thus no adverse effects.

Further, in recognition of the rural character of the area, the applicant proposes rural
non-urban standard roadway improvements fronting the project site.

Goal: Physical and Social Infrastructure. Provision of facility systems, public
services and capital improvement projects in an efficient, reliable, cost
effective, and environmentally sensitive manner which accommodates
the needs of the Kihei-Makena community, and fully support present
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and planned land uses, especially in the case of project district
implementation.

Allow no development for which infrastructure may not be available
concurrent with the development’s impacts.

Objectives and Policies:

() Formulate and adopt rural and historic district rondway standards for the
Old Makena Road to promote the maintenance of historic landscapes and
streetscapes in character with the region, so long as these standards are for
public roadway purposes, and do not obstruct or interfere with the rights of
the public for the use and enjoyment of the area. Makena Road shall be kept
open for public use.

Analysis: Section III of this report addresses the impact that the proposed project will
have upon existing public infrastructure, facilities, and service systems. Based upon the
analysis, public infrastructure and services currently have, or will have in the
foreseeable future, adequate capacity to serve the development and will therefore not be
significantly impacted by the project. As discussed, the developer will contribute the
pro rata share required by the State and County for sewer and park facilities and
services in order to minimize the incremental impact of the subject development upon
public finances. Thus, the necessary infrastructure, public facilities, and services will be
available prior to and/or concurrent with development of the site.

Further, the applicant proposed non-urban standards for roadway improvements
consisting of a grassed shoulder area.

Goal: Water Distribution

Objectives and Policies

(d) Encourage the use of non-potable water for irrigation purposes and water
features. Prohibit the use of potable water in large water features or
require substantial mitigation fees.

(e) Encourage the use of plants which have a relatively low need for water.

Analysis: The Applicant proposes to connect to the County Water System for domestic,
fire flow, and irrigation purposes. To reduce the demand for water, xeriscaping and
drought tolerant plants will be incorporated into the landscape concept plans.
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Goal: Drainage
Objectives and Policies

(a)  Design drainage systems that protect coastal water quality by
incorporating best management practices to remove pollutants
from runoff. Construct and maintain, as needed, sediment
retention basins and other best management practices to remove
sediments and other pollutants from runoff.

Analysis. As discussed in the Preliminary Engineering and Drainage Report (See
Appendix D), the increase in impervious surfaces created by ultimate development of
the entire property will result in increased runoff estimated at 5.1 cfs. Presently, there is
no drainage system in the vicinity of the project site. The post development runoff from
the project site will be intercepted by catch basins and/or a swale and conveyed to
perforated pipe for lots 1to 3 and to a detention basin for lots 4 to 7. No increase in
runoff will be sheet flowing from the project site onto Makena-Keoneoio Road after the
development of the subdivision. This is in accordance with Chapter 4, Rules for the
Design of Storm Drainage Facilities in the County of Maui (See: Appendix D,
“Preliminary Engineering and Drainage Report”).

In addition, the following measures will be taken to control erosion during the
construction period.

e Installation of temporary silt screens fronting the makai side of the project side
and within drainage swales along the project limits.

« Installation of temporary silt screens within or around the on-site detention
basins.

e Rapid covering and stabilization of topsoil stockpiles.

« Landscaping and rapid covering of bare areas, including slopes, beginning with
the initial grading phase;

» Proper disposal of sediment and debris from construction activities; and
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e Cement products, oil, fuel, and other toxic substances will be prevented from
falling or leaching into the water.

In consideration of the above-referenced mitigation measures, the proposed project is
consistent with the community’s goal to insure that new development will not adversely
affect the marine environment and/or nearshore and offshore water quality.

D. MAUI COUNTY ZONING

Although the subject property had previously been shown as A-2 Apartment District on
the County’s Land Zoning Map No. 5, it was determined that the property must comply
with the standards in the Interim District since the A-2 Apartment District designation
was improperly applied when the property was within the State Agricultural District.
The Interim District allows for single-family residential dwelling units, which may be
built on lots with a minimum lot size of 6,000 square feet. However, pursuant to §
18.32.010.E, MCC, Interim zoned lands cannot be subdivided.

The applicant is requesting a Change in Zoning from County Interim to R-3 Residential,
in order to allow for the subject property to be subdivided and developed with seven (7)
single-family residences. A request for a “Change in Zoning” must meet the following
criteria as found in MCC § 19.510.040.4:

1. The proposed request meets the intent of the general plan and the objectives and
policies of the community plans of the county;

Analysis. As described in Section IV.B and C, the proposed action meets the intent
of the general plan and the objectives and policies of the Kihei-Makena Community

Plan.

2. The proposed request is consistent with the applicable community plan land use
map of the county;

Analysis. The Kihei-Makena Community Plan, adopted on March 6, 1998, through
ordnance No. 2641, identifies the subject parcel as Multi-Family. Single-family uses
are allowed in the Multi-Family District. The proposed use is consistent with the
Community Plan Land Use Map. In order to establish conformity between the
Zoning and the Community Plan, the applicant is requesting a change in the
Community Plan from Multi-Family to Single-Family.
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3. The proposed request meets the intent and purpose of the district being
requested;

Analysis. Pursuant to MCC Section 19.08.010, the Residential District was
“established to provide for a harmonious residential neighborhood without the
detraction of commercial and industrial activities.”

The proposed Change in Zoning accomplishes these objectives and will allow for a
land use that is in harmony with the rural and residential character of the area.

4. The application, if granted, would not adversely affect or interfere with public or
private schools, parks, playgrounds, water systems, sewage and solid waste
disposal, drainage, roadway and transportation systems, or other public
requirements, conveniences and improvements;

Analysis. As described in Section IIL.C and D, the propos