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for use in irrigation. There are five municipal sewage systems with treatment plants that serve
limited areas. As a result, only a small portion of the County’s sewage is treated. Most sewage
is disposed of in private cesspools, septic systems, or private waste—water—treatment—plants
{WWTPs} that must meet the State DOH water quality standards. The State DOH intends to
promulgate rules that will prohibit the installation of cesspools.

Loud noises are known to have adverse physiological and psychological effects on people.
Residential and resort areas near airports are particularly affected. Increased air transportation
activity and changes in aeronautical technology could change the “noise contours” that affect
lands surrounding the Kona International Airport at Keahole and Hilo International Airport. The
County recommends appropriate easements and/or covenants be required in conjunction with
land use approvals for lands in the vicinity of the airports to eliminate the likelihood of

surrounding land use development conflicting with future airport activity and/or expansion.

5.3.7.3 Conformance to-with the Goals of the Plan

The Keahuolu Affordable Housing Pproject is relevant to the State Health Function Plan in two
ways. First, construction will conform to DOH regulations concerning erosion control, fugitive
dust, solid waste disposal, and noise controls. Second, the project will develop on-site and off-
site infrastructure systems that will connect to regional infrastructure systems. Infrastructure will
be constructed to applicable State, DOH and County standards, rules and regulations, thereby

fulfilling the goal of improving environmental health and protection.

5.3.8 State Historic Preservation Functional Plan (1991)

5.3.8.1 Goals of the Plan

The State Historic Functional Plan identifies issues, policies, and implementing actions that seek
to preserve and protect the unsurpassable beauty, history, and culture of the Hawaiian Islands.
Hawai‘i’s natural scenic beauty, clean environment, and rich multi-cultural heritage (including
historic/cultural sites) are reasons why so many people have made Hawai‘i their home, and why

S0 many visit the State.
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5.3.8.2 Historic Preservation Sites in the County of Hawai'‘i

According to the DLNR’s SHPD, an estimated 11,500 archeological and historic sites have been
identified on the island of Hawai‘i. However, only 5 percent of the island has been surveyed,
and the other 95 percent of the island contains an undeterminable number of historic and
archeological sites. The abundance of historic sites can be attributed to the fact that much of the
early history of the Hawaiian islands had its setting on the island of Hawai‘i. Archeological data

indicates that Polynesian voyagers may have settled there as early as 600 A.D.

5.3.8.3 Conformance to-with the Goals of the Plan

Archaeological inventory survey work has been conducted on the subject property and a eultural
impaet—assessmentCIA has been prepared. Together, these documents provide a greater
understanding of project area’s historic, archaeological and cultural resources. Sites conforming
to the significance criteria established under state and federal regulations will be preserved in

coordination and consultation with the SHPD.

5.3.9 State Housing Functional Plan (1989, 1990)

5.3.9.1 Goals of the Plan

The 1990 State Housing Functional Plan identified a need to develop affordable housing
throughout the State, and found that the housing needs of lower income households would not be
adequately met in future residential developments. Obstacles identified to the development of
affordable housing include (1) the lack of infrastructure, particularly on the neighbor islands; (2)
the high cost of zoned land, high development costs, and the regulatory system (particularly on
O‘ahu); (3) government policies that have created a shortage of urban land zoned for housing;
(4) lack of government funds to develop rental housing; (5) building codes and subdivision
standards that constrain innovative, cost-saving technologies; and (6) current labor wages. The
Plan recommended increased densities in residential developments where feasible, smaller and

basic units, funding for rental developments, and state subsidies.
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5.3.9.2 Housing in the County of Hawai'i

The population of the County has been growing for decades, but the rate of growth has been
slowing. North Kona has seen a faster rate of increase than the island as a whole, although

Puna’s and South Kohala’s populations have increased at even faster rates.

In Hawai‘i County in 2006, 9.9 percent of single family properties and 16 percent of residential
condominiums had out-of-state owners. Non-residents are also disproportionately involved in
real estate purchases. From 2001 to 2005, about 35 percent of Hawai‘i County single-family
house sales and 75 percent of condominium sales had out-of-state buyers. Consequently, market
prices reflect both local and non-local buying power, and the median home price is much higher
than the average household can afford. In short, many of the homes sold at prices that only a few
local families — and many more offshore buyers — could afford. However, evidence of resident
demand for new housing units is abundant. The housing market continues to be active, even

though prices have reached levels that many families cannot afford.

About a third of Hawai‘i County respondents expecting to move named North Kona as their
preferred destination. Total demand for housing in North Kona from Hawai‘i residents statewide
as of 2006 is estimated at about 7,200 households, {including all those expecting to move at

some time in the future.

5.3.9.3 Conformance to-with the Goals of the Plan

The HHFDC Keahuolu project is planned as a response to the regional needs for housing and the
desire to reduce congestion on regional highways due to residents’ traveling long distances
between home and work. Future residents of Keahuolu are likely to come from West Hawai‘i,
ranging from Ocean View in Ka‘u to North Kohala. Thus, the Keahuolu Affordable Housing
Pproject is supportive of the Housing Functional Plan’s goals of providing more homes for
Hawai‘i’s population. The project will directly address the demand for affordable homes near
employment centers in West Hawai‘i.
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5.3.10  State Human Services Functional Plan (1989)

5.3.10.1 Goals of the Plan

The Human Services Functional Plan addressed: (1) elder abuse;-, (2) child abuse and neglect,;
and (3) spouse/domestic abuse and violence. The plan details statistics, causes, and prevention

measures that can help to combat very pressing societal issues.

5.3.10.2 Conformance to-with the Goals of the Plan

The petition for a boundary amendment will have a negligible effect on this plan.

5.3.11  State Recreation Functional Plan (1991)

5.3.11.1 Goals of the Plan

The 1991 State Recreation Functional Plan focused on six issue areas: (1) ocean and shoreline
recreation; (2) mauka, urban, and other recreation; (3) public access to the shoreline and upland
recreation areas; (4) resource conservation and management;, (5) management of recreation

programs and facilities; and (6) wetlands protection and management.

5.3.11.2 Recreation in West Hawai'i

The County expects heavy demand on recreational resources as a result of an expanding
population and a growing number of visitors in West Hawai‘i. According to the County General
Plan, existing recreational areas and facilities in the North Kona district are being targeted for
improvements and expansion as the area is generally inadequate. In 2005, approximately 28,500
residents of North Kona were served by only nine County parks. Improved and expanded
recreational facilities that support the proper ratio of 5.0 acres of recreation area for every 1,000
people are a part of the County’s goals.

Some of the new or improved areas in the region include Kealakehe High School, which offers
facilities that are open to the public during non-school hours. The Kailua Park (Old Kona
Airport) consists of 34 acres and provides lighted fields for baseball, softball, and football.
Baseball and soccer fields were constructed. Also situated here are four lighted tennis courts, the
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old terminal building houses restrooms, offices, and a meeting place. A multipurpose
gymnasium was completed in 1993 and a 50-meter olympic-size swimming pool was completed
in 1999. The County has three developed beach parks in North Kona. There are three small boat
harbors in the district: Kailua Bay, Keauhou, and Honokohau. Honokohau harbor has a capacity
for 450 small boats and has other facilities to accommodate boat repair, a restaurant, dry storage,

etc.?

5.3.11.3 Conformance to-with the Goals of the Plan

The conceptual plans for the proposed project include approximately 25 acres of open space,
which includes area for the creation of neighborhood parks to address the recreational needs of

the residents.

5.3.12  State Tourism Functional Plan (1991)

5.3.12.1 Goals of the Plan

The 1991 State Tourism Functional Plan focused on six issues: (1) the positive and negative
impacts of tourism growth on the community; (2) physical development in terms of product
quality, product diversity, land use planning, adequate infrastructure, and visitor use of public
services; (3) environmental resources and cultural heritage; (4) community, visitor, and industry

relations; (5) employment and career development; and (6) effective marketing.

The plan primarily sought to strengthen tourism, while developing other industries to diversify
the State’s economic base in order to reduce its vulnerability from the fluctuations of a single

market.

5.3.12.2 Tourism in West Hawai‘i

Current growth in the County in terms of employment, population, income, and economic
activity has been more closely tied to the visitor industry than any other sector of the economy.

Employment opportunities spurred by the growth of tourism has been the catalyst for economic

% Data from this section obtained from the 2001 County of Hawai*i Proposed General Plan.
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growth in the County. A substantial amount of investor interest continues to flow into West
Hawai‘i, primarily the Kohala and Kona districts, which according to the Hawai‘i County
General Plan continues to accommodate the majority of the visitor market within the County.
Over $1 billion of planned construction of resort-residential complexes have been announced, in
addition to the substantial investment already in place. Various resort and resort-residential
complexes are currently under construction or are planned for construction in the near future.
Continued investor interest in resort and resort-residential development in the County suggests
an economic future that promises new jobs and more commercial, recreational, and cultural

activities.*

5.3.12.3 Conformance with the Plan

While the Keahuolu Affordable Housing project has no direct relationship with the visitor
industry, it plays an important indirect role. The availability of new housing opportunities in
reasonable proximity to the visitor destination areas of North and South Kona is vital to the
health of the industry because the project can provide employee housing near the region’s job

centers.

5.3.13  State Transportation Functional Plan (1991)

5.3.13.1 Goals of the Plan

The 1991 State Transportation Functional Plan sought to (1) construct facility and infrastructure
improvements in support of Hawai‘i’s thriving economy and growing population base;—, (2)
develop a transportation system balanced with an array of new alternatives;—, (3) implement
Transportation Systems Management to maximize the use of existing facilities and systems:-, (4)
foster innovation and use of new technology in transportation:-, (5) maximize joint efforts with
the private sector:—, (6) pursue land use initiatives which help reduce travel demand;-, and (7)
encourage resident quality-of-life improvements through improved mobility opportunities and

travel reduction.

4 Data for this section obtained from the 2001County of Hawai‘i Proposed General Plan and the Hawai‘i Tourism Authority

(HTA) 2002 Annual Report to the Legislature.
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5.3.13.2 Transportation Conditions in West Hawai'‘i

Kona International Airport at Keahole occupies 3,450 acres of land about seven miles northwest

of Kailua-Kona and the Keahuolu project site.

The major traffic arteries serving the North Kona district are the Hawai‘i Belt Highway
(Mamalahoa), connecting Kona with South Kohala and Ka‘u, Queen Ka‘ahumanu Highway;—;
Kuakini Highway, connecting Kailua with the mauka Keauhou area;—; and Ali‘i Drive, serving
the shoreline areas between Kailua and Keauhou. The latter of these systems is the only access
to areas along the shoreline between Kailua and Keauhou. Mauka-makai access between
Mamalahoa Highway and the Queen Ka‘ahumanu Highway is provided by Kaiminani Drive,
Hina Lani Drive and Palani Road. Mamalahoa Highway is the only arterial roadway currently
serving all of the South Kona District. Many portions of this roadway are narrow and winding.
Lands mauka and makai of this roadway are served by private and County-owned collector

roadways, many in poor condition.

The Hawai‘i County Mass Transit Agency provides public transportation around the island on
the Hele-On bus. In addition, the Transit Agency offers a Shared Ride Taxi program that

provides inexpensive door-to-door transportation within the urbanized area of Hilo and Kona.

Recent economic growth and prosperity in West Hawai‘i have brought traffic congestion, which
has worsened appreciably on Queen Ka‘ahumanu Highway and on the Hawai‘i Belt Road
between Kailua and South Kona. However, plans are under way for highway improvements for
both State and County roads, including widening of Queen Ka‘ahumanu Highway between
Kailua-Kona and the airport. The County’s planned Ane Keohokalole Highway is adjacent to
the project site’s makai boundary. The new highway, which will provide primary access to the
project site, is envisioned by the County to serve as a transit corridor between Kailua-Kona and

the airport.

5.3.13.3 Conformance with the Plan

The Keahuolu project will become an integral component of the regional transportation network.

The project’s conceptual plans provide for transit-oriented development with bus stops along
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Ane Keohokalole Highway, high density housing within one-quarter mile walking distance from
transit stops, and feasible roadway connections to existing and future development on adjacent
lands. This provides alternative routes and transportation modes to Queen Ka‘ahumanu and

Mamalahoa Highways, which will help to reduce congestion on these regional serving arterials.

5.3.14  State Water Resources Development Functional Plan (1984)

5.3.14.1 Goals of the Plan

The 1984 State Water Resources Development Functional Plan set objectives to: (1) clarify the
State water policy and improve management framework;-, (2) maintain the long-term availability
of freshwater supplies while considering environmental values;—, (3) improve management of
flood plains;—, (4) assure adequate municipal water supplies for planned urban growth:—, (5)
assure the availability of adequate water for agriculture;—, (6) encourage and coordinate
development of self-supplied industrial water and the production of water-based energy;—, (7)
provide for the protection and enhancement of Hawai‘i’s freshwater and estuarine environment;-,
(8) improve state grant and loan procedures for water programs and projects:—, and (9) pursue

water resources data collection and research to meet changing needs.

5.3.14.2 Water Conditions in West Hawai‘i

Over the past 15 years, West Hawai‘i has experienced tremendous growth in population and
resort development, accompanied by a reliance on the available ground-water resources. In the
early 1990s, there was fierce competition for water resources among landowners, developers,
and other water purveyors in the region. The State Commission on Water Resource
Management (CWRM) stepped in and found they needed to gather pertinent data on baseline
water levels in order to mediate the problem and avoid major disputes. A 1991 — 2002 report, A
Study of the Ground-Water Conditions in North and South Kona and South Kohala Districts,
Island of Hawaii is ongoing and presents over 10 years of baseline water level data. Many wells
were drilled in the region during the past 10 years by private landowners, public utilities, and the

State, who invested large sums of money to drill these wells for the economic benefit of the
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island and the State. The CWRM credited these entities for allowing access to their wells for

data collection and sampling used in the report.

The Keahuolu project is located on the western flank of Hualalai, where the ground surface is
highly permeable and storm water runoff does not occur. Two modes of groundwater occur in
the general vicinity: (1) a thin, brackish to saline basal lens underlying the entire coastal zone;-,
and (2) high-level groundwater near the vicinity of Mamaloahoa Highway and extending 20

miles from Kalaoa to Kealakekua.

5.3.14.3 Conformance with the Plan

The Keahuolu project will include the development of at least one new regional potable water
well and multiple storage reservoirs, depending on the total number of housing units to be
constructed. The potable water transmission system will be integrated into the County’s regional
distribution system, significantly improving water supply, storage, and transmission in the
vicinity of the project. In so doing, the Keahuolu project is in conformance with many of the

goals of the State Water Functional Plan.

5.4 HAWAI‘l WATER CODE

In 1987, the State Legislature adopted the Hawai‘i Water Code as HRS Chapter 174C, as
amended, to “protect, control, and regulate the use of Hawai‘i’s water resources for the benefit of
its people.” The CWRM administers the water code. The Code’s policies include the (1)
protection of water resources, maintenance of ecological balance and scenic quality with regard
to the development of new resources;—, (2) improvement of water quality;—, and (3) the
establishment of comprehensive water planning statewide. A major element of the code is the

development of the Hawai‘i Water Plan.

The State Water Code pursuant to HRS 174-2(c) allows “maximum beneficial use of the waters
of the State for purposes such as domestic uses, aquaculture uses, irrigation and other agricultural

uses, power development, and commercial and industrial uses.” Furthermore, the Code shall be

®  Data obtained from DLNR website (http://www.hawaii.gov/dInr/cwrm/data/reports/pr200301.pdf)
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liberally interpreted and applied in a manner—which that conforms to intentions and plans of the

counties in terms of land use planning.

5.5 STATE OF HAWAI‘Il WATER PLAN

The Hawai‘i Water Plan, under HRS 8174C-31, consists of four parts: (1) a water resource
protection plan prepared by the water commission:—, (2) water use and development plans for
each county prepared by each separate county and adopted by ordinance, setting forth the
allocation of water to land use in that county;-, (3) a state water projects plan prepared by the
agency which-that has jurisdiction over such projects in conjunction with other state agencies:-,

and (4) a water quality plan prepared by the DOH.

All water use and development plans shall be conditioned upon and be consistent with: (1) water
resource protection and water quality plans;-, (2) respective county land use plans and policies
including general plan and zoning as determined by each respective county:-, and (3) state land

use classification and policies.

To prepare the water resource protection and water quality plans, the LUC shall assess the
quantity and quality of water needed for existing and contemplated uses, including irrigation,

power development, geothermal power, and municipal uses.

5.6 STATE UIC PROGRAM

The Safe Drinking Water Act of 1974 legislated the protection of all aquifers, portions of
aquifers, and any potential aquifer capable of yielding consumable drinking water sources. This
mandate was based on increased evidence of contamination of this valuable resource and on a

national concern for the quality of groundwater.

In 1976, the State Legislature enacted Act 84, relating to Safe Drinking Water, which required
the State DOH to establish an UIC program to protect the quality of underground sources of
drinking water. The UIC program identifies aquifers that should be protected from subsurface

disposal of wastewater through injection wells, and designates areas now being used or that
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could potentially be used for drinking water. The underground sources of drinking water
(USDW) are protected and the program prohibits the construction of new injection wells that
may pollute the USDW. Injection wells are allowed in exempted areas. The boundary lines,
| known as the UIC line, between the USDW and the exempted areas have been developed; with a

1,000-foot setback of wastewater systems from all public drinking water wells and springs.

The subject property is situated mauka of the UIC line and injection wells are not permissible in

‘ this area, without-thereby not affecting USDW.

5.7 STATE ENVIRONMENTAL POLICY

HRS Chapter 344 establishes an environmental policy that (1) encourages productive and
enjoyable harmony between people and their environment;-, (2) promotes efforts to prevent or
eliminate damage to the environment and biosphere;-, (3) stimulates the health and welfare of
humanity;:—, and (4) enriches the understanding of the ecological systems and natural resources

important to the people of Hawai‘i.

HRS 8344-2 defines “environment” as the complex of physical and biological conditions that
influence human well-being, including land, air, water, minerals, flora, fauna, energy, noise, and

places of historic or aesthetic significance.

Fhe-folowing-table—identified-as-Table 5-3; contains the policies of the State Environmental
Policy, HRS 8344, and diseusses-makes note of the relationship and applicability, if any, of the

policy to the Keahuolu project’s petition for a boundary amendment.

Table 5-3:  State Environmental Policy

SECTION STATE ENVIRONMENTAL POLICY RATING

A = actively supportive C =conforms |=goal is inconsistent with applicant’s objectives NA = goal is not applicable

344-3 ENVIRONMENTAL POLICY.
It shall be the policy of the State, through its programs, authorities, and resources to:

(1) | Conserve the natural resources, so that land, water, mineral, visual, air and other natural resources are C
protected by controlling pollution, by preserving or augmenting natural resources, and by safeguarding
the State’s unique natural environmental characteristics in a manner which will foster and promote the
general welfare, create and maintain conditions under which humanity and nature can exist in
productive harmony, and fulfill the social, economic, and other requirements of the people of Hawai'i.
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SECTION ‘ STATE ENVIRONMENTAL POLICY RATING
A = actively supportive C =conforms |=goal is inconsistent with applicant’s objectives NA = goal is not applicable

(2) | Enhance the quality of life by:

(A) | Setting population limits so that the interaction between the natural and artificial environments and the C
population is mutually beneficial;

(B) | Creating opportunities for the residents of Hawai'i to improve their quality of life through diverse C
economic activities which are stable and in balance with the physical and social environments;

(C) | Establishing communities which provide a sense of identity, wise use of land, efficient transportation, C
and aesthetic and social satisfaction in harmony with the natural environment which is uniquely
Hawaiian; and

(D) | Establishing a commitment on the part of each person to protect an enhance Hawai'i's environment and NA
reduce the drain on nonrenewable resources.

344-4 GUIDELINES.

In pursuance of the state policy to conserve the natural resources and enhance the quality of life, all
agencies, in the development of programs, shall, insofar as practicable, consider the following
guidelines:

(1) | POPULATION.

(A) | Recognize population impact as a major factor in environmental degradation and adopt guidelines to C
alleviate this impact and minimize future degradation;

(B) | Recognize optimum population levels for counties and districts within the State, keeping in mind that C
these will change with technology and circumstance, and adopt guidelines to limit population to the
levels determined.

(2) | LAND, WATER, MINERAL, VISUAL, AIR, AND OTHER NATURAL RESOURCES.

(A) | Encourage management practices which conserve and fully utilize all natural resources; C

(B) | Promote irrigation and waste water management practices which conserve and fully utilize vital water C
resources;

(C) | Promote the recycling of waste water; C

(D) | Encourage management practices which conserve and protect watersheds and water sources, forest, C
and open space areas;

(E) | Establish and maintain natural area preserves, wildlife preserves, forest reserves, marine preserves, NA
and unique ecological preserves;

(F) | Maintain an integrated system of state land use planning which coordinates the state and county C
general plans.

(G) | Promote the optimal use of solid wastes through programs of waste prevention, energy resource C
recovery, and recycling so that all our wastes become utilized.

(3) | FLORA AND FAUNA.

(A) | Protect endangered species of indigenous plants and animals and introduce new plants or animals only C
upon assurance of negligible ecological hazard;

(B) | Foster the planting of native as well as other trees, shrubs, and flowering plants compatible to the C
enhancement of our environment.

(4) | Parks, recreation, and open space.

(A) | Establish, preserve and maintain scenic, historic, cultural, park and recreation areas, including the C
shorelines, for public recreational, educational, and scientific uses;
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SECTION ‘ STATE ENVIRONMENTAL POLICY RATING
A = actively supportive C =conforms |=goal is inconsistent with applicant’s objectives NA = goal is not applicable

(B) | Protect the shorelines of the State from encroachment of artificial improvements, structures, and NA
activities;

(C) | Promote open space in view of its natural beauty not only as a natural resource but as an ennobling, C
living environment for its people.

(5) | ECONOMIC DEVELOPMENT.

(A) | Encourage industries in Hawai'i which would be in harmony with our environment; C

(B) | Promote and foster the agricultural industry of the State; and preserve and conserve productive NA
agricultural lands;

(C) | Encourage federal activities in Hawai'i to protect the environment; NA

(D) | Encourage all industries including the fishing, aquaculture, oceanography, recreation, and forest NA
products industries to protect the environment;

(E) | Establish visitor destination areas with planning controls which shall include but not be limited to the NA
number of rooms;

(F) | Promote and foster the aquaculture industry of the State; and preserve and conserve productive NA
aquacultural lands.

(6) | TRANSPORTATION.

(A) | Encourage transportation systems in harmony with the lifestyle of the people and environment of the A
State;

(B) | Adopt guidelines to alleviate environmental degradation caused by motor vehicles; NA

(C) | Encourage public and private vehicles and transportation systems to conserve energy, reduce pollution A
emission, including noise, and provide safe and convenient accommodations for their users.

(7) | ENERGY.

(A) | Encourage the efficient use of energy resources. A

(8) | COMMUNITY LIFE AND HOUSING.

(A) | Foster lifestyles compatible with the environment; preserve the variety of lifestyles traditional to Hawai'i A
through the design and maintenance of neighborhoods which reflect the culture and mores of the
community;

(B) | Develop communities which provide a sense of identity and social satisfaction in harmony with the A
environment and provide internal opportunities for shopping, employment, education, and recreation;

(C) | Encourage the reduction of environmental pollution which may degrade a community; A

(D) | Foster safe, sanitary, and decent homes; A

(E) | Recognize community appearances as major economic and aesthetic assets of the counties and the A
State; encourage green belts, plantings, and landscape plans and designs in urban areas; and preserve
and promote mountain-to-ocean vistas.

(9) | EDUCATION AND CULTURE.

(A) | Foster culture and the arts and promote their linkage to the enhancement of the environment; NA

(B) | Encourage both formal and informal environmental education to all age groups. NA

(10) | CITIZEN PARTICIPATION.

(A) | Encourage all individuals in the State to adopt a moral ethic to respect the natural environment; to NA
reduce waste and excessive consumption; and to fulfill the responsibility as trustees of the environment
for the present and succeeding generations; and
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SECTION ‘ STATE ENVIRONMENTAL POLICY RATING

A = actively supportive C =conforms | = goal is inconsistent with applicant’s objectives NA = goal is not applicable

(B) | Provide for expanding citizen participation in the decision making process so it continually embraces NA
more citizens and more issues.

5.8 WEST HAWAI‘l REGIONAL PLAN (1989)

In 1989, under former Governor John Waihee, the Office of State Planning produced the West
Hawai‘i Regional Plan to guide the development of the region. The State formulated the plan to
(1) coordinate State activities in West Hawai‘i and respond effectively to emerging needs and
critical problems:-, (2) address areas of State concern:-, (3) coordinate the Capital Improvements
Program;-, and (4) provide guidance in the State land-use decision-making process. Contributors

to the plan included the West Hawai‘i community, and Federal, State, and County agencies.

The-folowing-table—identified-asTable 5-4; presents the general goals of The Vision for West

Hawai‘i Plan, and two pertinent sections, Urban Expansion Planning Areas, and Highways and

Roadways. A project-specific commentary is included for each.

Table 5-4: West Hawai'i Regional Plan

GENERAL GOALS AND OBJECTIVES FOR THE VISIONS OF WEST HAWAI'| RATING

A = actively supportive C =conforms |=goal is inconsistent with applicant’s objectives NA = goal is not applicable
Plan and maximize benefits for Hawai‘i's people. A
Optimize the use of State-owned lands. A
Promote a diversified economic base which maximizes job choice and opportunities. A
Ensure access to and adequacy of health, education, job-training, and human service programs. NA
Ensure provision and adequacy of affordable housing. A
Minimize adverse impact of new development on local lifestyles, historic and cultural resources and community C
values.
Provide a wide range of outdoor recreational opportunities. C
Protect scenic areas, natural landmarks, open space, and viewsheds. C
Ensure that existing and proposed developments can be adequately accommodated. C
Support urban developments that maintain the unique character of the West Hawai'i region. C
Protect State investments of the Natural Energy Laboratory of Hawai'i, the Hawai‘i Ocean Science and NA
Technology Park, Keahole Airport, and the Mauna Kea observatories.
Ensure that new development does not adversely impact:

agricultural resource activities; C
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GENERAL GOALS AND OBJECTIVES FOR THE VISIONS OF WEST HAWAI'| RATING
A = actively supportive C = conforms |=goal is inconsistent with applicant’s objectives NA = goal is not applicable
aquacultural resource activities; C
the quality of the aquifer C
the quality of nearshore waters (including anchialine ponds) C
the quality of offshore and deep ocean waters NA

the quality of air

the watersheds

Ensure that the servicing of resort development does not result in unnecessary in-migration.

Ensure the clustering of resorts in order to minimize public service costs. NA
Promote quality and diversity in future resort developments. NA
Develop only within infrastructure capacities and constraints. C
Maintain the diversity of the region’s natural and cultural assets. C
Maintain the diversity and character of existing communities. NA
Ensure that development does not lead to deterioration in the quality of life. C
Maintain opportunities for community participation during plan implementation. C

COMMENTARY: The Keahuolu project is consistent with and supportive of the goals of the West Hawai‘i Regional Plan.

URBAN EXPANSION PLANNING AREAS

PROBLEM STATEMENT

The Urban Expansion Planning Areas are sub-regions that will be planned by the County’s Planning Department.
The County’s planning process will include the State, existing landowners, and affected governmental agencies.
As part of this planning effort, infrastructure requirements of all landowners will be determined and “sized” in
order to attend to existing and anticipated problems. Opportunities for joint infrastructure financing, economies of
scale, and creative urban design will be explored and developed in order to provide an environment that can
support the “preferred” quality of life.

STRATEGY

Concentrate future regional urbanization in designated Urban Expansion Planning Areas and provide for their C
planning and future development in a manner which optimizes or mitigates sub-regional problems, issues, and
opportunities.

ACTIONS

Direct future regional urbanization to designated Urban Expansion Planning Areas at Kailua-Kona to Keahole and C
Kawaihae to Waimea.

Formulate a joint public/private sector community development plan for each Urban Expansion Planning Area. NA
Encourage in-fill of urban areas between Kailua-Kona and Keauhou. NA

COMMENTARY: The Keahuolu project area is located within the Urban Expansion Planning Area between Kailua-Kona
and Keahole.

HIGHWAYS AND ROADWAYS

PROBLEM STATEMENTS

Increased traffic flow which will occur as a result of workers commuting from support communities to the resort
areas is another problem which must be anticipated.

STRATEGY
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GENERAL GOALS AND OBJECTIVES FOR THE VISIONS OF WEST HAWAI'| RATING
A = actively supportive C = conforms |=goal is inconsistent with applicant’s objectives NA = goal is not applicable
Anticipate and provide relief for traffic hazards and congestion on a timely basis. C
ACTIONS
Support the DOT's Countywide Transportation Planning Process (CTPP) C
Investigate the feasibility of a mass transit for the region. NA

COMMENTARY: One of the key elements of the proposed project is its contribution to improvements in the regional
roadway network. The project is to provide feasible roadway connections to existing and/or future developments on
adjacent lands, thereby helping to improve regional traffic circulation and provide alternate routes to Queen
Ka'ahumanu and Mamalahoa highways. Another key element of the project is that it is to be transit-oriented, which
means the development is to accommodate multiple transit stops (bus or other modes) along the planned Ane
Keohokalole Highway. The conceptual design of the project promotes a walkable, bikable community with high density
residential areas within a one-quarter mile walking radius of proposed transit stops along Ane Keohokalole Highway.

5.9 STATE ENVIRONMENTAL IMPACT STATEMENT
REQUIREMENTS SIGNIFICANCE CRITERIA

HAR, 811-200-12, establishes thirteen significance criteria which-that agencies shall use in

evaluating an action’s impacts. Following is a discussion of how the proposed action relates to

the thirteen criteria.

Pursuant to subparagraph 12, ...an action shall be determined to have a significant effect on the

environment if it:

1) Involves an irrevocable commitment to loss or destruction of any natural or cultural

resource,

Discussion:  The SHPD has approved the archaeological inventory survey and the
archaeological mitigation plan for the project area. Data recovery work needs to take place at
eleven of the twelve sites within the project boundary. Seven of the twelve sites are
recommended for “preservation with some level of interpretive development recommended”.
Four of the twelve sites are recommended for “preservation as is.” A preservation plan detailing
preservation treatments for all preservation sites needs to be prepared and approved by the
SHPD. The archaeologist has recommended “no further work” for the six sites found on the
proposed reservoir site. No ongoing cultural practices were identified relative to the project site

and the reservoir site.
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2 Curtails the range of beneficial uses of the environment:

Discussion:  The range of beneficial uses of the property’s environment is guided by the
County’s General Plan, which designates the undeveloped property primarily for Urban
Expansion and the remainder for Low Density Urban uses. The proposed project is consistent
with the planned beneficial use of the area. The proposed project increases the range of
beneficial uses for the environment by providing affordable and market-priced housing units,
parks and open space, a site reserved for a future school facility, integration of future transit
components, and increased connectivity with surrounding roads, infrastructure, services, and

public facilities.

3) 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;

Discussion:  The stated purpose of Chapter 344 is to establish a state policy which-that will
encourage productive and enjoyable harmony between people and their environment, promote
efforts which—that will prevent or eliminate damage to the environment and biosphere and
stimulate the health and welfare of humanity, and enrich the understanding of the ecological
systems and natural resources important to the people of Hawai‘i. The proposed project
complies with the policies, goals and guidelines of Chapter 344. The project proposes to create a
master planned mixed-use residential community that will be integrated with regional
transportation network and infrastructure systems, and improve the quality of life for residents by

providing affordable housing near employment centers. —
4) Substantially affects the economic or social welfare of the community or State;

Discussion:  Development of the property for residential purposes is consistent with the
County’s desire to focus growth in West Hawai‘i in the region between Keahole and Kailua-
Kona. The project will have positive impacts on the social welfare of the North Kona
community by providing affordable housing opportunities for area residents to live close to
employment centers in West Hawai‘i. The project will also have positive impacts on the
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economic welfare of the community and the State through the creation of jobs and property tax

revenue base.
(5)  Substantially affects public health;

Discussion:  The proposed project is anticipated to have negligible impact on public health.
Infrastructure systems will be constructed to comply with applicable State, DOH, and County
standards and regulations.

(6) Involves substantial secondary impacts such as population changes or effects on public

facilities;

Discussion:  The alternative concept plans provide for up to a maximum of 2,330 new
housing units or less. The final development scheme will be provided by the developer selected
by the HHFDC. The addition of this population is anticipated to increase demand on public
facilities, including the area’s schools. The project site has an approximately 12-12-acre area

reserved for a school facility.
(7 Involves a substantial degradation of environmental quality;

Discussion:  The proposed project will involve extensive ground disturbance, including
clearing, grubbing, and grading of the property. The site development activities are necessary
for the development. Grading and construction activities will be required to comply with

applicable regulations.

(8) Is individually limited but cumulatively has considerable effect upon the environment or

involves a commitment for larger actions;

Discussion: It is anticipated that there is a cumulative effect related to the total residential
development in the region, both positive in terms of creating affordable residential housing
opportunities and locating residents closer to major urban centers, and potentially negative in
terms of the cumulative traffic impacts. Chapter 4 discusses the traffic impacts of the Keahuolu

Affordable Pproject and the proposed measures to mitigate traffic impacts to acceptable levels.
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(9)  Substantially affects a rare, threatened, or endangered species, or its habitat;

Discussion:  No rare, threatened, or endangered species or related habitats have been identified

on the subject property or the reservoir site.
(10) Detrimentally affects air or water quality or ambient noise levels;

The project will generate increased motor vehicle use in the area, which may affect air quality
but not significantly. Wastewater from the project site will be disposed of at the Kealakehe
SewageFreatment-PlantWWTP. Ambient noise levels may be impacted in the project area, but
are not expected to exceed acceptable levels due to the residential community nature of the

development.

(11) 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;

Discussion:  The subject property is situated within a Zone 4 volcanic hazard zone (on a scale
of 1 to 9 with 1 representing the most hazardous and 9 the least hazardous), which covers all of
Hualalai volcano. The property is also situated within a Zone 4 seismic zone, which is the
highest zoning designation on a scale of 0 to 4. Proposed structures in the subject development
will conform to all relevant building code requirements, including applicable seismic design
standards.

(12) Substantially affects scenic vistas and viewplanes identified in county or state plans or

studies;;

Discussion:  The subject property is not identified as scenic vistas or viewplanes on county or

the state plans or studies.
(13) Requires substantial energy consumption.

Discussion:  Energy consumption will be increased in relation to the proposed residential

development. The project’s design should include features to conserve energy and water usage.
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FEDERAL LAWS AND CONTROLS

5.10 COASTAL ZONE MANAGEMENT ACT (HRS CHAPTER 205A)

Federal Coastal Zone Management (CZM) enforcement authority (Public Law 92-583), as
amended, has been delegated to the State and enacted as HRS Chapter 205A. The Hawai‘i CZM
Program was promulgated in 1977 in response to the Federal CZM Act of 1972. Other than the
review of federal applicants, federal permits, or federal activities, the State CZM review
authority has been delegated to the county level through the Special Management Area (SMA)
controls for development along the shoreline.

The CZM area encompasses the entire State including all marine waters seaward to the extent of
the State’s police power and management authority, including the 12-mile U.S. territorial sea and
all archipelagic waters. The CZM Act is comprised of a number of objectives primarily related
to (1) protecting and preserving the coastal zone; (2) improving the quality of coastal scenic and
epen-open-space resources and ensuring that eeastal-coastal-dependent development such as
harbors and ports, and coastal-related development such as visitor industry facilities and energy
energy-generating facilities; are located, designed, and constructed to minimize adverse social,
visual, and environmental impacts in the coastal zone management area; and (3) encouraging
research and development of new, innovative technologies for exploring, using, or protecting

marine and coastal resources.

Following is a summary of the project’s conformance with the ten objectives of the coastal zone

management program.
1A Provide coastal recreation opportunities accessible to the public.
Not applicable, as the project site is about one mile upslope and away from the coastline.

2A Protect, preserve, and where desirable, restore those natural and manmade historic and
prehistoric resources in the coastal zone management area that are significant in

Hawaiian and American history and culture.
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3A

4A

S5A

6A

Archaeological sites determined to be significant will be preserved.

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

and open space resources.

As the proposed project is located about 1 mile from the shoreline, it is not applicable to

this objective.

Protect valuable coastal ecosystems, including reefs, from disruption and minimize

adverse impacts on all coastal ecosystems.

As discussed under Objective 2A—3A above, the proposed project will not have a

significant adverse impact on the coastal ecosystem.

Provide public or private facilities and improvements important to the State’s economy in

suitable locations.

The development of the Keahuolu project will provide on-site and off-site infrastructure
systems that will integrate with regional public and private facilities. The project’s
internal roadways are to connect up with existing and future developments on adjacent
lands. This is consistent with regional transportation policies established by the County.
The project also has an approximately 12-12-acre area reserved for a future school

facility.

Reduce hazard to life and property from tsunami, storm waves, stream flooding, erosion,

subsidence, and pollution.

Due to its location, the project area is not exposed to tsunami, storm waves, subsidence or
stream flooding. Grading and site design at the project area will conform to all regulatory
requirements and ensure that storm drainage is retained on site to minimize erosion
potential for surrounding properties. As a primarily residential development, the project

will not have a significant negative impact on air quality.
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7 Improve the development review process, communication, and public participation in the

management of coastal resources and hazards.

While the coastal element of this objective is not relevant to the project, the public
participation aspect is. This EIS was specifically prepared to be as “user friendly” as

possible to ensure that the project is understood by the general population.

8 Stimulate public awareness, education, and participation in coastal management.
As this project is not situated near the coastline, this objective is not applicable.

9 Protect beaches for public use and recreation.
As this project is not situated near the coastline, this objective is not applicable.

10 Promote the protection, use, and development of marine and coastal resources to assure

their sustainability.

As discussed above, the proposed project will have no significant negative impact upon
the coastal resources of North Kona. Therefore, it is consistent with the intent of this

objective.

5.11 FEDERAL EMERGENCY MANAGEMENT AGENCY NATIONAL
FLOOD INSURANCE PROGRAM

The Federal Emergency Management Agency (FEMA) assists states through disasters both

natural and manmade, and has over the years undergone numerous changes. FEMA is a former

independent agency that in March 2003 became a part of the new Department of Homeland

Security (DHS). FEMA responds to, plans for, recovers from and mitigates against disasters.

The Congressional Act of 1803 is generally considered the first piece of disaster legislation,
followed in the next century by ad hoc legislation passed more than 100 times in response to
hurricanes, earthquakes, floods and other natural disasters. FEMA in 2001 had to focus on issues
of national preparedness and homeland security following the terrorist attacks of September
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11th. Billions of dollars of new funding were directed to FEMA to help communities face the
threat of terrorism. FEMA began actively directing its “all-hazards” approach to disasters
toward homeland security issues. FEMA in March 2003 joined 22 other federal agencies,
programs, and offices in becoming the DHS. The new department, headed by Secretary Tom
Ridge, brought a coordinated approach to national security for emergencies and disasters both
natural and man-made. Today, FEMA is one of four major branches of DHS, with 2,500 full-
time employees in the Emergency Preparedness and Response Directorate;- and supplemented by

more than 5,000 stand-by disaster reservists.

The National Flood Insurance Program (NFIP) is just one of FEMA’s mitigative measures to
assist communities in time of flood disaster. The U.S. Congress in 1968 established the program
to enable property owners in participating communities to purchase insurance as a protection
against flood losses. States and communities must first establish floodplain management
regulations that reduce future flood damages. Participation in the NFIP is based on an agreement
between communities and the federal government. If a community adopts and enforces a
floodplain management ordinance to reduce future flood risk to new construction in floodplains,
the federal government will make flood insurance available within the community as a financial
protection against flood losses. This insurance is designed to provide an insurance alternative to
disaster assistance to reduce the escalating costs of repairing damage to buildings and their
contents caused by floods. The NFIP identifies and maps the Nation’s floodplains.

In 1988, FEMA prepared Federal-tnsurance-Rate-MapsH{FIRMs} for the island of Hawai‘i to

delineate flood hazard zones and base flood elevations lines. The subject property is located
about 1 mile inland from the shoreline. Per FIRM Map No. 1551660711C, the subject property
is in Zone X, Oether Aareas Osutside the 500 Yyear Ffloodplain. Flood requirements and

restrictions of the program do not apply.
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COUNTY OF HAWAI‘'l PLANS AND CONTROLS

5.12 COUNTY OF HAWAI‘Il GENERAL PLAN

In 1971, the County adopted its first comprehensive General Plan for the island of Hawai‘i. This
General Plan reflected a departure from previous regional plans that had little island-wide
integrative efforts and were primarily land use or physically oriented. The General Plan set forth
a policy of comprehensive development for the entire island, and incorporated an awareness of
the relationship between social, physical, and economic environments. The plan called for five-
and ten-year comprehensive reviews and updates to maintain the dynamism and flexibility of the
plan; and, also, to accommodate major changes and trends that may occur. The County initiated
a review of the LUPAG in 1978 that led to several changes to the map, which included the

addition of an energy element and procedures for specific amendments to the General Plan.

The first comprehensive 10-year review of the General Plan occurred in the mid-1980s, and was
adopted in November 1989 by the County Council. This comprehensive revision program
resulted in various revisions to supporting data, individual study elements, and LUPAG and
Facilities maps. The LUPAG map serves as a guide for the direction of future developments,
and indicates the general location of various land uses in relation to each other. A second 10-
year review of the General Plan began in 1999, and was completed in February 2005, when the
plan was approved by the County Council. The plan consists of 12 major elements that are

further broken down into sub-elements.

Fhe-folowing-table(Table 5-5) presents the goals and policies of the current Hawai‘i County
General Plan and discusses—notes by element the relationship and applicability, if any, to the

petition for a boundary amendment. Project-specific commentaries are also included.
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Table 5-5: County of Hawai‘i General Plan

ELEMENTS OF THE HAWAI‘l COUNTY GENERAL PLAN RATING

A = actively supportive C = conforms |=goal is inconsistent with applicant’s objectives NA = goal is not applicable

GENERAL PLAN — ECONOMIC

GOALS

Provide residents with opportunities to improve their quality of life through economic development that
enhances the County’s natural and social environments.

Economic development and improvement shall be in balance with the physical, social, and cultural
environments of the island of Hawai'i.

Strive for diversity and stability in the economic system. C

Provide an economic environment that allows new, expanded, or improved economic opportunities that are
compatible with the County’s cultural, natural, and social environment.

Strive for an economic climate that provides its residents an opportunity for choice of occupation.

Strive for diversification of the economy by strengthening existing industries and attracting new endeavors.

Strive for full employment.

Promote and develop the island of Hawai'i into a unique scientific and cultural model, where economic gains
are in balance with social and physical amenities. Development should be reviewed on the basis of total C
impact on the residents of the County, not only in terms of immediate short run economic benefits.

POLICIES

Assist in the expansion of the agricultural industry through the protection of important agricultural lands,
development of marketing plans and programs, capital improvements, and continued cooperation with NA
appropriate State and Federal agencies.

Encourage the expansion of the research and development industry by working with and supporting the
University of Hawai'i at Hilo and West Hawai', the Natural Energy Laboratory at Hawai'i Authority, and other NA
agencies’ programs that support sustainable economic development in the County of Hawai'i.

Encourage the development of a visitor industry that is in harmony with the social, physical, and economic

goals of the residents of the County. NA
Require a study of the significant cultural, social and physical impacts of large developments prior to approval. C
Encourage the sustainable development of the fishing industry, various forms of aquaculture, and other fresh NA
and sea water-based activities.

Support all levels of educational, employment and training opportunities and institutions. NA
Capital improvements program shall improve the quality of existing commercial and industrial areas. NA
The land, water, air, sea, and people shall be considered as essential resources for present and future C
generations and should be protected and enhanced through the use of economic incentives.

Continue to encourage the research, development and implementation of advanced technologies and NA
processes.

Support the development of high technology industries. NA
Continue to encourage development and utilization of by-products from alternate energy conversion projects. NA
Identify and encourage primary industries that are consistent with the social, physical, and economic goals of NA

the residents of the County.
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ELEMENTS OF THE HAWAI‘l COUNTY GENERAL PLAN RATING

A = actively supportive C = conforms |=goal is inconsistent with applicant’s objectives NA = goal is not applicable

Encourage active liaison with the private sector with respect to the County’s requirements for establishing

businesses on the island. NA
Encourage the development of the retirement industry. NA
Promote a distinctive identity for the island of Hawai'i to enable government, business and travel industries to NA
promote the County of Hawai'i as an entity unique within the state of Hawai'i.

Identify the needs of the business community and take actions that are necessary to improve the business NA
climate.

Support research and development that would lead to the removal of marketing restrictions on Hawaiian fruits NA
and other perishables.

Assist in the development of a film and video industry program to market Big Island sites and coordinate film NA
and video activities on the Big Island.

Assist the further development of agriculture through the protection of important agricultural lands. NA
Assist in the promotion of the agriculture industry whose products are recognized as being produced on the NA
island of Hawai'.

Encourage the establishment of open farmers markets to allow local agricultural producers to market their NA
products.

Assist in cooperative marketing and distribution endeavors to expand opportunities for local agricultural NA
products for export as well as to the local market.

Encourage the further development of the overseas capacity of Hilo International Airport for the exportation of NA
agricultural crops.

Encourage the health/wellness industry. NA
Encourage new industries that provide favorable benefit-cost relationships to the people of the County. NA

Benefit-cost relationships include more than fiscal considerations.

COURSES OF ACTION North Kona

Resort development in the area shall be in balance with the social and physical goals as well as economic
desires of the resident of the district. Necessary pollution controls shall be available prior to development. C
Other necessary support facilities such as transportation and nursery facilities shall also be provided.

Assist in the further development of agriculture, including forestry and aquaculture activities. Necessary

capital improvements that will aid agriculture, such as water, should be given priority for funding. NA
Continue to encourage development of the Natural Energy Laboratory of Hawai'i Authority as a marine NA
research and commercial facility.

Encourage and support the development of Hawai'i Community College in West Hawai'i, including the NA
University of Hawai‘i Center.

Assist the fishing and boating industry through a cooperative effort with State and Federal agencies. NA
Recognize the natural beauty of the area as a major economic and social asset. This resource should be C
protected through appropriate review processes when development is proposed.

Improve Kailua Village to maintain its viability as a popular visitor destination. NA
Increase affordable housing opportunities in the Kailua-Kona area. A

FINAL EIS 5-66 SEPTEMBER 2008



ENVIRONMENTAL IMPACT STATEMENT CHAPTER FIVE
| KEAHUOLU AFFORDABLE HOUSING PROJECT RELATIONSHIP OF THE PROPOSED ACTION TO LAND USE PLANS, POLICIES,
AND CONTROLS FOR THE AFFECTED AREA

ELEMENTS OF THE HAWAI‘l COUNTY GENERAL PLAN RATING

A = actively supportive C = conforms |=goal is inconsistent with applicant’s objectives NA = goal is not applicable

COMMENTARY: The Keahuolu project is primarily a residential community, which also has a commercial mixed-used
component. The project’s ability to directly influence the economy is more of a supportive role - through the provision
of new housing - in an area designated for urban expansion, thereby supporting the larger economy.

GENERAL PLAN - ENERGY
GOALS
Strive towards energy self-sufficiency. C
Establish the Big Island as a demonstration community for the development and use of natural energy NA
resources.
POLICIES
Encourage the development of alternate energy resources. NA
Encourage the development and use of agricultural products and by-products as sources of alternate fuel. NA
Encourage the expansion of energy research industry. NA
Strive to educate the public on new energy technologies and foster attitudes and activities conducive to c
energy conservation.
Ensure a proper balance between the development of alternative energy resources and the preservation of NA
environmental fitness and ecologically significant areas.
Strive to assure a sufficient supply of energy to support present and future demands.
Provide incentives that will encourage the use of new energy sources and promote energy conservation.
Seek funding from both government and private sources for research and development of alternative energy NA
resources.
Coordinate energy research and development efforts of both the government and private sectors. NA
Encourage the continuation of studies concerning the development of power that can be distributed at lower NA
Costs to consumers.
Strive to diversify the energy supply and minimize the environmental impacts associated with energy usage. C
Continue to encourage the development of geothermal resources to meet the energy needs of the County of NA
Hawai'i.
Encourage the use of solar water heating through the continuation of state tax credit programs, through the A
Building Code, and in County construction.
Encourage energy-saving design in the construction of buildings.
Support net-metering and other incentives for independent power producers.

COMMENTARY: The Keahuolu project supports improving energy efficiency. To the extent possible, the project’s
design is to include features that will conserve energy and water usage.

GENERAL PLAN - ENVIRONMENTAL QUALITY

GOALS

Define the most desirable use of land within the County that achieves an ecological balance providing
residents and visitors the quality of life and an environment in which the natural resources of the island are C
viable and sustainable.
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ELEMENTS OF THE HAWAI‘l COUNTY GENERAL PLAN RATING
A = actively supportive C = conforms |=goal is inconsistent with applicant’s objectives NA = goal is not applicable
Maintain and, if feasible, improve the existing environmental quality of the island. C
Control pollution. C
POLICIES
Take positive action to further maintain the quality of the environment. C
Reinforce and strengthen established standards where it is necessary, principally by initiating, recommending,
. . - . NA
and adopting ordinances pertaining to the control of pollutants that affect the environment.
Advise the public of environmental conditions and research undertaken on the island's environment.
Encourage the concept of recycling agricultural, industrial, and municipal waste material.
Encourage the State to establish air and water quality monitoring stations in areas of existing and potential NA
urban growth.
Encourage the State to continue aircraft noise abatement strategies at Hilo International Airport and the Kona NA
International Airport at Keahole.
Participate in watershed management projects to improve stream and coastal water quality and encourage NA
local communities to develop such projects.
Work with the appropriate agencies to adopt appropriate measures and provide incentives to control point and C
nonpoint sources of pollution.
Support programs to prevent harmful alien species from becoming established. C
Require golf courses to implement best management practices to limit leaching of nutrients to groundwater in NA
areas where they may affect streams or coastal ecosystems.
Require implementation of the management measures contained in Hawai‘i's Coastal Nonpoint Pollution NA
Control Program as a condition of land use permitting.
Review the County grading and grubbing ordinances to ensure that they adequately address potential erosion C
and runoff problems.
COMMENTARY: Although the developer is not able to directly influence governmental policies concerning
environmental quality, the developer will comply with all applicable regulations.
GENERAL PLAN - FLOODING AND OTHER NATURAL HAZARDS
GOALS
Protect human life.
Prevent damage to man-made improvements.
Control pollution.
Prevent damage from inundation. NA
Reduce surface water and sediment runoff.
Maximize soil and water conservation.
POLICIES
Enact restrictive land use and building structure regulations in areas vulnerable to severe damage due to the
impact of wave action. Only uses that cannot be located elsewhere due to public necessity and character, NA
such as maritime activities and the necessary public facilities and utilities, shall be allowed in these areas.
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Review land use policy as it relates to flood plain, high surf, and tsunami hazard areas. NA

Update and improve the Flood Insurance Rate Maps and other flood maps in compliance with the National

Flood Insurance Program (NFIP) as needed. NA
Any development within the Federal Emergency Management Agency designated flood plain must be in NA
compliance with Chapter 27.

Promote and provide incentives for participation in the Soil and Water Conservation Districts' conservation NA
programs for developments on agricultural and conservation lands.

The "Drainage Master Plan for the County of Hawai'i" shall be reviewed and updated to incorporate new NA
studies and reflect newly identified priorities.

Development-generated runoff shall be disposed of in a manner acceptable to the Department of Public c
Works, and in compliance with all State and Federal laws.

Develop a comprehensive program for the coordinated construction of a drainage network along a single NA
drainage system.

Explore new methods of funding for the provision of adequate drainage systems and regulating potential flood NA
inundation areas.

The County and the private sector shall be responsible for maintaining and improving existing drainage c

systems and constructing new drainage facilities.

Develop an integrated shoreline erosion management plan that ensures the preservation of sandy beaches
and public access to and along the shoreline, and the protection of private and public property from flood NA
hazards and wave damage.

Continue to promote public education programs on tsunami, hurricane, storm surge, and flood hazards. NA

Encourage grassed shoulder and swale roadway design where climate and grade are conducive. C

Develop drainage master plans from a watershed perspective that considers non-structural alternatives,
minimizes channelization, protects wetlands that serve drainage functions, coordinates the regulation of

construction and agricultural operation, and encourages the establishment of floodplains as public green ¢
ways.

Encourage and provide incentives for agricultural operators to participate in Soil and Water Conservation NA
District Programs.

Where applicable, natural drainage channels shall be improved to increase their capacity with special c
consideration for the practices of proper soil conservation, and grassland and forestry management.

Consider natural hazards in all land use planning and permitting.

Discourage intensive development in areas of high volcanic hazard.

COURSES OF ACTION North Kona

Drainage systems for the Keopu/Hienaloli, Waiaha, Kaumalumalu and the Holualoa/Horseshoe Bend

drainageways shall be studied and remapped to determine the actions necessary to mitigate negative NA
impacts.

Establish and maintain appropriate vegetative cover in high rainfall, sediment and debris producing areas. A
Encourage the mapping of the floodways in North Kona to develop more effective flood control programs. NA
Encourage the use of natural drainageways as greenways in the development of the region. C
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Maintain and re-establish forest cover in mauka areas to improve the capacity of the ground to absorb heavy

rainfall. NA

COMMENTARY: The design and construction of a storm water drainage system that will retain project runoff on site is
an important element of the proposed project.

GENERAL PLAN - HISTORIC SITES

GOALS

Protect, restore, and enhance the sites, buildings, and objects of significant historical and cultural importance c

to Hawai'i.

Appropriate access to significant historic sites, buildings, and objects of public interest should be made C

available.

Enhance the understanding of man’s place on the landscape by understanding the system of ahupua‘a. C

POLICIES

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

public apprised of projects.

Amend appropriate ordinances to incorporate the stewardship and protection of historic sites, buildings and NA

objects.

Require both public and private developers of land to provide historical and archaeological surveys and
cultural assessments, where appropriate, prior to the clearing or development of land when there are C
indications that the land under consideration has historical significance.

Public access to significant historic sites and objects shall be acquired, where appropriate. C

Embark on a program of restoring significant historic sites on County lands. Assure the protection and

restoration of sites on other public lands through a joint effort with the State. ¢

Encourage the restoration of significant sites on private lands.

Collect and distribute historic sites information of public interest and keep an inventory of sites.

Aid in the development of a program of public education concerning historic sites. NA
Signs explaining historic sites, buildings and objects shall be in keeping with the character of the area or the C

cultural aspects of the feature.

Develop a continuing program to evaluate the significance of historic sites. NA
Develop policies to protect Hawaiian rights as identified under judicial decisions. C

Support the establishment of Hawaiian Heritage Corridors. NA
AII new h_istoric sites placed on the State or Federal Register after the adoption of the general plan shall be NA
included in the General Plan.

Consider requiring Cultural Assessments for certain developments as part of the rezoning process. C

Recognize the importgnce of certain nz_itural features in Hawaiian culture by incorporating the concept of C

“cultural landscapes” in land use planning.

COURSES OF ACTION North Kona

Establish suitable visual buffers for the Keakealaniwahine and Keolanahihi complexes as a condition of NA

rezoning or Special Management Area permits, for nearby properties.
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COMMENTARY: Archaeological sites determined to be significant will be preserved.

GENERAL PLAN - NATURAL BEAUTY

GOALS

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

Protect scenic vistas and view planes from becoming obstructed.

Maximize opportunities for present and future generations to appreciate and enjoy natural and scenic beauty.
POLICIES

Increase public pedestrian access opportunities to scenic places and vistas. C
Develop and establish view plane regulations to preserve and enhance views of scenic or prominent NA
landscapes from specific locations, and coastal aesthetic values.

Maintain a continuing program to identify, acquire and develop viewing sites on the island. NA
Access easement to public or private lands that have natural or scenic value shall be provided or acquired for NA
the public.

Develop standard criteria for natural and scenic beauty as part of design plans. NA
Consider structural setback from major thoroughfares and highways and establish development and design c
guidelines to protect important viewplanes.

Maintain a continuing program to identify exceptional trees or tree masses. C
Protect the views of areas endowed with natural beauty by carefully considering the effects of proposed C
construction during all land use reviews.

Do not allow incompatible construction in areas of natural beauty. C

COMMENTARY: The Keahuolu project’s conceptual plan is consistent with protecting the natural beauty of the region
and ensuring that the character of the project is consistent with that of the surrounding communities.

GENERAL PLAN — NATURAL RESOURCES AND SHORELINE

GOALS

Protect and conserve the natural resources from undue exploitation, encroachment and damage. C
Provide opportunities for recreational, economic, and educational needs without despoiling or endangering C
natural resources.

Protect and promote the prudent use of Hawai'i's unique, fragile, and significant environmental and natural C
resources.

Protect rare or endangered species and habitats native to Hawai'i. C
Protect and effectively manage Hawai'i's open space, watersheds, shoreline, and natural areas. C
Ensure that alterations to existing land forms, vegetation, and construction of structures cause minimum

adverse effect to water resources, and scenic and recreational amenities and minimum danger of floods, C
landslides, erosion, siltation, or failure in the event of an earthquake.

POLICIES
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Require users of natural resources to conduct their activities in a manner that avoids or minimizes adverse

effects on the environment. ¢
Encourage a program of collection and dissemination of basic data concerning natural resources. NA
Maintain the shoreline for recreational, cultural, educational, and/or scientific uses in a manner that is NA
protective of resources and is of the maximum benefit to the general public.

Protect the shoreline from the encroachment of man-made improvements and structures. NA
Coordinate programs to protect natural resources with other government agencies. NA
Investigate methods of beach replenishment and sand erosion control. NA
Promote sound management and development of Hawai'i's land and marine resources for potential economic NA
benefit.

Encourage public and private agencies to manage the natural resources in a manner that avoids or minimizes c
adverse effects on the environment and depletion of energy and natural resources to the fullest extent.

Encourage an overall conservation ethic in the use of Hawai'i's resources by protecting, preserving, and C
conserving the critical and significant natural resources of the County of Hawai'i.

Encourage the protection of watersheds, forest, brush, and grassland from destructive agents and uses. C
An identification and inventory of forest lands suitable for watershed purposes should be conducted jointly by NA
County, appropriate State and Federal agencies, and private landowners.

Work with the appropriate State, Federal agencies, and private landowners to establish a program to manage c
and protect identified watersheds.

Encourage appropriate State agencies to review and designate forest and watershed areas into the NA

conservation district during State land use boundary comprehensive reviews.

The installation of utility facilities, highways and related public improvements in natural and wildland areas
should avoid the contamination or despoilment of natural resources where feasible by design review, C
conservation principles, and by mutual agreement between the County and affected agencies.

Encourage the continued identification and inclusion of unique wildlife habitat areas of native Hawaiian flora

and fauna within the Natural Area Reserve System. ¢
Encourage the use of native plants for screening and landscaping. C
Develop policies by which native Hawaiian gathering rights will be protected as identified under judicial C
decisions.

Ensure public access is provided to the shoreline, public trails and hunting areas, including free public parking C
where appropriate.

Establish a system of pedestrian access trails to places of scenic, historic, cultural, natural, or recreational c

values.

Preserve and protect significant lava tube caves.

Ensure that activities authorized or funded by the County do not damage important natural resources.
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Within the Kona high rainfall/fog-drip belt, ground disturbing activities such as excessive soil compaction and
excessive removal of vegetative cover should be minimized and mitigated consistent with management

strategies that encourage the retention of existing forested and pasture areas, reforestation, minimal coverage ¢
by impervious surfaces and other strategies that encourage effective infiltration to groundwater.

Implement Council Resolution Nos. 330-96 and 58-97 in land use approvals. NA
Create incentives for landowners to retain and re-establish forest cover in upland watershed areas with NA

emphasis on native forest species.

COMMENTARY: Development of the project will conform with applicable Federal, State and County standards and
regulations.

GENERAL PLAN - HOUSING

GOALS

Attain safe, sanitary, and livable housing for the residents of the County of Hawai'i.

Attain a diversity of socio-economic housing mix throughout the different parts of the County.

Maintain a housing supply that allows a variety of choices.

Create viable communities with affordable housing and suitable living environments.

> | > | > | >

Improve and maintain the quality and affordability of the existing housing inventory.

Seek sufficient production of new affordable rental and fee-simple housing in the County in a variety of sizes
to satisfactorily accommodate the needs and desires of families and individuals.

Ensure that housing is available to all persons regardless of age, sex, marital status, ethnic background, and
income.

Make affordable housing available in reasonable proximity to employment centers.

Encourage and expand home ownership opportunities for residents.

POLICIES

Encourage a volume of construction and rehabilitation of housing sufficient to meet growth needs and correct
existing deficiencies.

Encourage the construction of specially designed facilities or communities for elderly persons needing
institutional care and small home care units for active elderly persons.

NA

Encourage corporations and nonprofit organizations to participate in Federal, State and private programs to
provide new and rehabilitated housing for low and moderate income families.

Support the construction of housing for minimum wage and agricultural workers.

Continue to review codes and ordinances for overly stringent restrictions that may impose unnecessary
hardship and adopt amendments if warranted.

6

Resolution No. 330-96 (1996): No lands in North or South Kona above 2,500 feet in elevation (except in the existing Kaloko

Mauka Subdivision) should be rezoned to lot sizes less than 20 acres, without a corresponding reduction in density on

contiguous lands. In Kaloko Mauka, the Council found that the concerns could be mitigated by specific rezoning conditions
which would require that at least 80 per cent of the property be kept in forest cover, in the area above 3,000 feet in elevation

(Resolution No. 58-97).
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Continue to study and implement appropriate measures to curb property speculative practices that result in NA
increased housing costs.

Large industries or developments that create a demand for housing shall provide employee housing based NA
upon a ratio to be determined by an analysis of the locality's needs.

Formulate a program for housing that identifies specific mechanisms to implement the housing goals.

Utilize housing powers and programs to accomplish housing goals and seek out new programs and resources
to address the housing needs of the residents.

Initiate and participate in activities with the private sector including the provision of leadership and expertise to C
neighborhoods and nonprofit organizations in the development of housing and community development

projects.

Increase rental opportunities and choices in terms of quality, cost, amenity, style and size of housing, A

especially for low and moderate income households.

Support programs that improve, maintain, and rehabilitate the existing housing inventory to maintain the NA
viability of existing communities.

Accommodate the housing requirements of special need groups including the elderly, handicapped, homeless NA
and those residents in rural areas.

Investigate, develop, and promote the creation of new innovative and timely financing techniques and C
programs to reduce the cost of housing.

Encourage the use of suitable public lands for housing purposes in fee or lease. A

Encourage the construction of homes for lease or lease with option to purchase.

Promote research and development of methods, programs, and activities including the review of regulatory C
requirements and procedures as they affect housing, to reduce the costs consistent with the public health,
safety and welfare.

Adopt appropriate ordinances and rules as necessary to implement its housing programs and activities. NA
Utilize financing techniques that reduce the cost of housing, including the issuance of tax-exempt bonds and C
the implementation of interim financing programs.

Ensure that adequate infrastructure is available in appropriate locations to support the timely development of C
affordable housing.

Investigate the use of the County's taxing powers as a possible means to increase the supply of affordable NA
housing.

Work with, encourage and support private sector efforts in the provision of affordable housing. A
Encourage the development of affordable retirement communities. NA
Vacant lands in urban areas and urban expansion areas should be made available for residential uses before A
additional agricultural lands are converted into residential uses.

Aid and encourage the development of a wide variety of housing to achieve a diversity of socio-economic A
housing mix.

COURSES OF ACTION North Kona

Encourage the use of innovative types of housing developments, such as cluster and planned unit
developments that take advantage of the steep topographic conditions.
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Require developments that create a demand for employee housing provide for that need. NA
Increase affordable housing opportunities in the Kailua-Kona area. A

COMMENTARY: One of the primary objectives of the Keahuolu project is to provide a variety of unit types and
densities of affordable housing units in a location that is in close proximity to West Hawai‘i employment centers, which
fulfills an aspect of the General Plan’s housing goals.

GENERAL PLAN - PUBLIC FACILITIES

GOALS

Encourage the provision of public facilities that effectively service community and visitor needs and seek ways

of improving public service through better and more functional facilities in keeping with the environmental and NA
aesthetic concerns of the community.

POLICIES

Continue to seek ways of improving public service through the coordination of service and maximizing the use NA
of personnel and facilities.

Coordinate with appropriate State agencies for the provision of public facilities to serve the needs of the NA
community.

Develop short and long-range capital improvement programs and operating budgets for public facilities and NA
services.

Develop and adopt an Impact Fees Ordinance. NA
Capital Improvement and Operating budgets shall reflect the goals and policies of the County General Plan. NA
Require a six-year, long-term, capital improvements budget by County Departments and agencies that shall NA

be reviewed for consistency with the General Plan.

COMMENTARY: As the project is primarily a residential community, the General Plan’s Public Facility goals and
policies are not directly applicable. The project site does, however, include an approximately 12-acre area reserved for
a future school facility.

GENERAL PLAN —PUBLIC FACILITIES EDUCATION

POLICIES

Encourage continuous joint pre-planning of schools with the Department of Education and the University of
Hawai'i to ensure coordination with roads, water, and other support facilities and considerations such as traffic
and safety, and access for vehicle, bicycle, and pedestrian. Encourage master planning of present and
proposed public and private institutions.

Encourage combining schoolyards with county parks and allow school facilities for afterschool use by the
community for recreational, cultural, and other compatible uses.

Encourage joint community-school library facilities, where a separate community library may not be feasible,

in proximity to other community facilities, affording both pedestrian and vehicular access. NA

Encourage implementation of the Department of Education’s ‘Educational Specifications and Standards for

Facilities.’ NA

Encourage the Hawai'i State Library system to seek alternate sites for public libraries located on the

campuses of public schools. NA

COURSES OF ACTION North Kona
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Encourage expansion of the Holualoa school complex to meet school district needs. NA

Encourage the State Department of Education to add facilities as the need arises. NA

Improve basic school facilities to meet current standards. NA

Encourage construction of a new library facility to serve the Kailua-Keauhou area. NA
COMMENTARY: The project site includes an approximately 12-12-acre area reserved for a future school facility.
GENERAL PLAN -PUBLIC FACILITIES PROTECTIVE SERVICES

POLICIES

Development of police and fire facilities should entail joint use structures when-ever feasible. NA

The establishment of a fire/police facility shall consider site size and locations that permit quick and efficient NA

vehicular access.

Development of volunteer fire facilities with proper planning to be replaced or to co-exist with full time NA

Fire/EMS personnel.

Police headquarters shall be near the geographic center of the service area and near concentrations of NA

commercial and industrial use.

Stations in outlying districts shall be based on the population to be served and response time rather than on NA

geographic district.

Correctional facilities should emphasize rehabilitation. Establish additional rehabilitation and counseling NA

centers, including drug and behavioral treatment facilities in secure settings, when necessary.

Encourage the further development and expansion of community policing programs and neighborhood and C

farm watch programs in urban, rural and agricultural communities.

The County of Hawai'i Emergency Operations Center shall be improved to meet the requirements set forth by NA

federal and State regulations.

Maintain funding of two emergency medical helicopters. NA

Mitigate hazards through the preparation of disaster assessment reports and appropriate follow-up on the NA

assessment recommendations.

Educate the public regarding disaster preparedness and response, especially proper responses for sudden C

impact hazards.

Encourage the State to evaluate the disaster shelters’ ability to withstand various natural disasters. NA

Consider the proximity to fire stations in approving any rezoning to permit urban development. C

The Fire Department, in cooperation with other related governmental agencies and the involved land owners, NA

shall prepare a fire protection and prevention plan for forest reserves and other natural areas.

COURSES OF ACTION North Kona

Service facilities shall be improved to meet needs. NA
GENERAL PLAN —PUBLIC FACILITIES HEALTH AND SANITATION

POLICIES

Encourage the development of new health care facilities or the improvement of existing health care facilities to NA

serve the needs of Hamakua, North and South Kohala, and North and South Kona.
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Develop and implement a cemeteries master plan for the siting of future cemeteries. NA
Approp_riately designed and cost-effective.solid waste transfer station sites shall be located in areas of NA
convenience and easy access to the public.

Encourage the State to continue operation of the rural hospitals. NA
Encourage the establishment or expansion of community health centers and rural health clinics. NA
Continue to encourage programs such as recycling to reduce the flow of refuse deposited in landfills. C
Investigate the possibility of developing new landfill sites on the island. NA
Encourage the full development and implementation of green waste recycling program. C
COURSES OF ACTION North Kona

New privately owned cemetery sites to serve future needs shall be sought. NA

fire prevention.

COMMENTARY: The project’s compliance with public facility policies are generally limited to the programs that can be
implemented within the project site, including solid waste collection, wastewater treatment, neighborhood watch, and

GENERAL PLAN - PUBLIC UTILITIES

GOALS

Ensure that properly regulated, adequate, efficient and dependable public and private utility services are
available to users.

Maximize efficiency and economy in the provision of public utility services.

Design public utility facilities to fit into their surroundings or concealed from public view.

POLICIES

Public utility facilities shall be designed to complement adjacent land uses and shall be operated to minimize
pollution or disturbance.

Provide utilities and service facilities that minimize total cost to the public and effectively service the needs of
the community.

Utility facilities shall be designed to minimize conflict with the natural environment and natural resources.

Improvement of existing utility services shall be encouraged to meet the needs of users.

Encourage the clustering of developments in order to reduce the cost of providing utilities.

Develop short and long range capital improvement programs and plans for public utilities within its jurisdiction
that are consistent with the General Plan.

NA

COMMENTARY: Master planning the Keahuolu community enables the provision of utilities to be carefully coordinated
in the development of the project, which helps to lower costs and maximize connectivity with the regional system.

GENERAL PLAN - PUBLIC UTILITIES - WATER

POLICIES

Water system improvements shall correlate with the County's desired land use development pattern.

All water systems shall be designed and built to Department of Water Supply standards.

Improve and replace inadequate systems.

NA

FINAL EIS

5-77

SEPTEMBER 2008




ENVIRONMENTAL IMPACT STATEMENT CHAPTER FIVE
| KEAHUOLU AFFORDABLE HOUSING PROJECT RELATIONSHIP OF THE PROPOSED ACTION TO LAND USE PLANS, POLICIES,
AND CONTROLS FOR THE AFFECTED AREA

ELEMENTS OF THE HAWAI‘l COUNTY GENERAL PLAN RATING

A = actively supportive C = conforms |=goal is inconsistent with applicant’s objectives NA = goal is not applicable

Water sources shall be adequately protected to prevent depletion and contamination from natural and man-

C
made occurrences or events.

Water system improvements should be first installed in areas that have established needs and characteristics,
such as occupied dwellings, agricultural operations and other uses, or in areas adjacent to them if there is C
need for urban expansion

A coordinated effort by County, State and private interests shall be developed to identify sources of additional
water supply and be implemented to ensure the development of sufficient quantities of water for existing and C
future needs of high growth areas and agricultural production.

The fire prevention systems shall be coordinated with water distribution systems in order to ensure water
supplies for the fire protection purposes.

Develop and adopt standards for individual water catchment units. NA

Cooperate with the State Department of Health to develop standards and/or guidelines for the construction
and use of rainwater catchment systems to minimize the intrusion of any chemical and microbiological NA
contaminants.

Cooperate with appropriate State and Federal agencies and the private sector to develop, improve and

expand agricultural water systems in appropriate areas on the island. NA
Promote the use of ground water sources to meet State Department of Health water quality standards. C

Continue to participate in the United States Geological Survey's exploratory well drilling program. NA
Seek State and Federal funds to assist in financing projects to bring the County into compliance with the Safe NA
Drinking Water Act.

Develop and adopt a water master plan that will consider water yield, present and future demand, alternative C

sources of water, guidelines and policies for the issuing of water commitments.

Expand programs to provide for agricultural irrigation water. NA
COURSES OF ACTION North Kona

Continue to pursue groundwater source investigation, exploration and development in areas that would c

provide for anticipated growth and an efficient and economic system operation.

Continue to evaluate growth conditions to coordinate improvements as required to the existing water system C

in accordance with the North Kona Water System Master Plan.

Explore and develop a well in Waiaha. NA

COMMENTARY:_The Keahuolu project includes the privately funded development of a new regional well, storage
reservoirs, and a transmission system that will not only serve the project but will also provide linkages to the regional
system.

GENERAL PLAN - PUBLIC UTILITIES -TELECOMMUNICATIONS

POLICIES

Encourage underground telephone lines where they are economically and technically feasible. C

Wor'k with the telecommunications industry to increase the availability of emergency telephones throughout NA
the island.

Develop standards for the construction of wireless telecommunication facilities. NA
Work closely with the telephone company to provide all users with efficient service. C
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GENERAL PLAN - PUBLIC UTILITIES - ELECTRICITY

POLICIES

Power distribution shall be placed underground when and where practical. Encourage developers of new
urban areas to place utilities underground.

Route selection for high voltage transmission lines should include consideration for setbacks from major
thoroughfares and residential areas. Where feasible, delineate energy corridors for such high voltage C
transmission lines.

Continue to advise the electrical utility companies on the future revisions of their comprehensive Integrated

Resource Plans. ¢

Conform to safety standards as established by appropriate regulatory authorities. C
GENERAL PLAN - PUBLIC UTILITIES - GAS

POLICIES

Gas storage facilities shall be located to minimize danger to commercial and residential areas. C

COMMENTARY: If it is determined that a gas storage facility is needed at the project site, it will comply with this policy.

GENERAL PLAN - PUBLIC UTILITIES SEWER

POLICIES

HHRL

The “Sewerage Study for All Urban and Urbanizing Areas of the County of Hawai'i, State of Hawai'i,
December 1970, and the “Water Quality Management Plan for the County of Hawai‘i,” December 1980, shall C
be updated and used as guides for the general planning of sewerage disposal systems.

Private systems shall be installed by land developers for major resort and other developments along
shorelines and sensitive higher inland areas, except where connection to nearby treatment facilities is feasible C
and compatible with the County’s long-range plans, and in conformance with State and County requirements.

Immediate steps should be taken to designate treatment plant sites, sewerage pump station sites, and sewer

easements according to the facility plans to facilitate their acquisition. c
Continue to seek State and Federal funds to finance the construction of proposed sewer systems and improve NA
existing systems.

Plans for wastewater reclamation and reuse for irrigation and biosolids composting (remaining solids from the
treatment of wastewater is processed into a reusable organic material) shall be utilized where feasible and C
needed.

Require major developments to connect to existing sewer treatment facilities or build their own. C
COURSES OF ACTION North Kona

Expand the existing sewer collection system. C
Upgrade the Kealakehe Wastewater Treatment Plan to produce tertiary (R-1) quality effluent. NA

COMMENTARY: The Keahuolu project will construct wastewater transmission lines that will eventually link with the
Kealakeha Wastewater Treatment-PlanrtWWTP. The development of Alterative B or Alterative C would require the
development of additional capacity at the Kealakeha WWTP.

GENERAL PLAN RECREATION

GOALS
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Provide a wide variety of recreational opportunities for the residents and visitors of the County. C
Maintain the natural beauty of recreation areas. C
Provide a diversity of environments for active and passive pursuits. C
POLICIES
Strive to equitably allocate facility-based parks among the districts relative to population, with public input to C

determine the locations and types of facilities.

Improve existing public facilities for optimum usage. NA

Recreational facilities shall reflect the natural, historic, and cultural character of the area.

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

Develop short and long range capital improvement programs and plans for recreational facilities that are NA
consistent with the General Plan.

The "County of Hawai'i Recreation Plan" shall be updated to reflect newly identified recreational priorities. NA

Facilities for compatible multiple uses shall be provided.

Provide facilities and a broad recreational program for all age groups, with special considerations for the
handicapped, the elderly, and young children.

Coordinate recreational programs and facilities with governmental and private agencies and organizations. C
Innovative ideas for improving recreational facilities and opportunities shall be considered.

Develop local citizen leadership and participation in recreation planning, maintenance and programming. C
Adopt an on-going program of identification, designation, and acquisition of areas with existing or potential NA

recreational resources, such as land with sandy beaches and other prime areas for shoreline recreation in
cooperation with appropriate governmental agencies.

Public access to the shoreline shall be provided in accordance with an adopted program of the County of NA
Hawai'i.

Develop a network of pedestrian access trails to places of scenic, historic, natural or recreational values. This C
system of trails shall provide at a minimum, an islandwide route connecting major parks and destinations.

Establish a program to inventory ancient trails, cart roads and old government roads on the island in NA
coordination with appropriate State agencies.

Develop facilities and safe pathway systems for walking, jogging and biking activities. A
Develop a recreation information dissemination system for the public's use. NA
Revise the ordinance requiring subdivisions to provide land area for park and recreational use or pay a fee in NA
lieu thereof.

Develop and adopt an Impact Fees Ordinance. NA
Consider alternative sources of funding for recreational facilities. NA
Develop best management practices for the development of golf courses in coordination with developers, NA

State Department of Health, and other government agencies.

Provide access to public hunting areas. NA
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COURSES OF ACTION North Kona
Encourage the development of community and district recreational facilities, a gymnasium and community NA
center with easy access for residents.
Encourage the development of Ali‘i Drive within the Kailua Village area as a pedestrian mall with open space NA
areas for passive recreation.
Improve facilities at Laaloa Bay Beach Park and Kahaluu Beach Park. NA
Implement the development of the Kailua Park (Old Kona Airport) as a major regional or district park. NA
Encourage the development of a major multi-purpose regional recreational and sports complex. NA
Acquire, and/or encourage the development of additional public shoreline recreation areas. NA
Establish public access to and the development of shoreline regions along the North Kona Coast in areas
such as Keawaiki, Kiholo Bay, Kaupulehu, Kukio and Kapapa Bays, Kua Bay, Kahoiawa, Makalawena, and NA
Honokohau.
Encourage the State to continue with the establishment of Kekaha Kai State Park reaching into Mahaiula, NA
Awakee, and Maniniowali Ahupauaa.
Protect the marine life at Kahaluu Bay. NA
Protect Opaeula, Kaloko, and Honokohau (Aimakapa) Ponds as natural areas. NA
Encourage the development of historic tralils. NA
Develop a municipal golf course. NA
Encourage the establishment of historic park at Kamoa Point. NA
Encourage the acquisition and establishment of the summit area of Hualalai as a wilderness park. NA
Increase mauka park lands. A
COMMENTARY: The Keahuolu project includes the development of neighborhood parks, open spaces and green
spaces.
GENERAL PLAN — TRANSPORTATION
GOALS
Provide a transportation system whereby people and goods can move efficiently, safely, comfortably and C
economically.
Make available a variety of modes of transportation that best meets the needs of the County. C
POLICIES
A framewaork of transportation facilities that will promote and influence desired land use shall be established c
by concerned agencies.
The agencies concerned with transportation systems shall provide for present traffic and future demands,
including the programmed development of mass transit programs for high growth areas by both the private NA
and public sectors.
The improvement of transportation service shall be encouraged.
Consider the provision of adequate transportation systems to enhance the economic viability of a given area.
Develop a comprehensive, islandwide multi-modal transportation plan that identifies the location and NA
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operation of automobile, mass transit, bicycle and pedestrian systems, in coordination with appropriate
Federal and State agencies.

Work with various non-profit agencies to coordinate transportation opportunities. NA
GENERAL PLAN - TRANSPORTATION ROADWAYS

GOALS

Provide a system of roadways for the safe, efficient and comfortable movement of people and goods. A

Provide an integrated State and County transportation system so that new major routes will complement and

L A
encourage proposed land policies.
POLICIES
Encourage the programmed improvement of existing roadways by both public and private sectors. C
Investigate various methods of funding road improvements, including private sector participation, to meet the C
growing transportation needs of the island.
Encourage the State to establish a continuous State highway system connecting the County’s major airports NA
and harbors.
Support the development of programs to identify and improve hazardous and substandard sections of NA
roadway and drainage problems.
Coordinate with appropriate Federal and State agencies for the funding of transportation projects for areas of C
anticipated growth.
Consider the development of alternative means of transportation, such as mass transit, bicycle and pedestrian c
systems, as a means to increase arterial capacity.
There shall be coordinated planning of Federal, State, and County street systems to meet program goals of c
the other elements such as historic, recreational, environmental quality, and land use.
Provisions for on-street parking shall be incorporated into the design of street systems. C
Encourage the State Department of Transportation to establish special scenic routes within and between C
communities.
Transportation and drainage systems shall be integrated where feasible. C
Support the development of an efficient transit route between east and west Hawai'i. NA

Adopt street design standards that accommodate, where appropriate, flexibility in the design of streets to
preserve the rural character of an area and encourage a pedestrian-friendly design, including landscaping and C
planted medians.

Develop minimum street standards for homestead and other currently substandard roadways that are offered

for dedication to the county to ensure minimal levels of public safety. ¢
Encourage the development of walkways, jogging, and bicycle paths within designated areas of the c
community.

Explore means and opportunities to enhance the shared use of the island’s roadways by pedestrians and c
bicyclists, in coordination with appropriate government agencies and organizations.

The Bikeway Plan for the County of Hawai'i (1979) shall be updated to include the development of a safe and C

usable bikeway system throughout the island.
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Work in conjunction with the State to establish a clear agreement of the ownership and maintenance of the old

pollution and appropriate and adequate covered storage facilities for agricultural products.

homestead roads. NA
Develop short and long range capital improvement programs and plans for transportation that are consistent NA
with the General Plan.
COURSES OF ACTION North Kona
Develop a roadway network circulation plan in cooperation with the State Department of Transportation and
affected communities. Upon adoption of the plan, the plan recommendations shall be incorporated on the C
zone district maps.
Encourage the State to widen Queen Ka‘'ahumanu Highway as necessary to accommodate increases in traffic c
flows, in particular between Kona International Airport and Keahole and Kailua-Kona.
Widen Palani Road between the proposed Keanalehu (Waena) Drive and the Queen Ka‘ahumanu Highway or c
construct the proposed Palani Bypass Highway.
Encourage the State to extend Kealakehe Parkway mauka to connect with the Mamalahoa Highway. NA
Construct the following north-south collector roadways from Palani Drive and extending north to the proposed
University Drive: 1) Ane Keohokalole Highway (Mid-level Road); 2) Keanalehu (Waena Drive); and 3) C
Kealaka‘a Street.
Construct the proposed University Drive between the Mamalahoa and Queen Ka‘ahumanu Highways. NA
Widen Hina Lani Drive to four lanes between the Queen Ka‘ahumanu Highway to the proposed Ane NA
Keohokalole Highway.
Construct the proposed Shore Drive from the Old Kona Airport Park to the Kealakehe Drive intersection. NA
Construct the Kahului-Keauhou Parkway (Ali'i Highway) from Queen Ka‘ahumanu Highway to Keauhou. NA
Construct a scenic road from Keauhou above the Kealakekua cliffs to Napoopoo. NA
Provide vertical connectors from Ali'i Drive to Kuakini Highway. NA
Improve that portion of the Mamalahoa Highway extending from the North Kona to the Ka'u Districts. NA
Support the installation of suitable bikeways and/or jogging paths. C
Develop a roadway circulation plan for the area between Palani Road and Kamehameha Il Road, in
cooperation with the State Department of Transportation, Federal Highway Administration, and the affected NA
communities.
Extend Lako Street to connect to Ali‘i Drive. NA
Work with the State and the adjacent landowners in establishing the old railroad right-of-way as pedestrian NA
and hicycle right-of-way.

GENERAL PLAN — TRANSPORTATION TERMINALS: AIRPORTS & HARBORS
GOALS
Provide transportation terminals and related facilities for the safe, efficient and comfortable movement of NA
people and goods.
POLICIES
Encourage the programmed improvement of existing terminals, including adequate provisions for control of NA
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The State Department of Transportation should continue to implement its plans for transportation terminals NA
and related facilities to promote and influence desired land use policies.
Transportation terminals should be developed in conjunction with the different elements of the overall NA
transportation system.
Encourage maximum use of the island’s airport and harbor facilities. NA
Encourage the development, maintenance, and enhancement of Hilo and Kawaihae Harbors as detailed NA
within the State’s Hawai'i Commercial Harbors 2020 Master Plan.
Support the State’s objectives to acquire rights within the runway clear-zones, limit heights within approach
oS I S . . . NA
zones, and restrict noise-sensitive uses within designated noise contours determined by the State.
COURSES OF ACTION North Kona
Future land uses in the vicinity of the Kona International Airport at Keahaole should be compatible with the NA
anticipated aircraft noise exposure levels for that vicinity.
The State Department of Transportation should continue to improve and expand Kona International Airport at
Keahole in accordance with the recommendations of the Ke&hole-Kona International Airport Master Plan NA
Update Study (1997).
Encourage the State to renovate the Kailua-Kona Wharf or to seek alternative facilities to accommodate the NA
cruise ship industry.
GENERAL PLAN — TRANSPORTATION MASS TRANSIT
GOALS
Provide residents with a variety of public transportation systems that are affordable, efficient, accessible, safe, NA
environmentally friendly, and reliable.
POLICIES
Improve the integration of transportation and land use planning in order to optimize the use, efficiency, and c
accessibility of existing and proposed mass transportation systems.
Support and encourage the development of alternative modes of transportation, such as enhanced bus C
services and bicycle paths.
Incorporate, where appropriate, bicycle routes, lanes, and paths within road rights-of-way in conformance with C
The Bikeway Plan for the County of Hawai'.
Provisions to enhance the mobility of minors, non-licensed adults, low-income, elderly, and people with NA
disabilities shall be made.
COMMENTARY: The Keahuolu project accommodates future transit stops along the planned Ane Keohokalole
Highway. The conceptual plans promote a walkable, bikeable, livable mixed-used community with high density
residential development within a quarter-mile walking distance of bus stops. The internal roadways are to make
feasible connections with existing and future developments on adjacent lands. -
GENERAL PLAN - LAND USE
GOALS
Designate and allocate land uses in appropriate proportions and mix and in keeping with the social, cultural, c
and physical environments of the County.
Protect and encourage the intensive and extensive utilization of the County's important agricultural lands. C
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Protect and preserve forest, water, natural and scientific reserves and open areas.

C

POLICIES

Zone urban types of uses in areas with ease of access to community services and employment centers and
with adequate public utilities and facilities.

Promote and encourage the rehabilitation and use of urban areas that are serviced by basic community
facilities and utilities.

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

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

NA

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

NA

Encourage the development and maintenance of communities meeting the needs of its residents in balance
with the physical and social environment.

Establish a program of continuing review of the Zoning Code in light of emerging new industries and
technologies and incorporate revisions to land use regulations as necessary.

NA

Develop community development or regional plans for all of the districts or combinations of districts in
cooperation with community residents and periodically review and amend these documents as necessary or
as mandated.

Ensure that condominium property regimes (CPR) comply with the requirements of the Zoning Code,
Subdivision Control Code and other applicable rules and regulations.

NA

Encourage urban development within existing zoned areas already served by basic infrastructure, or close to
such areas, instead of scattered development.

COMMENTARY: The reclassification of the subject property from the State Agricultural District to the State Urban
District and a change in County zoning would be in accordance with the existing and projected needs of the
neighborhood, community, region, and-the County.

GENERAL PLAN - LAND USE AGRICULTURE

GOALS

Identify, protect and maintain important agriculture lands on the island of Hawai'i.

Preserve the agricultural character of the island.

Preserve and enhance opportunities for the expansion of Hawai‘i's Agricultural Industry.

POLICIES

Implement new approaches to preserve important agricultural land.

NA

Assist in the development of basic resources such as water, roads, transportation, and distribution facilities for
the agricultural industry.

NA

Assist other State agencies, such as the University of Hawai‘i, College of Tropical Agriculture and Human
Resources, University of Hawai'i at Hilo, College of Agriculture, Forestry and Natural Resources Management,
Department of Business, Economic Development and Tourism, Office of Planning, Department of Land and
Natural Resources and Department of Agriculture, on programs that aid agriculture.

NA

Agricultural land may be used as one form of open space or as green belt.

NA
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Coordinate and encourage efforts to solve the problems of the agricultural industry in the County of Hawai'i. NA

In order to minimize the potential conflicts between agricultural and non-agricultural uses, standards and
guidelines for the establishment of well defined buffer areas as part of new, non-agricultural developments NA
that are located adjacent to important agricultural lands shall be developed.

Land zoned for use in the Rural District shall be expanded, where appropriate. NA

Develop subdivision standards that make a distinction between agricultural and urban land uses. NA

Designate, protect and maintain important agricultural lands from urban encroachment.

Ensure that development of important agricultural land be primarily for agricultural use

Support the development of private and State agricultural parks to make agricultural land available for

agricultural activities. NA
Assist in the development of agriculture. NA
Assist in the development of water for agricultural purposes. NA
Investigate possibilities to prevent non-agricultural uses that could interfere with potential or existing NA

agricultural activities on important agricultural lands.

Support efforts to provide tax relief and other incentives to enhance competitive capabilities of commercial
farms and ranches, thereby insuring long-term preservation, enhancement, and expansion of viable NA
agricultural lands.

Ensure that condominium property regimes (CPR) on agricultural-designated lands comply with the

requirements of the Zoning Code and other applicable laws, rules and regulations. NA
Farm labor housing projects shall be developed in a manner that minimizes the use of important agricultural NA
lands and is consistent with the character of surrounding land uses.

Encourage, where appropriate, the establishment of visitor-related uses and facilities that directly promote the NA
agriculture industry.

Important agricultural lands shall not be rezoned to parcels too small to support economically viable farming c

units.

Discourage speculative residential development on agricultural lands.

Encourage other compatible economic uses that complement existing agricultural and pastoral activities.

COURSES OF ACTION North Kona

Protect important agricultural lands within the Kona Coffee Belt from urban encroachment through the use of C

zoning and other mechanisms.

Encourage the University of Hawai'i at Hilo to accelerate research on agricultural, aquaculture and forestry NA
products that are or could be of economic value to Kona.

Encourage buffer zones or compatible uses between important agricultural land and adjacent uses of land. NA

COMMENTARY: The Keahuolu property is classified in the State Agricultural District, but is of limited agricultural
productivity due to its poor soil quality. It is designated by the State and County for urban expansion and a smaller
portion is designated Low Density Urban by the County. Therefore, its proposed reclassification to the Urban District
is not anticipated to have a significant impact upon agricultural productivity in the region.

GENERAL PLAN - LAND USE COMMERCIAL DEVELOPMENT
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GOALS

Provide for commercial developments that maximize convenience to users. C

Proyide commgrcial developmgnts that cqmplement the overall pattern of transportation and land usage within c

the island's regions, communities, and neighborhoods.

POLICIES

Urban renewal, rehabilitation, and/or redevelopment programs shall be undertaken in cooperation with NA

communities, businesses and governmental agencies

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

Distribution of commercial areas shall meet the demands of neighborhood, community and regional needs. C
Existing strip development shall be converted to more appropriate uses when and where it is feasible. NA
Encourage the concentration of commercial uses within and surrounding a central core area. C

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

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

Require developers to provide basic infrastructure necessary for development.

Encourage commercial areas to develop on an axis perpendicular to the highway.

COURSES OF ACTION North Kona

Controls to prevent speculative practices on commercially zoned lands may be established. NA
Implementation of programs to correct existing deficiencies shall be undertaken. NA
Appropriately zoned lands shall be provided as the need arises. NA

COMMENTARY: The proposed commercial floor area for the project is consistent with the goals, policies and courses
of action stated above.

GENERAL PLAN - LAND USE - INDUSTRIAL

GOALS

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

Promote and encourage the rehabilitation of industrial areas that are serviced by basic community facilities

and utiities, NA
POLICIES

Support the creation of industrial parks in appropriate locations as an alternative to strip development. NA
Achieve a broader diversification of local industries by providing opportunities for new industries and NA

strengthening existing industries.
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Locate industrial areas convenient to transportation facilities, and provide a variety of industrial zoned districts
. ) . . " NA
and lot sizes, depending on the needs of the industries and the communities.
Improve the aesthetic quality of industrial sites and protect amenities of adjacent areas by requiring NA
landscaping, open spaces, buffer zones, and design guidelines.
Industrial development shall be located in areas adequately served by transportation, utilities, and other NA
essential infrastructure.
Provide flexibility within the Zoning Code to accommodate emerging new industries. NA
Industrial-commercial mixed use districts shall be provided in appropriate locations. NA
Require developers to provide basic infrastructure necessary for development. NA
COURSES OF ACTION North Kona
Identify sites suitable for future industrial activities. NA
Additional industrial acreage should be provided at the Kona International Airport at Keahole for support NA
facilities for the airport.
Industrial development should be in harmony with surrounding uses and the environment. NA
Industrial-commercial mixed-use districts may be provided in appropriate locations. NA
Service oriented Limited Industrial and/or Industrial-Commercial uses may be permitted in the Kainaliu-Honalo NA
area although the area is not currently identified on the LUPAG map.
COMMENTARY: No industrial land uses are proposed within the Keahuolu project site.
GENERAL PLAN - LAND USE - MULTIPLE RESIDENTIAL
GOALS
To provide for multiple residential developments that maximize convenience for its occupants. C
To provide for suitable living environments that accommodate the physical, social and economic needs of the c
island residents.
To enhance the overall quality of life in our residential communities. C
POLICIES
Appropriately zoned lands shall be allocated as the demand for multiple residential dwellings increases.
These areas shall be allocated with respect to places of employment, shopping facilities, educational, C
recreational and cultural facilities, and public facilities and utilities.
Incorporate reasonable flexibility in applicable codes and ordinances to achieve a diversity of socio-economic c
housing mix.
Encourage flexibility in the design of residential sites, buildings and related facilities to achieve a diversity of C
socio-economic housing mix and innovative means of meeting the market requirements.
The rehabilitation and/or utilization of multiple residential areas shall be encouraged. C
To assure the use of multiple residential zoned areas and to curb speculation and resale of undeveloped lots
only, the County may impose incremental and conditional zoning, which shall be based on performance C
requirements.
Applicable codes and ordinances shall be reviewed and amended as necessary to include consideration for c
urban design, and aesthetic quality through landscaping, open space, and buffer areas.
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Support_the rezpning of thoge multiple residentially zoned lands that are used for other purposes to a more C
appropriate zoning designation.

Require developers to provide basic infrastructure necessary for development. C
COURSES OF ACTION North Kona

Re-evaluation of existing zoned areas and re-allocation of lands in appropriate locations shall be undertaken. C
Appropriately zoned lands shall be allocated as the need for multiple residential development increases. C

Density Residential by the General Plan’s Land Use Pattern Allocation Guide. The ultimate configuration of the
| | not yet determined as-at the time of this writing. However, the conceptual plans provide multi-unit high density

COMMENTARY: The majority of the Keahuolu property is designated as Urban Expansion with the remainder as Low-

units is

development near the core of the community, which could be a mixed-use configuration with commercial floor area.

GENERAL PLAN - LAND USE - SINGLE-FAMILY RESIDENTIAL

GOALS

To maximize choices of single-family residential lots and/or housing for residents of the County.

To ensure compatible uses within and adjacent to single-family residential zoned areas.

To rehabilitate and/or rebuild deteriorating single-family residential areas. NA

To provide single-family residential areas conveniently located to public and private services, shopping, other

community activities and convenient access to employment centers that takes natural beauty into C

consideration.

To enhance the overall quality of life in our residential communities. C

POLICIES

To assure the orderly use of single-family residential zoned areas and to curb speculation and resale of

undeveloped lots, the County may impose incremental and conditional zoning, which would be based on C

performance requirements. This is to assure that a certain percentage of buildings will be constructed.

Encourage innovative uses of land with respect to geologic and topographic conditions through the use of C

residential cluster and planned unit development.

Encourage and coordinate with the State in providing fee simple and leasehold single-family residential lots to

\ : C

the residents through State and/or County Housing Programs.

Incorporate reasonable flexibility in codes and ordinances to achieve a diversity of socio-economic housing c

mix and to permit aesthetic balance between single-family residential structures and open spaces.

Re-evaluate existing undeveloped single-family residential zoned areas and reallocate zoned lands in NA

appropriate locations.

Designate and allocate single-family residential zoned lands at varying densities for future use in accordance C

with the needs of the communities and the stated goals, policies, and standards.

Rural-style residential-agricultural developments, such as new small scale rural communities or extensions of NA

existing rural communities, shall be encouraged in appropriate locations.

Review and amend land use ordinances and codes to include considerations for rural-style residential

subdivisions in appropriate locations. Standards and criteria for the establishment of these areas shall be NA

developed.

Require developers to provide basic infrastructure necessary for development. A
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COURSES OF ACTION North Kona

Encourage the development of appropriately located and serviced privately-held and State-owned lands for A

houselots.

Improve and develop roadways, water and sewerage systems, and other basic facilities necessary to A

encourage development of lands suitable for residential use.

Encourage the concentration of residential structures to avoid strip residential development A

Encourage the use of more innovative types of housing development, such as zones of mix and cluster and A

planned unit developments.

COMMENTARY: The Keahuolu project may include a variety of housing unit types and densities with the emphasis on
providing the maximum number of affordable housing units in the shortest amount of time. The Keahuolu project is
consistent with and is intended to implement the General Plan’s housing policies.

GENERAL PLAN - LAND USE RESORTS

GOALS
Maintain an orderly development of the visitor industry. NA
Provide for resort development that maximizes conveniences to its users and optimizes the benefits derived NA
by the residents of the County.
Ensure that resort developments maintain the cultural and historic, social, economic, and physical NA
environments of Hawai‘i and its people.
POLICIES
The County may impose incremental and conditional zoning that would be based on performance NA
requirements.
Promote and encourage the rehabilitation and the optimum utilization of resort areas that are presently NA
serviced by basic facilities and utilities.
Lands currently designated Resort should be utilized before new resorts are allowed in undeveloped coastal NA
areas.
Zoning of resort areas shall be granted when the proposed development is consistent with and incorporates

iy NA
the stated goals, policies and standards of the General Plan.
Continue to seek funds from the State Capital Improvement Program to help develop visitor destination areas NA
in accordance with the County's General Plan.
Designate and allocate future resort areas in appropriate proportions and in keeping with the social, NA
economic, and physical environments of the County.
Evaluate resort areas and the areas surrounding existing resorts to insure that viable quality resorts are
developed and that the surrounding area contributes to the quality, ambience and character of the existing NA
resorts.
Encourage the visitor industry to provide resort facilities that offer an educational experience of Hawai‘i as well NA
as recreational activities.
Coastal resort developments shall provide public access to and parking for beach and shoreline areas. NA
Re-evaluate existing undeveloped resort designated and/or zoned areas and reallocate these lands in NA
appropriate locations.
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ELEMENTS OF THE HAWAI‘l COUNTY GENERAL PLAN RATING

A = actively supportive C = conforms |=goal is inconsistent with applicant’s objectives NA = goal is not applicable

Require developers to provide the basic infrastructure necessary for development. NA

COURSES OF ACTION North Kona

Discourage strip resort development along Ali‘i Drive NA

Re-evaluate some areas currently zoned for resort use. NA

Improve and provide adequate roadways, sewer and water systems, and other basic amenities in all areas

where higher density uses are allowed. NA

COMMENTARY: The proposed project does not include a resort component.

GENERAL PLAN - LAND USE - OPEN SPACE

GOALS

Provide and protect open space for the social, environmental, and economic well-being of the County of C
Hawai'i and its residents.

Protect designated natural areas. C

POLICIES

Open space shall reflect and be in keeping with the goals, policies, and standards set forth in the other C
elements of the General Plan.

Open space in urban areas shall be established and provided through zoning and subdivision regulations.

Encourage the identification, evaluation, and designation of natural areas.

Zoning, subdivision and other applicable ordinances shall provide for and protect open space areas.

Amend the Zoning Code to create a category for lands that should be kept in a largely natural state, but that NA
may not be in the Conservation District, such as certain important viewplanes, buffer areas, and very steep
slopes.

COMMENTARY: The Keahuolu project provides neighborhood parks and open space and the preservation of
archeological areas. These elements are consistent with the intent of the General Plan’s open space policies.

GENERAL PLAN - LAND USE - PUBLIC LANDS

GOALS

Utilize publicly owned lands in the best public interest and to the maximum benefit for the greatest number of A
people.

Acquire lands for public use to implement policies and programs contained in the General Plan. A

POLICIES

Encourage uses of public lands that will satisfy specific public needs, such as housing, recreation, open space A
and education.

Encourage the adoption of State programs for State lands consistent with the General Plan. c

State and County Capital Improvement Programs should continue to be coordinated. NA

A sub-classification, University use, shall continue to be utilized, permitting the primary institutional and NA
numerous supportive and accessory uses required for establishing and/or expanding a public university. Its
designation shall continue to be shown on the Land Use Pattern Allocation Guide map.
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ELEMENTS OF THE HAWAI‘l COUNTY GENERAL PLAN RATING

A = actively supportive C = conforms |=goal is inconsistent with applicant’s objectives NA = goal is not applicable

Support the U.S. Department of Interior, National Park Service's expansion plans for the Hawai'i Volcanoes, NA
Puukohola and Puuhonua O Honaunau National Historic Parks.

Encourage the State to continue the Villages of La'i ‘Opua project at Kealakehe. C

COMMENTARY: Approximately 172 acres of the 272 acres of the Keahuolu project was a part of the Villages of La'i
‘Opua project at Kealakehe and embodies the goals and policies for use of public lands to continue the Villages of La'i
‘Opua project and satisfy specific public needs, such as housing, recreation, open space and education.

5.13 KEAHOLE TO KAILUA DEVELOPMENT PLAN

The County initiated in July 1988 the Keahole to Kailua Development Plan study (Keahole Plan)
with the intent of developing the area. The Keahole Plan serves as an implementing tool for the
General Plan of the County and as a sub-regional plan and developmental framework for the
West Hawai‘i Plan.

The County contracted R.M. Towill Corporation to prepare the Keahole Plan, and in 1990
adopted it to serve as a guide for future infrastructure and land uses in the region. The Hawai‘i
County Council in 1991 amended the plan to incorporate electricity and telephone
accommodations that would allow improvements as demand increased. HELCo estimated at the
time that full development could entail an additional 100 megawatts-M\W of power.

5.13.1  Goals and Objectives of the Keahole to Kailua Plan

The goal of the Keahole Plan was to develop a mixed residential, commercial, resort, industrial,
and recreational community, with appropriate shoreline uses, public facilities, and infrastructure,

which would be built in phases over the course of 20 years.

The objectives were to: (1) develop a plan for an integrated community that can be served by the
required infrastructure in phases and provide a mix of land uses;-, (2) develop design guidelines
for critical visual aspects:-, (3) develop an efficient, safe and pleasing road network over the next
10-20 years:—, (4) identify all areas subject to flood and tsunami inundation and develop a
comprehensive flood control system:-, (5) develop a water system with 6 mgd capacity to serve
land uses:-, (6) develop area-wide system of sewage facilities with 6 mgd capacity:-, (7) develop

adequate solid-waste facilities;—, (8) develop recreational facilities that would meet the rise of
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new residents:—, and (89) develop a financing approach that provides infrastructure financing,
feasible land development, and feasible level of County capital expenditures.

Four alternative concept plans were slated for the area. A regional center; residential
development; elementary, middle and high schools; a university site; community, district, and
waterfront parks; a municipal golf course;_a regional sports complex; an industrial_component;

judiciary and, hospital accommodations; and a fire station; and cemetery were included in these

plans.

5.13.2 Land Use Plan for the Area

The major growth assumptions of the plan were that (1) the Keahole to Kailua area would be the
location for a new “Civic and Business Center” with civic and commercial uses; (2) 4,500 new
residential units would be built between 1990 and 2010; (3) a number of facilities were planned
that would serve a much larger region, including a municipal golf course, a regional sports
complex, and the University-ofHawai+UH - West Hawai‘i College; and (4) the project area

would accommodate resort development in the range of 1,500 visitor units.

A flexible land use plan was developed for the area to provide a framework for future growth,
infrastructure costs, public-private implementation of major infrastructure projects, and State and
County action on designating lands for urban development. However, more importantly than
specific boundaries, the plan emphasized that four major development themes should guide the
planning and development of the area: (1) three major development zones:-, (2) a new civic and

business center:-, (3) major new roadways;-, and (4) a regional greenbelt system.

5.13.3  Current and Projected Resident Population in West Hawai'‘i

The population in the North Kona region increased 62 percent in 1980-1990 from 13,748 to
22,284, and 28 percent in 1990-2000 from 22,284 to 28,543. (U.S. Census 2000). The following
table shows the numbers as of 2000 and the projected population to the year 2020.
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Table 5-6: Projection of Resident Population by District
Year 2000 to 2020

District 2000 2005 2010 2015 2020
North Kohala 6,038 6,622 7,917 9,446 11,273
South Kohala 13,131 15,659 18,184 21,072 24,426
North Kona 28,543 30,467 34,024 37,922 42,275
South Kona 8,589 10,253 11,414 12,681 14,092
Ka'u 5,827 6,443 7,050 7,698 8,408
64,128 71,449 80,599 90,834 102,494

Economic Assessment, PKF Hawaii, January 2000
U.S. Census, 2000
Hawai‘i County Department of Research and Development

According to the County General Plan, various resort and resort-residential complexes are
currently under construction or are planned for construction in the near future. Most of these
developments are concentrated in West Hawai‘i in the Kohala and Kona Districts, which will
continue to accommodate the majority of the visitor market within the County. Visitor
accommodation units within the County totaled 9,655 urits-in 1998, up from 8,952 urits-in 1990.
Bed and Breakfast units, although not a significant part of the total visitor unit count, have been

the fastest growing segment of the industry, growing from 55 units in 1990, to 171 units in 1998.

5.13.4 Conformance and Support of the Keahole to Kailua Plan

The Keahuolu project conforms to the goal of the plan to provide a significant number of new
residential units in the planning area. Since the Keahuolu project site is designated for Urban
Expansion and Low Density Urban, the project is consistent with the plan. The project also

includes development of new infrastructure systems that will benefit the region.
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5.14 KEAHOLE TO HONAUNAU REGIONAL CIRCULATION PLAN -
COUNTY ACTION PLAN (2006)

As presented in the Planning Department’s report,

“Traffic congestion in Kona is bad and growing worse. The congestion is fueled by the rapid
growth and exarcerbated [sic] by the road network (lack of connectivity that funnels traffic to
main arterials) and land use patterns (affordable housing being pushed to the outskirts
resulting in more and longer commutes). The congestion and commuting is deteriorating
Kona’s quality of life. Road improvements have not kept pace with development. Past
development has eliminated or compromised future roadway corridor options. Major road
improvements take a long time and limited financial resources need to be prioritized and
supplemented by innovative funding sources. The scope of this action plan is to address
these problems.”

The report includes an action strategy. FoHewing-areTable 5-7 includes the strategies that are

relevant to the Keahuolu Affordable Housing Project, with relevant commentary.

Table 5-7: Keahole to Honaunau Reqgional Circulation Plan Action Strategies

Keahole to Honaunau Regional Circulation Plan RATING

A = actively supportive C = conforms |=goal is inconsistent with applicant’s objectives NA = goal is not applicable

Strategy #2: Improve connectivity with a road network that spreads the traffic rather than funneling all the traffic to A
the major arterials.

COMMENTARY: The Keahuolu project is consistent with this strategy. The project’s internal roadways are to make
feasible connections to existing and future developments on adjacent lands, which will contribute towards the
implementation of this strategy.

Strategy #2-F: Keanalehu/Manawalea Street Extension. The connection of Manawalea to Keanalehu would A
provide another link between the Kealakehe elementary, middle, and high schools for the residents of La'i' Opua
and Kealakehe (in the vicinity of the elementary and middle schools). These roads are nearly “construction-ready”
since the EIS has been completed, and the design is almost complete. The County will advance the funds and
DHHL will reimburse the County its proportionate share.

COMMENTARY: The Keanalehu/Manawalea Street Extension is under construction and will provide access from the
project site to lands and roadways east of the subject property.

Strategy #2-1: Ane Keohokalole Extension (aka Henry Street Extension or Mid-Level Road). This project will extend A
Henry Street from Palani Road to the existing terminus of Ane Keohokalole makai of Kealakehe High School. The
2006 State legislature appropriated $6 million for this project. Once constructed, this road will enable someone to
drive from Kailua village to the Kaloko Industrial Park via Henry Street and the Kamanu Street Extension, without
having to drive on Queen Ka‘ahumanu Highway.
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Keahole to Honaunau Regional Circulation Plan RATING

A = actively supportive C = conforms |=goal is inconsistent with applicant’s objectives NA = goal is not applicable

COMMENTARY: The attributes of the Keahuolu project are all consistent with the intent of this strategy. The planned
Ane Keohokalole Highway extension will be along the project site’s makai boundary and will therefore provide
significant access to the project site.

Strategy #4: Increase multimodal choices to reduce dependency on the automobile. A

COMMENTARY: The attributes of the Keahuolu project are all consistent with the intent of this strategy.

Strategy #5: Reduce commuting needs by directing growth to existing compact urban areas; encouraging A
affordable housing within these core urban areas; and mixing land uses so that jobs and/or daily requirements are
within walking distances.

COMMENTARY: The attributes of the Keahuolu project are all consistent with the intent of this strategy.

Strategy #5-B: Growth Management Policies. Infill higher density rezoning within the urban core that includes A
affordable housing and mixed uses, and discourage development in the fringe areas. The Community Development
Plan will play a major role to encourage more innovative development concepts that provide mixed uses and higher
density in a manner that fits the character of this area, and manages growth in fringe areas in a manner that
balances private property rights and furthers public interests in infrastructure management,
agricultural/cultural/ecological resource protection, and rural character preservation.

COMMENTARY: The attributes of the Keahuolu project are all consistent with the intent of this strategy. The project
proposes mixed-use higher density development within an area designated for urban expansion.

Strategy #6: Implement a concurrency system. A

COMMENTARY: The project supports the concurrency system recognizing that there may be complicated multi-party
negotiations in instances where several land owners and/or agencies are involved.

Strategy #6-A: Projects that provide affordable housing or increase the infrastructure capacity should be allowed to A
proceed even if the transportation infrastructure may not be adequate on the basis that such developments reduce
demand (i.e., housing closer to jobs thereby reducing commuting) or build important connector roads.

COMMENTARY: The Keahuolu’s project’s affordable housing component fulfills the intent of this strategy. The project
site will have access onto the Keanalehu Drive expansion, which is to be completed in-20———2008.

5.15 KONA COMMUNITY DEVELOPMENT PLAN

The Hawai‘i County General Plan requires that community development plans be adopted by the
County Council for each judicial district in the county. The Kona Community Development Plan
is intended to be first of the new plans and will serve as a model for the remaining districts. It is
intended to provide detail to the elements presented in the General Plan and emphasize those

elements most relevant to the issues and conditions of the specific plan area.

As of the writing of this EIS, some draft sections of the Kona Community Development Plan
have been posted to the internet. In January 2007, the planning consultant published the Kona

Regional Profile for the plan. Given the anticipated schedule, it presently appears that this EIS
will precede adoption of the Kona Community Development Plan. Fherefore—for-thepurpeses
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6CHAPTER SIX: ALTERNATIVES

The alternatives that were considered to the proposed action are limited to those which would

allow the objectives of the proposed project to be met, while minimizing potential adverse

environmental impacts, according to Section 11-200-17(f), HAR. Feasible alternatives must

provide for-sale dwelling units on State-owned land.

The Alternative Concept Plans presented in this EIS were developed during the master plan

process and with preliminary input from governmental agencies, surrounding land owners and

stakeholders. The intent of the conceptual planning process was to understand the physical,

environmental and cultural character of the land and then propose land use plans that would

fulfill HHEDC’s mission and objectives, as well as general State and County land use policies

for the region.

This section presents other alternatives and potential impacts that have been considered during

the planning process. The remainder of the EIS concentrates on discussing and analyzing the

impacts of the three Alternative Concept Plans.

6.1 THE “NO ACTION” ALTERNATIVE

The No Action Alternative would mean that the site would remain vacant and undeveloped and

there would be no immediate change to the property. The no-action alternative would not fulfill

HHFDC’s mission to develop low- and moderate-income housing projects. The No Action

Alternative would not respond to the need to provide affordable housing in West Hawai‘i as

discussed in Section 1.5, and would not be consistent with State and County polices and

priorities to provide affordable housing, in particular near job centers.

Under the No Action Alternative, the site would remain vacant in an area that is being developed

with housing. The project site is in a prime location to provide housing in close proximity to
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Kailua-Kona. The site, if vacant, would be significantly underutilized in terms of meeting the

demand for long-term affordable housing in West Hawai‘i.

The No Action Alternative would not meet the project’s objectives to:

e Develop affordable housing near job centers, in particular West Hawai‘i, which
would lessen regional road congestion;

e Build a variety of housing unit types in response to the increase in population in West
Hawai‘i and the demand for affordable housing;

e Create a walkable, bikable, active-lifestyle community;

e Develop infrastructure that will be required for the project, but also benefit the region:;

e Create a community that will integrate the project site with the area’s current and
future transportation network, as well as adjacent lands;

e Provide a transit-oriented high density development within easy walking distance of
future bus stops along Ane Keohokalole Highway;

e Create a community with a mixed-use town center that contains multi-family housing,
ground-floor commercial space and civic open space;

e Contribute to the greater community by providing a site for a new DOE elementary
school; and

e Retain archaeological preserve areas and provide open space and neighborhood parks.

6.2 ALTERNATIVE LOCATIONS

HHFDC’s primary objective for the Keahuolu project is to provide affordable dwelling units,

including for-sale units in West Hawai‘i. The Keahuolu site is non-ceded land and is HHFDC’s

only non-ceded property on the island of Hawai‘i. Development of non-ceded lands provides the

option of offering affordable for-sale housing in fee simple ownership. Therefore, State-owned

ceded lands at other locations were not considered because they are not viable alternatives that

would meet HHFDC'’s goals and objectives for this project.

In terms of the larger picture of HHFDC’s mission to develop and finance low- and moderate-

income housing projects throughout the state of Hawaii, the objective of the current project is to

provide affordable housing in response to demand in West Hawai‘i. Therefore, locating this

project on another island or in another location on the island of Hawai‘i are not viable
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alternatives. HHFDC’s objectives for the Keahuolu project can be met at the proposed site.

There are no other viable locations on the island of Hawai‘i that would allow the project’s

objectives to be met.

6.3 THE ALTERNATIVE OF POSTPONING ACTION UNTIL
FURTHER STUDY

The alternative to postpone action and conduct further study would not allow HHFDC to meet its

objective to provide affordable for-sale housing units in a timely manner in response to the

current strong market demand in West Hawai‘i. This alternative is not warranted because the

environmental impact statement and its related technical studies provide a thorough evaluation of

the project’s potential impacts; subseqguent entitlement processes will provide for public

individual and government agency input and comment, as well as the opportunity to request

more information or further study; and significantly delaying the project will likely increase the

price of moderate- to market-priced units that may be a part of the ultimate developer’s project.

Delays for more study will only further aggravate housing demand and increase prices.
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+CHAPTER SIXSEVEN: CONTEXTUAL

7.1 RELATIONSHIP BETWEEN SHORT-TERM USES AND
MAINTENANCE OF LONG-TERM PRODUCTIVITY
(SUSTAINABILITY ANALYSIS)

The Keahuolu Affordable Housing Pproject site is primarily classified as State Agricultural and

zoned for 5-acre agriculture lots. (A small portion is State Urban and zoned residential RS-15.).

The project site’s current potential use is generally limited to agricultural uses. However, the

soil quality is relatively poor. Consequently, it has remained unutilized and vacant, constituting

an open space area.

The project site is proposed for reclassification from the State Agricultural District to the State
Urban District, and subsequent rezoning to allow its development as a mixed-use residential
master planned community. These actions would commit the property to residential and
commercial use, which would require the provision of infrastructure in the form of new
roadways; potable water wells, reservoirs, and a water transmission system; a wastewater

collection system; and electrical and telecommunications utilities.

Development of the property as a residential community constitutes a permanent commitment
that would remove the property from the inventory of available agricultural land. This action is
consistent with the State and County plans for the area. The region of North Kona between
Keahole and Kailua-Kona is intended to function as a residential and commercial center for West
Hawai‘i. Reclassification of the property to the Urban District is consistent with that intent.

Demand for homes in North Kona is already strong and expected to exceed planned production,
especially of housing for middle-income families. The housing market continues to be active,
even though prices have reached levels that many families cannot afford. About a third of
Hawai‘i County respondents expecting to move named North Kona as their preferred destination.
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The project’s impact on housing can be estimated in relation to demand indicators. The 2006
Hawaii Housing Policy Study suggests that there is demand from about 7,200 resident
households for units in North Kona in the next few years. In addition, population growth will
account for formation of at least 2,370 new households. Given a regional demand for
approximately 9,570 units (7,200 units existing demand plus 2,370 new households), the net
contribution of the project amounts to 5.3 to 18.7 percent of regional demand.

The HHFDC Keahuolu project is planned as a response to the regional needs for housing and the
desire to reduce congestion on regional highways due to residents’ traveling long distances

between home and work.

Short-term uses and long-term productivity relate to the short-term construction phases and the
long-term socioeconomic benefits that would accrue to the State and the County in the form of
affordable housing near employment centers in North Kona and added revenue resulting from

economic activity that would otherwise not occur on the property.

6:27.2 IRREVERSIBLE AND IRRETRIEVABLE COMMITMENTS OF
RESOURCES
Development of the subject property as a residential community will permanently alter the use

and character of the land:

Soil: The terrain will be crushed and graded to allow the construction of roads that comply with
county road design standards. The land abutting the roads may be terraced to accommodate
home sites. Aggregate rock and topsoil will be imported.

Quarry material: High quality aggregate rock is an important natural resource in an island
environment. As the subject property is not considered to be a source of potential quarry
material (grade-A basalt), there will be no loss of this particular natural resource by reclassifying
the property from Agricultural to Urban. However, development of the project will require large
amounts of aggregate rock for the construction of roadbeds and house foundations, and the

production of concrete and asphalt.
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Flora: Much of the existing flora will be removed (grubbed) prior to site development.
Residential properties will eventually be landscaped with new plant material; including, where

practicable, drought-tolerant species.

Fauna and avifauna: Existing fauna and avifauna will be displaced during the development
process. With the exception of rats and pigs, most displaced species of fauna and avifauna will
likely return once the property has been re-landscaped.

Cultural Resources: Archaeological sites and cultural resources determined to be significant
under State criteria will be preserved. Sites identified for data collection will be further analyzed
and recorded in an effort to increase the understanding of the historical use of the area. Sites
identified for preservation will be preserved. This process must be completed in accordance with

the requirements of the SHPD.

Development of the project will require the expenditure of energy in the form of fuel for
construction vehicles and equipment and the consumption of natural and man-made resources in
the form of construction materials (metal, glass, wood, plastic, etc.). Construction of the project
will also require the consumption of potable water. However, some of the water used for dust

control will percolate back into the soil while the remainder will evaporate.

The project will require the investment of human labor that might otherwise be employed

elsewhere.

The so-called operational phase of the project, that is to say once the project is completed and the
homes have been built and occupied, will require an ongoing commitment of potable water,

electrical energy, and fuel for privately owned vehicles and motorized equipment.

637.3 CUMULATIVE AND SECONDARY IMPACTS

Cumulative impacts are defined as impacts on the environment which-that result from the
incremental impact of the action when added to other past, present, and reasonably foreseeable

future actions regardless of what agency or person undertakes such actions. Cumulative impacts
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can result from individually minor but collectively significant actions taking place over a period

of time.

The Keahuolu Affordable Housing Pproject represents a potentially significant contribution of
affordable housing units to the much larger “landscape” of the emergence of the city of Kailua-
Kona and area developments. Over the past 40 years, Kailua-Kona has grown from a small
community to a regional growth center, with much of the growth occurring in the past 10 years.

The construction of the Queen Ka‘ahumanu Highway in the early 1970s led to the development
of several visitor destination areas along the North Kona/South Kohala coastline, including
Mauna Kea Resort, Mauna Lani Resort, Waikoloa Resort, and the-Hualalai Resort. The resulting
demand for resort employees led the State and the County to designate the area of North Kona
between Kailua-Kona and Keahole as the primary growth area for residential and commercial

development in West Hawai‘i.

The rapid expansion of commercial centers, including the Kona Coast Shopping Center,
Makalapua Center, and the Kaloko Industrial Park clearly demonstrate the demand for new
goods and services generated by an expanding residential population. Continuing residential

expansion is evidenced by other proposed projects in the area.

Unfortunately, the pace of commercial and residential growth has exceeded the development of
transportation infrastructure to accommodate it, leaving traffic conditions along the principal
arterials (Queen Ka‘ahumanu Highway and Mamalahoa Highway) to deteriorate. The rapid
emergence of this “crisis” has caught many residents and community leaders by surprise, leading

for calls to carefully examine the future of the area.

However, Kailua-Kona is already on a path of growth fueled by an abundance of developable
land, lack of existing housing stock, a highly desirable climate, and a constant supply of visitors
to West Hawai‘i. Noticeably, the commercial and population expansion around Kailua-Kona
parallels the health of the visitor industry. Since recovering from the downturn of visitor arrivals
in the early 1990s, the visitor industry has enjoyed a decade of expansion. Economic cycles are

inevitable and a resolution of the traffic “crisis” will likely occur when the current visitor
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industry cycle ends and a downturn in visitor arrivals allows the gap between roadway capacity
and travel demand to narrow. The challenge facing taxpayers at that time will be the courage to
support public investment in infrastructure during an economic downturn. However, that is

precisely when jobs will be needed the most.

As a mixed-use affordable housing community, the cumulative impact of the Keahuolu project
will be its contribution to the long term stability of the resident population of the city of Kailua-
Kona. The Keahuolu project and other emerging housing developments will help to fulfill the
goal of a strong and healthy West Hawai‘i economy and the provision of affordable housing in

proximity to employment centers.

The term “secondary impact” means effects which-that are caused by the action and are later in
time or farther removed in distance, but are still reasonably foreseeable. These impacts may
include grewth—growth-inducing effects and other effects related to induced changes in the
pattern of land use, population density or growth rate, and related effects on air and water and
other natural systems including ecosystems.

The Keahuolu Affordable Housing Pproject’s primary impacts include an increase in the supply
of affordable housing, an increase in commercial floor area in the Kailua-Kona region,
population growth, increased traffic, and the demand for potable water and energy. The project’s
secondary impacts are effects that are induced by these primary impacts, such as the additional
jobs created in the economy, and the effects resulting from the project residents’ demand for

goods and services.

647.4 OFFSETTING CONSIDERATIONS OF GOVERNMENTAL
POLICIES

The proposed project is consistent with State and County policies that identify the property and

its surrounding area for urban expansion to support economic growth in West Hawai‘i. The

project is also consistent with the County General Plan’s designation of Urban Expansion / Low

Density Residential. Other policies of the State and County promote the preservation of

agricultural land. However, because the subject property is not considered to be prime
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agricultural land; due to its poor soil quality, its proposed development for residential use is not
inconsistent with the goal of preserving important agricultural resources.

6-57.5 UNRESOLVED ISSUES

The following issues remain unresolved at the time this document is being prepared. See
ix ion 6.4 i : ” hvedi .

Final Development Scheme and Schedule: The HHFDC is reviewing proposals from qualified
developers to develop the Keahuolu Affordable Housing Pproject. The final development
scheme will be within the range of the concept plans presented in this EIS. However, the
following details are unknown at the time of this writing: the total number of housing units; the
mix of affordable units and market units; the mix of single-family and multi-family; the mix of
low density, medium density, and high density; the total square footage of commercial floor area;
the alignment/route of off-site wastewater lines that will service the project. The Board of

Directors of HHFDC approved Forest City Hawaii Residential, Inc., as the developer of the

project, subject to successful negotiation and execution of a development agreement. However

until the development agreement is signed, there is the possibility that an agreement may not be

reached between HHFDC and Forest City, and thus the search for a developer would continue

until one is selected and a development agreement is signed. Until that time, the details of the

proposed project and the developer’s schedule for the project are not available. That information

will become available prior to subsequent permitting processes, which will provide the

opportunity for public and agency input and comment, as well as the opportunity to request

additional information.

Concurrency Ordinance: Since publication of the February 2008 Draft EIS for the Keahuolu

project, the County of Hawai‘i Planning Department clarified that Ordinance No. 07 99 became

effective on June 25, 2007. It created concurrency standards for roads and water supply in
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change of zone actions. According to the County of Hawai‘i Planning Department, rezoning

would not take effect unless improvements to the traffic situation occur before the occupancy of

the project, and that there would also be standard expectations for water supply for new

rezonings.

It is the intention of the HHFDC that the project developer submit the project to the State LUC

and the County of Hawai‘i under the expedited approval process provided for under Section

201H-38, HRS. If the expedited approval process is used by the Keahuolu project developer, it

is unresolved as to what extent the concurrency standards would or would not apply. At-the-time

County Council Deferred Action on Change of Zone Applications: Since publication of the

February 2008 Draft EIS for the Keahuolu project, the County of Hawai‘i Planning Department
clarified that Resolution No. 529 08 was adopted on March 12, 2008. According to the County,

it extended the temporary delay of Council action on rezoning applications until the North and

South Kona Community Development Plan is adopted by ordinance, or December 1, 2008,

whichever occurs first.

It is the intention of the HHFDC that the project developer submit the project with the State LUC

and the County of Hawai‘i under the expedited approval process provided for under Section
201H-38, HRS. According to the estimated permit schedule in Table 1-4 of this EIS, it is
anticipated that a zone change application for the Keahuolu project would at the earliest be

submitted to the County on January 1, 2009, which is after the December 1, 2008 deadline for

the temporary delay of Council action on rezoning applications. It is unknown whether the

County’s deadline will be extended and if the Council will continue to defer action on change of

zone applications. If the expedited approval process is used by the Keahuolu project developer,

it is unresolved as to what extent the Council’s deferral on change of zone applications would or

would not apply, if it is still in effect.
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8CHAPTER SEVENEIGHT: LIST OF PREPARERS

This Draft EIS has been prepared by Belt Collins Hawaii Ltd., 2153 North King Street, Suite

200, Honolulu, Hawaii, 96819. The staff involved in the preparation of this document includes:

Anne Mapes Principal
Sue Sakai Director of Planning
Alan Fujimori Principal Planner
Lee Sichter Principal Planner
Moani Crowell Planner
, | or Pl :
Alan Kato Civil Engineer
John Kirkpatrick Senior Socio-Economic Analyst
Alexa Jacroux Biggs GIS Project Manager
Diane Yamamoto Graphic Designer
Karon Aoki Graphic Designer
Daughn O’Neill Word ProeessingProcessor/Editor
Lynn Fukuhara Word PreeessingProcessor/Editor

Technical consultants were employed to provide specific assessments of environmental factors

for this project. The consultants, their company affiliations and their speeialty—specialties are

listed below:
Dick Kaku Traffic Consultant Fehr & Peers/Kaku Associates
Bob Rechtman Archaeological Surveys Rechtman Consulting
Paul Rosendahl Archaeological Surveys PHRI, Inc.
Art Whistler Botanical Surveys Isle Botanica Consulting
Helen Wong-Smith ~ Cultural Assessment PHRI, Inc.
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The HHFDC Keahuolu Affordable Housing Project Envirenmental—tmpact—Statement
Preparation-Netice(EISPN} was sent to the following agencies, organizations, and individuals.

The 30-day public comment period on the EISPN began on July 23, 2007 and ended on August
22, 2007.

! Respondents and Distribution | g | emnee | mm | el | UEeee
A. Federal Agencies
| Department of Housing and Urban X
Development (HUD) =
| Federal Highway Administration X X
US Army Corps of Engineer X
| U_S Department of the_lnterior - X X X X
Fish and Wildlife Service (USFWS) = = =
US Department of the Interior - X
National Park Service, Pacific West Region
US Department of the Interior -
National Park Service, Koloko-Honokohua X X X X X
National Historic Park
US Natural Resources Conservation Service
B. State Agencies
| Depa}rtment of Accounting and General X X X
Services
| Department of Agriculture X X
Department of Business, Economic
Development and Tourism (DBEDT)
- Director X X
- Land Use Commission (LUC) X X X
- Office of Planning X X X X
- Resources and Technology Division
- Strategic Industries Division X X X
Department of Defense X X X
Department of Education (DOE) X X X X X
Department of Hawaiian Home Lands (DHHL)
- Chairman X X
- Land Development Division X X
Department of Health (DOH) X
- Environmental Planning Office X X X X X
- Office of Environmental Quality Control X X X X
Department of Human Services (DHS)
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PARTIES CONSULTED AND COMMENTS RECEIVED

Respondents and Distribution Bon | comems | banes | Commen | “mrace
- Hawaii Public Housing Authority X X X X
Department of Labor and Industrial Relations
Department of Land & Natural Resources
(DLNR)
- Chairperson X X X
- Aguatic Resources Division X
- Commission on Water Resource X
Management
- Engineering Division X X
- Historic Preservation Division X X X X
- Land Division, Honolulu X X X
- Land Division, Hawaii District X
- Na Ala Hele
Department of Public Safety
Department of Transportation (DOT)
- Director X X X X
- Hawaii District Office, Highways Division X X
Hawaii Housing Finance and Development
Corporation X S 2
Office of Hawaiian Affairs X X X X X
Office of the Governor X
Office of the Governor — Kona/West Hawaii X X X
University of Hawai‘i — Environmental Center X X X X
University of Hawaii at Manoa — Water X X
Resources Research Center =
C. County of Hawai'i
Civil Defense Agency X
Department of Environmental Management
- Director X X X X X
- Solid Waste Division X
- Wastewater Division X
- Technical Services X
Department of Parks and Recreation
- Director X X
- Parks Maintenance Division
- Recreation Division
Department of Public Works
- Director X X
- Building Division X
- Engineering Division X
- Highway Maintenance Division X
- Traffic Division X X
Department of Research and Development X X X
Department of Water Supply X X X X X
Finance Department X
- Public Access, Open Space, and Natural
Resource Preservation Commission
- Real Property Tax Division
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PARTIES CONSULTED AND COMMENTS RECEIVED

Respondents and Distribution

Received
EISPN

EISPN
Comments

Received
Draft EIS

Draft EIS
Comment

Will Received
Final EIS

Fire Department

X

X

X

Mass Transit Agency

Office of Housing and Community Development

Office of the Mayor

Planning Department

Police Department

XX | X|[X[X

IXX|IX[IX[IX{IX {1

X [IX

X |IX |1

D. Elected Officials

Senator Daniel K. Akaka

Senator Daniel K. Inouye

Rep. Neil Abercrombie

Rep. Maize Hirono

State Senator Paul Whalen

State Rep. Josh Green M.D.

Councilmember: County District 1

Councilmember: County District 2

Councilmember: County District 3

Councilmember: County District 4

Councilmember: County District 5

Councilmember: County District 6

Councilmember: County District 7

Councilmember: County District 8

Councilmember: County District 9

DX XX XXX XXX X[ X|X|X]|X

I (I I (I {IXKIXIX I I I I I |1 |1

E. News Media

Hawai‘i Tribune Herald

Honolulu Advertiser

Honolulu Star Bulletin

West Hawai'i Today

XX | X | X

XX (IX (X {IXX

XX [IX[IX (I

F.P

ublic Libraries and Depositories

Bond Memorial Public Library

DBEDT Library

x

Hawai'i State Main Library

x

Hilo Public-Regional Library

X

X |11

Holualoa Public Library

Kailua-Kona Public Library

Kealakekua Public Library

Legislative Reference Bureau Library

X |11

Thelma Parker Memorial Public/School Library

University of Hawaii — Hamilton Library

I (I I {IX{IXX {1

X<

University of Hawaii — Hite-Edwin H. Mookini
Library at Hilo

XXX XXX

<

X<

G. Local Utilities

Hawaii Electric Light Co., Inc. - Hilo

Hawaiian Electric Light Co., Inc. — Kailua-Kona

Hawaiian Telcom — Hilo

Hawaiian Telcom — Honolulu

Hawaiian Telcom — Kailua-Kona

XXX | X[X

XXX XX {IXX
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= B - Received EISPN Received Draft EIS Will Received
Respondents and Distri bUtlon EISPN Comments Draft EIS Comment ~ Final EIS

HECO - Honolulu
Oceanic Time Warner Cable — Kailua-Kona X
The Gas Company — Kailua-Kona X
H. Community Organizations, Associations, and Other Groups
A & B Properties, Inc. X
Akinaka and Associates, Ltd.

Stanford S. Carr Development Corporation
Castle & Cooke Homes Hawaii, Inc.
Community Planning and Engineering, Inc.
Concerned Citizens of Kona

D.R. Horton, Schuler Division

General Contractors Association of Hawaii
Hawai'i Island Economic Development Board
Hawai‘i Island Board of Realtors

Hawai'i Island Chamber of Commerce

Hawai'i Island Community Development
Corporation

Hawai'i Leeward Planning Conference X
Kamehameha Schools
Kona Board of Realtors
Kona Community Plan Steering Committee X
Kona Hills Estates Community Association
Kona-Kohala Chamber of Commerce X
Kona Traffic Safety Committee
Kuakini Hawaiian Civic Club
Maryl Development
Neighborhood Place of Kona
Pacific Kona Landscaping
Queen Liliuokalani Trust
Steelhead Capital

UniDev Hawaii, LLC

I. Individuals

| Ms. Elaine Watai X

| Mr. Robert Ward, Hawaii County Transportation
Commission

| Mr. Aaron Stene

<

X< {1

XXX [ X

x

I [IX{IX{IX{IX{IX XXX X {1

<

I

XX [IX (X (I

X

X | XXX

I

I |IX|IX{IX{IX (XX {1

X

<
[><

x
<
[><

<
<
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COMMENT AND RESPONSE LETTERS
FOR THE EISPN_AND DRAFT EIS







Harry Kim f*;"— &4 R E C E l V E D Lawrence K. Mahuna

Mayor o . Police Chief

5 28 MR 10 PH 2 22

R— Harry S. Kubojiri
BELT COLLINS HAWA{|  Depuor Polce Chief
County of Hawaii

POLICE DEPARTMENT
349 Kapiolani Street o Hilo, Hawaii 96720-3998
(808)935-3311 o Fax (308) 961-2389

March §, 2008

Ms. Mary O’Leary, AICP

Senior Planner

Belt Collins Hawaii Ltd.

2153 North King Street Suite 200
Honolulu, Hawaii 96819-4554

Dear Ms. O’Leary:

SUBJECT:  Draft Environmental Impact Statement
Project: Keahuolu Affordable Housing Project
Location: Keahuolu, North Kona, Island of Hawaii
Tax Map: (3) 7-4-021: 020 Housing Site
(3) 7-4-21: por. 21 - Reservoir Site

This responds to your February 20, 2008 letter regarding review and comments of your
Draft Environmental Impact Statement (DEIS) for the Keahuolu Affordable Housing
Project in North Kona, Hawaii.

Staff has reviewed the above-referenced DEIS and submits the following comments:

* Any additional development/project utilizing Palani Road, Queen
Kaahumanu Highway or Hawaii Belt Road as an access will adversely
impact traffic conditions throughout Palani Road, Queen Kaahumanu
Highway and Hawaii Belt Road, particularly during peak traffic hours or
during an emergency condition.

e Recommend against any further development in this area until such time
as the second phase of improvements to Queen Kaahumanu Hi ghway
(Kealakehe Parkway to Keahole Airport) has been completed and is open
to traffic.

“Hawai’i County is an Equal Opportunity Provider and Employer”
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March 5, 2008
Page 2

e Recommend that the secondary road, Ane Keohokalole Highway (Palani
Road (o Kealakehe Parkway), be completed and open to traffic prior to
occupancy of the project.

e Recommend that Ane Keohokalole Highway be extended north to
Kaiminani Drive.

* Recommend that Makala Boulevard be completed between Queen
Kaahumanu Highway and Keanalehu Drive prior to occupancy of the
project.

If you have any further questions or comments please feel free to contact Acting Captain
Chad Basque at 326-4646 extension 249.

Sincerely,

LAWRENCE K. MAHUNA
POLICE CHIEF

e (D

. DAWRS
s ASSISTANT CHIEF
AREA J1 OPERATIONS




September 25, 2008
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Chief Lawrence K. Mahuna
Police Department

County of Hawaii

349 Kapiolani Street

Hilo, Hawaii 96720-3998

Dear Chief Mahuna:

Response to Comments
Draft Environmental Impact Statement (DEIS)
Keahuolu Affordable Housing Project

North Kona, Island of Hawaii

Thank you for participating in the Hawaii Revised Statutes, Chapter 343, public and
agency review process. We are writing in response to the comments you provided in your letter of
March 5, 2008 for the above-referenced document. Our responses are provided in the order of your
comments.

1. The Hawaii Housing Finance and Development Corporation commissioned a Traffic
Impact Analysis Report (TIAR) for the proposed project which studied potential

impacts on the roadways surrounding the project site, including Palani Road, Queen Honolulu
Kaahumanu Highway, Henry Street, Ane Keohokalole Highway, and Kealakehe Bangkok
Parkway during peak traffic hours. The project does not have direct access onto Boulder
Hawaii Belt Road, and the site is approximately three miles from the Hawaii Belt Guam
Road. The complete TIAR is located in Appendix F of the Draft Environmental Hong Kong
Impact Statement. Manila
Seattle
Based on the TIAR study, a number of strategies and roadway improvements were Shenzhen
developed to mitigate impacts on street intersections and street segments that would Singapore

operate at poor levels of service (LOS E or F). With the proposed improvements
implemented pursuant to a Fair Share Cost program distributing costs in an equitable
manner among affected developments, the impacts would be fully mitigated.

2. Based on communications with the DOT Hawaii District office, the second phase of
improvements to Queen Kaahumanu Highway (Kealakehe Parkway to Keahole
Airport) may be completed and open to traffic by the end of 2011. It is anticipated that
the proposed Keahuolu project would be issued its first certificate of occupancy in
2012. Therefore, this roadway work should be completed prior to the occupancy of the
proposed project.

3. We acknowledge your comment recommending that the secondary road, Ane
Keohokalole Highway (Palani Road to Kealakehe Parkway), be completed and open to
traffic prior to occupancy of the project. Both the State and the County of Hawaii are
working together to achieve concurrency.

Belt Collins Hawaii Ltd.
2153 North King Street, Suite 200 « Honolulu, Hawaii 96819-4554 USA
T/808 521 5361 = F/808 538 7819 » honolulu@beltcollins.com = www.beltcollins.com

Belt Collins Hawali is an Equal Opportunity Employer
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September 25, 2008
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Page 2

We acknowledge your comment recommending that Ane Keohokalole Highway be
extended north to Kaiminani Drive. The traffic study for the Keahuolu project used the
existing and future street network in the County’s Keahole to Honaunau Regional
Circulation Plan report (County of Hawaii Planning Department, August 2006). The
Kona Action Plan and the Draft Kona Community Development Plan both depict the
future extension of Ane Keohokalole Highway to Kaiminani Drive and beyond.

We acknowledge your comment recommending that Makala Boulevard be completed
between Queen Kaahumanu Highway and Keanalehu Drive prior to occupancy of the
project. The State is coordinating with the Queen Liliuokalani Trust, the landowner
responsible for Makala Boulevard, and the County of Hawaii in an attempt to achieve
concurrency.

Again, thank you for participating in the Hawaii Revised Statutes, Chapter 343, public and

agency review process.

LWS:If

Very truly yours,

BELT CO

Lee W. Sichter
Principal Planner

cc: Office of Environmental Quality Control
Stanley Fujimoto, HHFDC



LAURA H. THIELEN
CIHARPERSON

LINDA LINGLE
GOVERNOR OF HAWAIL

BOARI) OF LAND AND NATURAL KESOURCES
COMMISSION ON WATER RESOURCE MANAGEMUENT

STATE OF HAWAII
DEPARTMENT OF LAND AND NATURAL RESOURCES
LAND DIVISION

POST OFFICE BOX 621
HONOLULU, HAWAIl 96809

March 10, 2008
LD-GM

Ms. Mary O'Leary, AICP, Senior Planner
Belt Collins Hawaii Ltd

2153 North King Street, Suite 200
Honoluly, HI 96819

Dear Ms. O'Leary:

Subject: Keahuolu Affordable Housing Project, North Kona, Hawaii TMK: (3) 7-4-21: 20
and Portion 21 Containing 272 Acres

In response to your February 20, 2008, request for comments on the above referenced subject we
offer the following.

The Hawaii Housing Finance and Development Corporation (HHFDC) was the master developer
for the Villages of Laiopua, an affordable housing project, when a lawsuit was initiated by the Office of
Hawaiian Affairs. The lawsuit resulted in a moratorium prohibiting the sales of ceded lands Statewide.

All but the subject 272 acres of the Villages of Laiopua covered by the draft EIS are classified as
ceded land.

The 272 acres were acquired by the State from the Queen Liliuokalani Trust by warranty deed
dated May 5, 1992. The acquisition was specifically intended to be part of the Villages of Laiopua
development. On July 9, 2007 the Department of Land and Natural Resources, by way of quitclaim deed
(Land Office Deed No. S-28884) conveyed the fee simple interest of the 272 acres to HHFDC.
Accordingly, we have no objection to the development of the 272 acres as affordable housing.

Thank you for this opportunity to comment. If there are any questions please call Gary Martin at
587-0421.

Sincerely,
) .c /_-

MORRIS M. ATTA
Administrator



LAURA H. THIELER
BOARD OF MNDANDNATURAL RESOURCES

“RECETWVED™

708 APR -7 PH 235

STATE OF HAWAII BELT COLLINS HAWAI

DEPARTMENT OF LAND AND NATURAL RESOURCES
LAND DIVISION

POST OFFICE BOX 621
HONOLULU, HAWAII 96809

April 3, 2008

LINDA LINGLE
GOVERNOR OF HAWA!I

Belt Collins Hawaii Ltd.
2153 North King Street, Suite 200
Honolulu, Hawaii 96819

Attention: Ms. Mary O'Leary
Gentlemen:

Subject: Draft Environmental Impact Statement for Keahuolu Affordable Housing
Project, North Kona, Hawaii, Tax Map Key: (3) 7-4-21:20, portion 21

Thank you for the opportunity to review and comment on the subject matter. The
Department of Land and Natural Resources' (DLNR) Land Division distributed or made
available a copy of your report pertaining to the subject matter to DLNR Divisions for their
review and comment.

Other than the comments from Engineering Division, Land Division, the Department of

Land and Natural Resources has no other comments to offer on the subject matter. Should you
have any questions, please feel free to call our office at 587-0433. Thank you.

Sincerely,

Ohttndelinta

Morris M. Atta
Administrator



LAURA H. THIELEN
CHAIRPERSON

LINDA LINGLE
GOVERNOR OF HAWAIL

BOARD OF 1 AN AND NATUR AL RESOURCES
COMMUISSION ON WATER RESOURCE MANAGEMENT

£
: STATE OF HAWAII

DEPARTMENT OF LAND AND NATURAL RESOURCES
LAND DIVISION

St of 10 POST OFFICE BOX 621
HONOLULU, HAWAII 96809

-~

March 3, 2008
MEMORANDUM

TO: DLNR Agencies:
_x_Div. of Aquatic Resources
_Div. of Boating & Ocean Recreation
_x_Engineering Division
_x_Div. of Forestry & Wildlife
__Div. of State Parks
Xx_Commission on Water Resource Management
ervation & Coastal Lands
Hawaii District/Gary Martin

FROM: orris M.

SUBJECT:L/ Draft Environmental Impact Statement for Keahuolu Affordable Housing Project
LOCATION: North Kona, Hawaii, TMK: (3) 7-4-21:20, por 21

APPLICANT: Belt Collins on behalf of Hawaii Housing Finance & Development Corporation

Transmitted for your review and comment on the above referenced document. We would
appreciate your comments on this document. Please submit any comments by April 1, 2008.

If no response is received by this date, we will assume your agency has no comments. If
you have any questions about this request, please contact my office at 587-0433. Thank you.

Attachments
(/) We haveno objections.
( ) Wehave no comments.
(/) Comments are attached.

Signed: ,4U<ﬁ w

Date: WAC 1. 2nna
WA U™ Lody




LAURA H, THIELEN
HAIRPERSON

A BOARD OF uum AND NATURAL RESOURCES
COMMISSION ON WATER RESOURCE MANAGEMENT

LINDA LINGLE
GOVERNOR OF HAWAII

APR 15 PH 355

STATE OF HA kLCGLLINS HAWAH

DEPARTMENT OF LAND AND NATURAL RESOURCES
LAND DIVISION

POST OFFICE BOX 621
HONOLULU, HAWAII 96809

April 11, 2008

Belt Collins Hawaii Ltd.

2153 North King Street Suite 200
Honolulu, Hawaii 96819
Attention: Ms. Mary O'Leary

Gentlemen:

Subject: Draft Environmental Impact Statement for Keahuolu Affordable Housing
Project, North Kona, Hawaii, Tax Map Key: (3) 7-4-21:20, portion 21

Thank you for the opportunity to review and comment on the subject matter. The Department of
Land and Natural Resources' (DLNR), Land Division distributed or made available a copy of your report
pertaining to the subject matter to the Division of Aquatic Resources for their review and comment.

The Department of Land and Natural Resources has no other comments to offer on the subject
matter. Should you have any questions, please feel free to call our office at 587-0433. Thank you.

Sincerely,

mﬁmgm

Morris M. Atta
BAdmmlstrator
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Mr. Morris M. Atta, Administrator

Land Division

Department of Land and Natural Resources
State of Hawaii

P.O. Box 621

Honolulu, HI 96809

Dear Mr. Atta:

Response to Comments
Draft Environmental Impact Statement (DEIS)
Keahuolu Affordable Housing Project

North Kona, Island of Hawaii

Thank you for participating in the Hawaii Revised Statutes, Chapter 343, public and
agency review process. We are writing in response to the comments you provided in your letter of
March 10, 2008 for the above-referenced document.

1. Weacknowledge that your office has no objections to the project.

2. We acknowledge that your letter states the approximately 272-acre project site is not Honolull
ceded land. Bangkok
Boulder
Again, thank you for participating in the Hawaii Revised Statutes, Chapter 343, public and Guam
agency review process. Hong Kong
Manila
Very truly yours, Seattie
Shenzhen

Singapore

BELT COLL

Lee W. Sichter
Principal Planner

LWS:If

cc:  Office of Environmental Quality Control
Stanley Fujimoto, HHFDC

Belt Collins Hawaii Ltd.
2153 North King Street, Suite 200 s Honolulu, Hawaii 96819-4554 USA
T/808 521 5361 = F/808 538 7819 » honolulu@beltcollins.com = www.beltcollins.com

Belt Collins Hawaii is an Equal Opportunity Employer
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LINDA LINGLE
GOVERNOR OF HAWAII

LAURA H. THIELEN
CHARPIEPSON
BOARLD OF LAND AND NATERAL RESOURCLS

COMMES KN ON WATER RESOURCE MANAGEANXT

g "‘dwa%/ NaHE AQUATIC o/
% RESOURGES: _/4Y___
5 STATE OF HAWAII DIRECTOR
; DEPARTMENT OF LAND AND NATURAL RESOURCES COMM, FISH.
LAND DIVISION AQ RES/ENV
Stte of e POST OFFICE BOX 621 AQ REC
HONOLULU, HAWAII 96809 PLANNER
STAFF §VCS
RCUH/UH
STATISTICS
March 3, 2008 AFRC/FED AID
EDUCATION
MEMORANDUM SECRETARY
OFFICE SVCS
TECH ASST
NR Agencies\‘
x_Div. of Aquati
= n « Return to:
_Div. of Boating & Ocean Recreation o
x Engineering Division Copies to:
x Div. of Forestry & Wildlife Due Daie:

¥ _Div. of State Parks
¥ x Commission on Water Resource Management
__Office of Conservation & Coastal Lands
x Land Division — Hawaii District/Gary Martin

FROM: orris M.WW

SUBJECT:L/ Draft Environmental Impact Statement for Keahuolu Affordable Housing Project

LOCATION: North Kona, Hawaii, TMK: (3) 7-4-21:20, por 21
APPLICANT: Belt Collins on behalf of Hawaii Housing Finance & Development Corporation

Transmitted for your review and comment on the above referenced document. We would
appreciate your comments on this document. Please submit any comments by April 1, 2008.

If no response is received by this date, we will assume your agency has no comments. If
you have any questions about this request, please contact my office at 587-0433. Thank you.

Attachments
) We have no objections.

(
G We have no comments.
( ') Comments are attached.

Signed: Wﬁ\’

Date:  \J %{Z[‘ [OF

RECEIVED
M
MAR 2 0 2008

Div. of Aquatic Resources
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September 25, 2008
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BeltColling

Mr. Dan Polhemus, Administrator
Division of Aquatic Resources

Department of Land and Natural Resources
State of Hawaii

1151 Punchbowl, Room 330

Honolulu, HI 96813

Dear Mr. Polhemus:

Response to Comments
Draft Environmental Impact Statement (DEIS)
Keahuolu Affordable Housing Project

North Kona, Island of Hawaii

Thank you for participating in the Hawaii Revised Statutes, Chapter 343, public and agency
review process. We are writing in response to your letter of March 3, 2008 for the above-referenced

document.

We acknowledge that your office has no comments on the proposed project.

Again, thank you for participating in the Hawaii Revised Statutes, Chapter 343, public and Honolulu
agency review process. Bangkok
Boulder
Very truly yours, Guam
Hong Kong
BELT COLLINS HAWAII LTD. Manila
Seattle
Shenzhen
Singapore
Lee W. Sichter

Principal Planner

LWS:If

cc: Morris Atta, Land Division Administrator
Office of Environmental Quality Control
Stanley Fujimoto, HHFDC

Belt Collins Hawaii Ltd.
2153 North King Street, Suite 200 = Honolulu, Hawaii 96819-4554 USA
T/808 521 5361 = F/808 538 7819 » honolulu@beltcollins.com » www.beltcollins.com

Belt Collins Hawaii is an Equal Opportunity Employer
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RECEIVED

zmg PAR lq PH I: 49 BARBARA A. ANNIS

DEPUTY COMPTROLLER

STATE OF HAWAII B[ T COLLINS HAWAL (P)1074.8
DEPARTMENT OF ACCOUNTING AND GENERAL SERVICES
P.O. BOX 119, HONOLULU, HAWAII 96810

LINDA LINGLE
GOVERNOR

MAR 13 2008

Ms. Mary O’Leary, AICP

Belt Collins Hawaii Ltd.

2153 North King Street, Suite 200
Honolulu, HI 96819

Dear Ms. O’Leary:

Subject: Draft Environmental Impact Statement
Keahuolu Affordable Housing Project
TMK: (3) 7-4-021:020, por. 21

The project does not impact any of the Department of Accounting and General Services’
projects or existing facilities and we have no comments to offer.

If you have any questions regarding the above, please have your staff call Mr. David DePonte

of the Planning Branch at 586-0492.
Sincerely,
ERNEST Y. & LAU
Public Works Administrator
DD:mo

c: Ms. Janice Takahashi, HHF&DC
Ms. Katherine P. Kealoha, OEQC
Mr. Glenn Okada, DAGS-Hawaii District
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Mr. Emest Y. W. Lau

Public Works Administrator

Department of Accounting and General Services
State of Hawaii

P.0.Box 119

Honolulu, HI 96810

Dear Mr. Lau:

Response to Comments
Draft Environmental Impact Statement (DEIS)
Keahuolu Affordable Housing Project

North Kona, Island of Hawaii

Thank you for your letter of March 13, 2008. We acknowledge that your office has no
comments as the proposed project does not impact any of the Department of Accounting and General
Services’ projects or existing facilities.

Thank you for participating in the Hawaii Revised Statutes, Chapter 343, public and agency
review process.

Honolulu
Very truly yours, Bangkok
Bouider
BELT COLLINS HAWAII LTD. Guam
Hong Kong
Manila
Seattle
Lee W. Sichter Shenzhen
Principal Planner Singapore

LWS:If

cc: Glenn Okada, DAGS-Hawaii District
Office of Environmental Quality Control
Janice Takahashi, HHFDC
Stanley Fujimoto, HHFDC

Beit Collins Hawaii Ltd.
2153 North King Street, Suite 200 = Honolulu, Hawaii 96819-4554 USA
T/808 521 5361 = F/808 538 7819 » honolulu@beltcollins.com » www.beltcollins.com

Belt Collins Hawaii is an Equal Opportunity Employer
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Glen P.I. Honda
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County of Batwastit coLLins Hawal

HAWAI'I FIRE DEPARTMENT
25 Aupuni Street » Suite 103 « Hilo, Hawai‘i 96720

(808) 981-8394 o Fax (808) 981-2037

March 18, 2008

Belt Collins Hawaii Ltd.
2153 North King Street
Suite 200

Honolulu, Hawaii 96819

SUBJECT: DRAFT ENVIRONMENTAL IMPACT STATEMENT (DEIS)
PROJECT TITLE: KEAHUOLU AFFORDABLE HOUSING PROJECT
LOCATION: KEAHUOLU, NORTH KONA
TAX MAP KEY: (3) 7-4-021:020 —- HOUSING SITE
(3) 7-4-21:POR. 21 - RESERVOIR SITE

In regards to the above-mentioned Draft Environmental Impact Statement, the following shall be in
accordance:

Fire apparatus access roads shall be in accordance with UFC Section 10.207:
"Fire Apparatus Access Roads

"Sec. 10.207. (a) General. Firc apparatus access roads shall be provided and maintained
in accordance with the provisions of this section.

"(b) Where Required. Fire apparatus access roads shall be required for every building
hereafter constructed when any portion of an exterior wall of the first story is located more
than 150 feet from fire department vehicle access as measured by an unobstructed route
around the exterior of the building.

"EXCEPTIONS: 1. When buildings are completely protected with an approved
automatic fire sprinkler system, the provisions of this section may be modified.

"), When access roadways cannot be installed due to topography, waterways,
nonnegotiable grades or other similar conditions, the chief may require additional
fire protection as specified in Section 10.301 (b).

Hawai'i County is an Equal Opportunity Provider and Employer.



Mary O’Leary
March 12, 2008

Page 2

"3. When there are not more than two Group R, Division 3 or Group M
Occupancies, the re%uirements of this section may be modified, provided, in the
opinion of the chief, fire-fighting or rescue operations would not be impaired.

"More than one fire apparatus road may be required when it is determined by the chief that
access by a single road may be impaired by vehicle congestion, condition of terrain, climatic
conditions or other factors that could limit access.

"For high-piled combustible storage, see Section 81.109.

"(c) Width. The unobstructed width of a fire apparatus access road shall meet the
requirements of the appropriate county jurisdiction.

"(d) Vertical Clearance. Fire apparatus access roads shall have an unobstructed vertical
clearance of not less than 13 feet 6 inches.

"EXCEPTION: Upon approval vertical clearance may be reduced, provided such
reduction does not impair access by fire apparatus and approved signs are installed
and maintained indicating the established vertical clearance.

"(¢) Permissible Modifications. Vertical clearances or widths required by this section
may be increased when, in the opinion of the chief, vertical clearances or widths are not
adequate to provide fire apparatus access.

"(f) Surface. Fire apparatus access roads shall be designed and maintained to support the
imposed loads of fire apparatus and shall be provided with a surface so as to provide all-
weather driving capabilities." (20 tons)

"(g) Turning Radius. The turning radius of a fire apparatus access road shall be as
approved by the chief." (45 feet)

"(h) Turnarounds. All dead-end fire apparatus access roads in excess of 150 feet in length
shall be provided with approved provisions for the turning around of fire apparatus.

"(i) Bridges. When a bridge is required to be used as access under this section, it shall be
constructed and maintained in accordance with the applicable sections of the Building Code
and using designed live loading sufficient to carry the imposed loads of fire apparatus.

"(G) Grade. The gradient for a fire apparatus access road shall not exceed the maximum
approved by the chief." (15%)



Mary O’Leary
March 12, 2008
Page 3

"(k) Obstruction. The required width of any fire apparatus access road shall not be
obstructed in any manner, including parking of vehicles. Minimum required widths and
clearances established under this section shall be maintained at all times.

"(D) Signs. When required by the fire chief, approved signs or other approved notices shall
be provided and maintained for fire apparatus access roads to identify such roads and
prohibit the obstruction thereof or both."

Water supply shall be in accordance with UFC Section 10.301(c):

“(c) Water Supply. An approved water supply capable of supplying required fire flow for
fire protection shall be provided to all premises upon which buildings or portions of
buildings are hereafter constructed, in accordance with the respective county water
requirements. There shall be provided, when required by the chief, on-site fire hydrants and
mains capable of supplying the required fire flow.

"Water supply may consist of reservoirs, pressure tanks, elevated tanks, water mains or
other fixed systems capable of providing the required fire flow.

"The location, number and type of fire hydrants connected to a water supply capable of
delivering the required fire flow shall be protected as set forth by the respective county

water requirements. All hydrants shall be accessible to the fire department apparatus by
roadways meeting the requirements of Section 10.207.

Comments to Volume 1, Section 4.10.1.1 “Fire Protection.” (Page 4-162)

Keahole Airport fire station should not be included when considering fire protection for this
project. Its fire protection services are dedicated to the airport only and except in extreme
circumstances, will not respond outside of their jurisdiction.

y/ -

Fire Chief
PBW:Ipc
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BeltCollins

Chief Darryl Oliveira

Fire Department

County of Hawaii

25 Aupuni Street, Suite 103
Hilo, Hawaii 96720

Dear Chief Oliveira:

Response to Comments
Draft Environmental Impact Statement (DEIS)
Keahuolu Affordable Housing Project

North Kona, Island of Hawaii

Thank you for participating in the Hawaii Revised Statutes, Chapter 343, public and
agency review process. We are writing in response to the comments you provided in your letter of
March 18, 2008 for the above-referenced document. The responses are provided in the order of your

comments.

1. Fire apparatus access roads: The developer of the Keahuolu Affordable Housing
project will comply with the applicable regulations for fire apparatus access roads.

2. Water supply: The developer of the Keahuolu Affordable Housing project will
comply with the applicable regulations for water supply.

3.  TheKeahuolu Draft EIS Section 4.10.1.1. “Fire Protection”: Your comment that the
Keahole Airport fire station should not be included when considering fire protection
for this project is acknowledged. We have deleted reference to the station from
page 4-162 of the Final EIS.

Again, thank you for participating in the Hawaii Revised Statutes, Chapter 343, public and
agency review process.

Very truly yours,

BELT COLLINS HAWAII LTD.

Lee W. Sichter
Principal Planner

LWS:If

cc: Office of Environmental Quality Control
Stanley Fujimoto, HHFDC

Belt Collins Hawaii Ltd.
2153 North King Street, Suite 200 = Honolulu, Hawaii 96819-4554 USA
T/808 521 5361 = F/808 538 7819 & honolulu@beltcollins.com » www.beltcollins.com

Belt Collins Hawaii is an Equal Opportunity Employer

Honolulu
Bangkok
Boulder
Guam
Hong Kong
Manlia
Seattle
Shenzhen
Singapore



LINDA LINGLE
Govemor

RECEIVED Rooner A Mawe

JAMES R. AIONA, JR. Interim Executive Officer

Lieutenant Govemor P" 2. |9 DRAML M
. ANDRA M. MATSUSHIMA
AN st HAR 25 Chief Clerk
THEODORE E. LI &) >
Director < ERT K. SARUWATARI

3 ’ .
LAND USE COMMISSIC?&LT COLLINS HAWAI™ scrior lanner

MARK K. ANDERSON Department of Business, Economic Deveiopment & Tourism FRED A. TALON
Deputy Director State of Hawai'i Drafting Technician

March 24, 2008

Ms. Mary O’Leary, Senior Planner
Belt Collins Hawaii Ltd.

2153 North King Street, Suite 200
Honolulu, Hawaii 96819

Dear Ms. O’Leary:

Subject: Draft Environmental Impact Statement (DEIS)
Keahuolu Affordable Housing Project
Keahuolu, North Kona, Hawaii
Tax Map Key: 7-4-21: 20 (Housing Site)
7-4-21: por. 21 (Reservoir Site)

We have reviewed the DEIS for the subject project and have the following comments for your
consideration:

1) In accordance with section 11-200-17(f), Hawaii Administrative Rules (HAR),
alternatives to the proposed action should be described in a separate and distinct
section. Please include alternative locations for the proposed action in the
analysis.

2) In accordance with section 11-200-17(h), HAR, the status of each identified
approval should be described. Therefore, we request that to the extent possible
the projected submittal dates (i.e., by month/year) of the applications and plans for
approval to the various agencies be provided.

3) In accordance with section 11-200-17(i), HAR, the probable impact of the
proposed action on the environment shall be included. Review of the DEIS
indicates that no inventory and assessment of arthropods on the subject property
was conducted. In the interest of full environmental disclosure, we request that
such a study be conducted.

According to the DEIS, the proposed project will have negligible long-term
impacts upon the air quality and ambient noise levels of the area. However, there
are no studies in the DEIS to support these conclusions. Given the technical and

235 SOUTH BERETANIA STREET @ SUITE406 @ HONOLULU, HAWAI'T 96813 & TEL (808) 587-3822 # Fax (808) 587-3827@ EMAL: luc@dbedt.hawali.gov
Mailing Address: P.O. Box 2359, Honolulu, Hawaii 96804



Ms. Mary O’Leary, Senior Planner

March 24, 2008
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4)

5)

scientific nature of these issues, it has been customary to assess existing
conditions and potential impacts and mitigation measures based on studies
conducted by experts in the respective fields. In fact, the location, size, and
configuration of the development would appear to require that such studies be
done. As such, we request that the conclusions be affirmed by acknowledged
experts in the fields in question. In the alternative, we request that the conclusions
be comprehensively supported by published studies that have addressed the
impacts upon air quality and ambient noise levels from developments in the
County of Hawaii that are similar to the proposed project.

Pursuant to section 11-200-17(i), HAR, the interrelationships and cumulative
environmental impacts (both direct and indirect) of the proposed action and other
related developments should also be discussed, including the potential secondary
effects. We note that in the Cumulative and Secondary Impacts section of the
DEIS, the discussion is generalized with certain developments mentioned in
passing. Given the growth in the region, we request that the discussion be more
definitive and quantitative in nature by specifically describing the extent to which
the proposed project in conjunction with specific planned and existing
developments in the region will contribute to the overall cumulative impact to
public services and facilities (e.g., highways, schools, wastewater, solid waste,
etc.) and resources (e.g., visual, aural and air quality, flora and fauna, etc.).

Finally, a discussion on the existing civil defense conditions and potential impacts
and proposed mitigation measures should be included.

In accordance with section 11-200(17)(k), HAR, the possibility of environmental
accidents resulting from any phase of the project should be included.

In accordance with section 11-200-17(m), HAR, mitigation measures proposed to
avoid, minimize, rectify, or reduce impact should be considered. Included in this
discussion are the timing of each step proposed to be taken in the mitigation
process and other provisions to assure that the mitigation measures will, in fact, be
taken. Although the proposed project is represented to involve a redistribution of
existing and anticipated demand, we believe that it will still generate additional
demand in the location of the proposed project and impact public facilities and
services and natural resources to the extent that a comprehensive discussion is
warranted on the identification and timing of the specific mitigative actions and
the measures to assure their implementation.

In accordance with section 11-200-17(n), HAR, a separate and distinct section that
summarizes unresolved issues should be provided. To the extent that the ultimate
development scheme of the project has not been selected, the development
schedule has not been determined and should therefore be included as an
unresolved issue at this time. As required by this section, a discussion of either
how the unresolved issues will be resolved prior to commencement of the project



Ms. Mary O’Leary, Senior Planner
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)

8)

9)

10)

11)

or what overriding reasons are present to proceed without resolving the problems
should also be provided.

In accordance with section 11-200-20(d), HAR, the original copy of the DEIS or
FEIS should be signed and dated by the applicant indicating that the statement and
all ancillary documents were prepared under the signatory’s direction or
supervision and that the information submitted, to the best of the signatory’s
knowledge, fully addresses document content requirements as set forth in sections
11-200-17 and 11-200-18, HAR, as appropriate. The DEIS that we reviewed did
not comply with this requirement. This should be corrected when the FEIS is
filed.

In the DEIS, there are numerous references to the term potable water. We request
that it be replaced by the term drinking water. We have been advised that
although potable water has generally been used to mean drinking water, the
Department of Health (DOH) uses the latter term specifically to indicate water for
human consumption that is derived from surface water and/or groundwater and is
regulated by the DOH pursuant to chapter 11-20, HAR.

We acknowledge that the proposed project will generate revenues to the State and
County of Hawaii via increased general excise/income taxes and real property
taxes, respectively. We further acknowledge that because the project will serve
West Hawaii residents and not a new population, demand for public facilities and
services is anticipated to be relocated closer to the urban center, and consequently
governmental expenditures are likely to be less than they would be without the
project. To substantiate the lower government costs expected with the project, we
request that the costs to the State and County be identified for each alternative
concept plan by the following areas to include, but not be limited to, roadways
(improvements and maintenance), higher/lower education, public safety, health
and sanitation, human services, recreation, debt service, and government
employee benefits.

We acknowledge that preliminary offsite infrastructure costs are provided in the
DEIS. However, inasmuch as the number and type of residential units and other
uses have been conceptually determined for each alternative, we believe that the
onsite costs should also be provided to the extent that construction costs typically
associated with residential, commercial, school, and roadway uses can be
projected for the project.

We would like to point out that the reclassification of land from the State Land
Use Agricultural District to the State Land Use Urban District is not a trigger for
the chapter 343, HRS, environmental review process as stated on page 1-14 of the
DEIS.
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12)

13)

We note that our office previously prepared a boundary interpretation involving
the subject property dated August 16, 1990 (BI No. 90-26). Given that the
surrounding areas have since been urbanized pursuant to Docket Nos. A90-
660/HFDC and A89-646/Liliuokalani Trust, we suggest that a boundary
interpretation request be filed with our office pursuant to section 15-15-22, HAR,
to ensure that the subject property is consistent with the current land use district
boundaries in the area.

We acknowledge that a petition for district boundary amendment will be filed
with our office in the future by the ultimate developer of the project. Clarification
should be provided as to whether said petition will be filed under the expedited
approval process provided under section 201H-38, Hawaii Revised Statutes

(HRS).

We have no further comments to offer at this time. Thank you for the opportunity to comment

on the DEIS.

Should you have any questions, please feel free to call me or Bert Saruwatari of our office at
587-3822.

Sincerely,

/Z,W,%W

RODNEY A. MAILE
Interim Executive Officer

C:

Office of Environmental Quality Control
Janice Takahashi, Chief Planner, HHFDC



~

oy September 25, 2008
BeltCollins 2006.70.0900 / 08P-320

Mr. Dan Davidson, Executive Officer

Land Use Commission

Department of Business, Economic Development & Tourism
State of Hawaii

235 South Beretania Street, Suite 406

Honolulu, Hawaii 96813

Dear Mr. Davidson:

Response to Comments
Draft Environmental Impact Statement (DEIS)
Keahuolu Affordable Housing Project
North Kona, Island of Hawaii

Thank you for participating in the Hawaii Revised Statutes, Chapter 343, public and agency
review process. We are writing in response to the comments your predecessor, Mr. Rodney Maile,
provided in a letter dated March 24, 2008 for the above-referenced document. Our responses are
provided in the order of his comments.

1. Alternatives. The Final EIS will include a new section describing the alternatives to
the proposed project as shown in Attachment 1 of this letter.

2. Submittal Dates. The Final EIS will include the estimated projected submittal dates of
the applications and plans for approval to the various agencies as shown in
Attachment 2 of this letter.

3. Assessment of Arthropods. The Final EIS, as shown in Attachment 3 of this letter,
will contain the results of a cave biological survey conducted by SWCA
Environmental Consultants in August 2008.

Air Quality and Noise Levels. Other published studies for developments in Hawaii
County similar to or larger than the proposed project conclude that there will be no
significant future impacts to air quality or noise quality. For example, the Kona Kai
Ola Final Environmental Impact Statement (July 2007) contains an air quality study
prepared by B.D. Neal & Associates. The Kona Kai Ola project proposes a mixed-use
development with approximately 2,503 units on 530 acres. The Kona Kai Ola project
site is approximately two to three miles west-northwest of the Keahuolu project site.

Existing air quality in the area of the Keahuolu project is relatively good. Major
sources of air pollution include the Hawaii Electric Light Company’s Keahole Power
Plant and emissions from vehicles, especially along Queen Kaahumanu Highway. The
B.D. Neal study notes that the Department of Health’s air quality monitoring site in
the Kealakekua area showed that existing sulfur dioxide measurement concentrations
were consistently low over a 5-year period (2000-2004), representing about 10 percent
of the state and national standard. The study also noted that there were no exceedances

Belt Collins Hawaii Ltd.
2153 North King Street, Suite 200 = Honolulu, Hawaii 96819-4554 USA
T/808 521 5361 = F/808 538 7819 = honoluiu@beitcollins.com = www.beltcollins.com

Belt Collins Hawaii is an Equal Opportunity Employer

Honolulu
Bangkok
Boulder
Guam
Hong Kong
Manila
Seattle
Shenzhen
Singapore
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recorded for the state/national 3-hour and 24-hour Ambient Air Quality Standards
(AAQS) for sulfur dioxide.

Future air quality is expected to remain good. According to the B.D. Neal study, in the
year 2020 with the Kona Kai Ola project (with approximately 2,500 units), ambient
concentrations of carbon monoxide are projected to remain within state and federal
standards, even with increased vehicular traffic. Indirect air pollution will be created
from oil-fired electrical power generating facilities which will meet the electrical
power needs of the project. The analysis presented in the Kona Kai Ola Final EIS
shows that the estimated indirect emissions from the Kona Kai Ola project’s electrical
demand will amount to only eight-percent (8%) of the existing air pollution emissions
occurring on the island of Hawaii, assuming all project power is derived from oil. The
Kona Kai Ola Final EIS states that no long-term air quality mitigation measures were
needed, as projected emissions are expected to remain within both state and national
air quality standards. The Keahuolu EIS discusses short-term construction-related air
quality impacts and mitigation measures.

The Kona Kai Ola Final Environmental Impact Statement (July 2007) contains a noise
assessment prepared by D.L. Adams Associates. The Final EIS states that long-term
(24-hour) and short-term (30-minute) noise measurements were made at various
locations around the Kona Kai Ola site, which borders Queen Kaahumanu Highway
along one side. Long-term measurement shows that hourly noise levels generally
ranged from 37 dBA to 56 dBA. This is within the Federal Highway Administration
and State Department of Transportation noise limit of 72 dBA.

The vehicular traffic noise analysis for the Kona Kai Ola project anticipates that noise
levels could be expected to increase by 1 dB to 2dB with the project; a 3dB change is
not considered significant. Even with the expected increase in traffic, future long-term
noise levels would be within the federal and state noise limit. The Keahuolu EIS
discusses short-term construction-related noise impacts and mitigation measures.

Cumulative Environmental Impacts. The Draft EIS considers cumulative and
secondary impacts in three ways. First, infrastructure planning has involved close
collaboration between the County of Hawaii and nearby landowners, all of whom
recognize the importance of collaboration to minimize impacts of population growth
on roads, the wastewater system, and water supply. Next, several impact analysis
sections deal with both immediate and cumulative impacts. For example, the traffic
analysis deals not only with project-generated traffic, but with cumulative increases in
traffic on Kona roadways. Other infrastructure analyses assess project impacts in
relation to plans and studies that take into account regional growth projections (e.g.,
the County’s Updated Integrated Solid Waste Management Plan and the Draft Report
Hawaii County Water Use and Development Plan Update). Thirdly, “Section 6.3
Cumulative and Secondary Impacts™ of the Draft EIS provides a synthesis of past,
ongoing, and emerging growth in the region, and assesses the project’s impacts in that
context.
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The Keahuolu project is planned to serve the region’s need for workforce housing near
job centers. It will not attract new residents to Hawaii, but will help residents find
housing convenient to work, schools, and other urban amenities. Project residents will
find better housing and/or shorter commute times in Keahuolu than in their current
homes. Consequently, the regional impact is small, and may involve a reduction in the
cost of public service delivery, since the project site is close to public safety facilities.

The discussion of “Purpose and Need for the Project” (Section 1.5) includes a brief
account of major housing projects, including affordable housing, in West Hawaii and
compares regional housing production to the thousands of families in the region and
islandwide seeking to move to affordable housing in the next few years. The Hawaii
Housing Finance and Development Corporation expects its chosen developer to
propose its specific plan based on more detailed market analysis of demand for
particular product types, ownership or rental arrangements, and price points, taking
into account the actual and likely new production in other developments.

Existing Civil Defense. The Final EIS will contain information regarding the County
of Hawaii’s Civil Defense Agency as shown in Attachment 4 of this letter.

Section 11-200(17)(k), Hawaii Administrative Rules states, “The possibility of
environmental accidents resulting from any phase of the action shall also be
considered.” The possibility of environmental accidents from any phase of the action
was considered. Additional discussion has been added to Section 6.2 of the Final EIS
to address the possibility of environmental accidents. The new text states: “The
possibility of an environmental accident has also been considered. For the purposes of
this discussion, the term “environmental accident” refers to unanticipated occurrences
resulting from the failure of a specific component of the proposed action. For example,
a bursting subterranean water main resulting in a sinkhole forming in a street would
meet our definition of an environmental accident, as opposed to a natural disaster such
as the flooding of a neighborhood during a severe thunderstorm resulting in damage to
homes. The development of a residential subdivision on previously vacant land
introduces the possibility that an environmental accident may occur. This possibility
has been considered in the course of site planning for the proposed project. The design
and construction of infrastructure, including roadways, utilities, drinking water storage
and transmission, and wastewater collection and treatment are all conducted in
accordance with applicable federal, State and County rules and regulations in an
attempt to prevent an environmental accident from occurring.

Mitigation measures were provided in each Section of Chapter 3 and Chapter 4 of the
Draft EIS. The timing of most mitigation measures are linked to the sequence of the
permitting processes and/or the sequence of development. Some mitigation measures
identified in the Draft EIS are required by law, such as a National Pollutant Discharge
Elimination System permit, which assures its implementation or the developer would
not be allowed to proceed with the project. Other mitigation measures stated in the EIS
represent a commitment by HHFDC and its developer. State and county agencies can
impose these and other mitigation measures as conditions of approval in permit
processes subsequent to completion of the environmental review process.
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6.  The Final EIS will contain a separate and distinct section that summarizes unresolved
issues and discusses of those unresolved issues in relationship to commencement of
the project as shown in Attachment 5 of this letter.
7. The Final EIS will be signed and dated by the applicant.
8. We concur that references to “potable water” are to be replaced with the term
“drinking water.”
9.  The Final EIS will be revised to include the text in Section 4.9.4.2 Economic Impacts
- Government Costs as shown in Attachment 6 of this letter.
10.  The Final EIS will contain preliminary on-site costs information as shown in
Attachment 7 of this letter.
11. We acknowledge your comment that reclassification from the State Land Use
Agricultural District to the State Land Use Urban District is not a trigger for the
Chapter 343, HRS, environmental review process. Section 1.7 of the Final EIS will be
revised as shown in Attachment 8 of this letter.
12. A boundary interpretation request will be filed with the Land Use Commission office.
13. Itis the intention of the Hawaii Housing Finance and Development Corporation that

the selected developer file the State Land Use District Boundary Amendment with the
Land Use Commission office under the expedited approval process provided under
Chapter 201H, Hawaii Revised Statues.

Again, thank you for participating in the Hawaii Revised Statutes, Chapter 343, public and
agency review process.

LWS:If

Attachments

Very truly yours,

BELT COLLIN

Lee W. Sichter
Principal Planner

cc:  Office of Environmental Quality Control
Stanley Fujimoto, HHFDC



Attachment 1

In the Final EIS Section 6 regarding alternatives will be revised as follows:

CHAPTER SIX: ALTERNATIVES

The alternatives that were considered to the proposed action are limited to those which
would allow the objectives of the proposed project to be met, while minimizing potential
adverse environmental impacts, according to Section 11-200-17(f), HAR. Feasible
alternatives must provide for-sale dwelling units on State-owned land. The Alternative
Concept Plans presented in this EIS were developed during the master plan process and with
preliminary input from governmental agencies, surrounding land owners and stakeholders.
The intent of the conceptual planning process was to understand the physical, environmental
and cultural character of the land and then propose land use plans that would fulfill
HHFDC’s mission and objectives, as well as general State and County land use policies for

the region.

This section presents other alternatives and potential impacts that have been considered
during the planning process. The remainder of the EIS concentrates on discussing and

analyzing the impacts of the three Alternative Concept Plans.

6.1 THE “NO ACTION” ALTERNATIVE

The No Action Alternative would mean that the site would remain vacant and undeveloped
and there would be no immediate change to the property. The no-action alternative would
not fulfill HHFDC’s mission to develop low- and moderate-income housing projects. The
No Action Alternative would not respond to the need to provide affordable housing in West
Hawai‘i as discussed in Section 1.5, and would not be consistent with State and County

polices and priorities to provide affordable housing, in particular near job centers.

Under the No Action Alternative, the site would remain vacant in an area that is being
developed with housing. The project site is in a prime location to provide housing in close
proximity to Kailua-Kona. The site, if vacant, would be significantly underutilized in terms

of meeting the demand for long-term affordable housing in West Hawai‘i.



The No Action Alternative would not meet the project’s objectives to:

6.2

Develop affordable housing near job centers, in particular West Hawai‘i, which
would lessen regional road congestion;

Build a variety of housing unit types in response to the increase in population in
West Hawai‘i and the demand for affordable housing;

Create a walkable, bikable, active-lifestyle community;

Develop infrastructure that will be required for the project, but also benefit the
region;

Create a community that will integrate the project site with the area’s current and
future transportation network, as well as adjacent lands;

Provide a transit-oriented high density development within easy walking distance
of future bus stops along Ane Keohokalole Highway;

Create a community with a mixed-use town center that contains multi-family
housing, ground-floor commercial space and civic open space;

Contribute to the greater community by providing a site for a new DOE
elementary school; and

Retain archaeological preserve areas and provide open space and neighborhood
parks.

ALTERNATIVE LOCATIONS

HHFDC’s primary objective for the Keahuolu project is to provide affordable dwelling

units, including for-sale units in West Hawai‘i. The Keahuolu site is non-ceded land and is

HHFDC’s only non-ceded property on the island of Hawai‘i. Development of non-ceded

lands provides the option of offering affordable for-sale housing in fee simple ownership.

Therefore, State-owned ceded lands at other locations were not considered because they are

not viable alternatives that would meet HHFDC’s goals and objectives for this project.

In terms of the larger picture of HHFDC’s mission to develop and finance low- and

moderate-income housing projects throughout the state of Hawaii, the objective of the

current project is to provide affordable housing in response to demand in West Hawai‘i.

Therefore, locating this project on another island or in another location on the island of



Hawai‘i are not viable alternatives. HHFDC'’s objectives for the Keahuolu project can be
met at the proposed site. There are no other viable locations on the island of Hawai‘i that

would allow the project’s objectives to be met.

6.3 THE ALTERNATIVE OF POSTPONING ACTION UNTIL
FURTHER STUDY

The alternative to postpone action and conduct further study would not allow HHFDC to
meet its objective to provide affordable for-sale housing units in a timely manner in
response to the current strong market demand in West Hawai‘i. This alternative is not
warranted because the environmental impact statement and its related technical studies
provide a thorough evaluation of the project’s potential impacts; subsequent entitlement
processes will provide for public individual and government agency input and comment, as
well as the opportunity to request more information or further study; and significantly
delaying the project will likely increase the price of moderate- to market-priced units that
may be a part of the ultimate developer’s project. Delays for more study will only further

aggravate housing demand and increase prices.



Attachment 2

In the Final EIS Section 1.9 regarding permit submittal dates will be revised as follows:

1.9 REQUIRED PERMITS AND APPROVALS

The following is a summary of major approvals and permits required for implementation of
the proposed project. Additional approvals and permits may be necessary. The HHFDC
will not be the developer of the project. The developer will be required to comply with the
rules, regulations, ordinances, codes, and standards of the County and any federal and state
requirements. It is the intention of the HHFDC that the developer submit the project with
the State LUC and the County of Hawai‘i under the expedited approval process provided for
under Section 201H-38, HRS. Chapter 5 includes a more detailed discussion of the project’s

consistency with federal, state, and local land use plans, policies and controls.



Table 1-5: Required Permits and Approvals

Submitted Final EIS on
September 2008. The
Chapter 343, HRS Compliance Acceptance of Final EIS Office of the Governor Office of the Governor

acceptance of the Final EIS
is pending.

State Agricultural District to

Filed under Section 201H-

Land Use Boundary Amendment State Urban District State LUC 38 HRS. Expected submittal
January 1, 2009.
e e BHRS r Sostons s
zoning designation(s) tobe | County of Hawai'i County e
Zone Change determined by selected Coungil orlo. vy p dn ing
developer approval of Land Use

Commission

Exemptions from statutes,
ordinances charter provisions
and/or rules

Approval of exemptions

County of Hawai'i County
Council

Pending identification of
exemptions

Archaeological Inventory Survey of
Queen Lili'uokalani Trust Property

Approval of archaeologist’s

State Historic Preservation

SHPD approval letter
2/17/1993 Log. 6839, Doc

by PHRI/Donham in 1990 work and recommendations Division (SHPD) 9302RC34
Archaeological Mitigation Program . SHPD approval letter
for Queen Lilfuokalani Trust hoproval of archacalogists | gpp 10/21/1993 Log 10361 Do
Property by PRHI/Jensen in 1992 9312RC02
Approval of archaeologist’s Archaeologist not yet
Data Recovery Work work and recommendations S0 contracted.
. . Approval of archaeologist’s Archaeologist not yet
Site Preservation Plan work and recommendations Sl contracted.
Archaeological Survey for proposed | Approval of archaeologist’s SHPD approval letter
el Al work and recommendations | SHPD x0xx/2008 Log 2008.1339
il Doc. 0805TS02
Monitoring Plan for proposed Water | Approval of archaeologist's SHPD Archaeologist not yet
Reservoir work and recommendations contracted.
National Pollutant Discharge )
Elimination System (NPDES) Approval of plans State Department of Health Expected submittal July 1,
. (DOH) 2009
Permit
Submit under Section 201H-
. Preliminary and Final 38 HRS or Sections 46-15
Subdivision Approval approvals County of Hawai'i or 15.1, HRS. pending
zoning approval
Grading, building, plan approval gg mtsugrdse;fhﬁﬂ:(:?
and qther necessary development Approval of plans County of Hawai'i or 15.1, HRS pending
permits subdivision approval.
Approval of plans and water State Department of Land and
Production Well(s) Construction allocation by the County of Naturai Resources (DLNR) Expected submittal July 1,
Permit / Pump Installation Permit Hawai, Depariment of Water | Commission on Water 2009
Supply (DWS) Resource Management




Attachment 3

In the Final EIS Section 3.8 will be revised to include the 2008 cave biological survey
results as follows:

3.8 INVERTEBRATE SURVEY

SWCA Environmental Consultants conducted a biological survey of lava tube caves on the
project site. The survey report is included in Appendix H. The study’s objectives included:
(1) conducting a biological survey of caves within the project area; (2) specifically
identifying biologically significant caves; (3) compiling a list of faunal species found in the
caves, particularly invertebrates; and (4) providing management recommendations for the

more biologically significant caves.

3.8.1 Existing Conditions

SWCA entered onto the project site and conducted a series of cave surveys from June 18-20,
2008. Surface reconnaissance surveys were first conducted to locate and document known
cave entrances and any previously unidentified features on the site. Once reconnaissance
surveys were completed, a list of cave sites proposed for more detailed inventory survey was
developed. The focus of these inventory surveys was to develop a general understanding of

the troglobitic' cave fauna within the Keahuolu project site.

The SWCA study team found eight cave openings at Keahuolu, of which three caves
appeared to have a suitable habitat for troglobitic arthropods. SWCA found a total of 14
distinct species of arthropods within four caves. Of these 14 species, SWCA collected and
examined 13 species. Current State and Federal regulations provide no special (or specific)

protection for any of these species.

Only two possible native cave species are represented in SWCA'’s findings: the Rhagidiid
mite, which belongs to a group with two known blind cave species and an eyed species

known from fumaroles near Kilauea, and the cave moth (Schrankia species). The remaining

' Troglobitic animals live entirely in the dark parts of caves and are adapted for life in total darkness.




eleven species are classified as alien invaders. The full list of species is located in Table 2

of Appendix H and summarized below.

Acari (Mites): Only one species of mite was identified. The Rhagidiidae is described as a

pale predatory mite with conspicuous eyespots.

Araneae (Spiders): Six species of spiders were identified by SWCA during the survey.

Collembola (Springtails): One species of Springtails was discovered (Entomobryidae: Genus

species [unidentified]).

Insecta (Insects): Five species of insects were identified.

3.8.2 Potential Impacts and Mitigation Measures

The lava tubes and caves in the Keahuolu project site contain a variety of invertebrates.
SWCA concluded that these biological resources do not present a regulatory obstacle to

development. None of the identified species is listed as threatened or endangered.

Potential impacts to these species were evaluated. Ultimately, the disposition of the
surveyed caves will depend upon whether they contain significant archaeological or cultural
material. Mitigation measures are recommended for those caves and/or lava tubes identified
for preservation by the SHPD. A determination as to the preservation of caves and/or lava
tubes containing no archaeological or cultural resources will be made by the developer
pursuant to the final development plan. In all likelihood, caves and/or lava tubes containing
no significant archaeological or cultural resources will be destroyed during site grading and
preparation, as the invertebrates inventoried in them do not warrant preservation.
Furthermore, the caves pose a liability to the landowner if someone should enter one and
become injured. In some instances, a cave or lava tube containing no archaeological or
cultural resources may be preserved by the developer because the area surrounding it may
not require mass grading. In those cases, the entrance will likely be blocked or hidden to

prevent intentional or unintentional trespassing.



SWCA made the following recommendations to minimize impacts on caves, particularly

those known to contain cultural resources:
* Minimize adding topsoil or impermeable material to the surface directly above
known caves and preserves.

* Control invasive plant species within the preserves. For landscaping, utilize

native plants and avoid aggressive, fire-prone, non-native grasses.

e Exercise care to minimize surface disturbance during construction within the

general vicinity of known caves.

* Prevent wildfires and develop a rapid response plan to fires within the proposed

project area.

e If unsurveyed caves are encountered during construction and the caves are

accessible, allow a biological survey if appropriate.



Attachment 4

In the Final EIS Section 4.10.1.1 regarding civil defense will be revised as follows:

4.10.1.1 EXISTING CONDITIONS

Civil Defense. The County’s webpage states that the role of the Civil Defense Agency is to
direct and coordinate the development and administration of the County's total emergency
preparedness and response program to ensure prompt and effective action when natural or

man-caused disaster threatens or occurs anywhere in the County of Hawai‘i.



Attachment 5

In the Final EIS Section 7.5 regarding unresolved issues will be revised as follows:

7.5 UNRESOLVED ISSUES

The following issues remain unresolved at the time this document is being prepared.

Final Development Scheme and Schedule: The HHFDC is reviewing proposals from
qualified developers to develop the Keahuolu Affordable Housing Project. The final
development scheme will be within the range of the concept plans presented in this EIS.
However, the following details are unknown at the time of this writing: the total number of
housing units; the mix of affordable units and market units; the mix of single-family and
multi-family; the mix of low density, medium density, and high density; the total square
footage of commercial floor area; the alignment/route of off-site wastewater lines that will
service the project. The Board of Directors of HHFDC approved Forest City Hawaii
Residential, Inc., as the developer of the project, subject to successful negotiation and
execution of a development agreement. However until the development agreement is
signed, there is the possibility that an agreement may not be reached between HHFDC and
Forest City, and thus the search for a developer would continue until one is selected and a
development agreement is signed. Until that time, the details of the proposed project and the
developer’s schedule for the project are not available. That information will become
available prior to subsequent permitting processes, which will provide the opportunity for
public and agency input and comment, as well as the opportunity to request additional

information.

Concurrency Ordinance: Since publication of the February 2008 Draft EIS for the
Keahuolu project, the County of Hawai‘i Planning Department clarified that Ordinance No.
07 99 became effective on June 25, 2007. It created concurrency standards for roads and
water supply in change of zone actions. According to the County of Hawai‘i Planning
Department, rezoning would not take effect unless improvements to the traffic situation
occur before the occupancy of the project, and that there would also be standard

expectations for water supply for new rezonings.



It is the intention of the HHFDC that the project developer submit the project to the State
LUC and the County of Hawai‘i under the expedited approval process provided for under
Section 201H-38, HRS. If the expedited approval process is used by the Keahuolu project
developer, it is unresolved as to what extent the concurrency standards would or would not
apply.

County Council Deferred Action on Change of Zone Applications: Since publication of
the February 2008 Draft EIS for the Keahuolu project, the County of Hawai‘i Planning
Department clarified that Resolution No. 529 08 was adopted on March 12, 2008.
According to the County, it extended the temporary delay of Council action on rezoning
applications until the North and South Kona Community Development Plan is adopted by

ordinance, or December 1, 2008, whichever occurs first.

It is the intention of the HHFDC that the project developer submit the project with the State
LUC and the County of Hawai‘i under the expedited approval process provided for under
Section 201H-38, HRS. According to the estimated permit schedule in Table 1-4 of this
EIS, it is anticipated that a zone change application for the Keahuolu project would at the
earliest be submitted to the County on January 1, 2009, which is after the December 1, 2008
deadline for the temporary delay of Council action on rezoning applications. It is unknown
whether the County’s deadline will be extended and if the Council will continue to defer
action on change of zone applications. If the expedited approval process is used by the
Keahuolu project developer, it is unresolved as to what extent the Council’s deferral on

change of zone applications would or would not apply, if it is still in effect.



Attachment 6

The Final EIS Section 4.9.4.2 regarding government costs will be revised as follows:

4.9.4.2 FUTURE SOCIO-ECONOMIC CONDITIONS WITH THE PROJECT

As a workforce housing development, the project is planned to have beneficial socio-
economic impacts. This section provides detailed accounts of specific impacts, covering

both immediate and cumulative impacts.

Economic Impacts

Construction Employment and Wages

Development of the Keahuolu project is expected to involve residential construction over a
period of four to eight years, as shown in Table 4-47. Commercial construction could
follow residential development and occur in two phases. Project construction work will
include off-site infrastructure development, on-site development of lots and infrastructure,
and housing construction. The next table shows construction spending and direct
construction labor, estimated in full-time equivalent jobs, for selected years and

cumulatively over the construction period.’

2 Many specialized construction jobs are short-term. For example, an electrician may spend a week or less on a project
where others work throughout the year. The number of workers hired is likely to be larger than the estimated number
of full-time equivalent jobs. Also, the direct construction workforce includes workers in the offices and baseyards of
firms involved in a project, as well as ones actually on-site.



Table 4-47: Preliminary Timetable for Construction

Concept A Concept B Concept C | Commercial

Year No. Units No. Units No. Units (SF)

2010 300 300 300

2011 300 300 300

2012 300 300 300

2013 120 300 300

2014 300 300

2015 300 300

2016 40 300

2017 230

2018 100,000

2019

2020 97,000

Total 1,020 1,840 2,330 197,000
Source: HHFDC.

Direct jobs are created within firms and by engaging subcontractors in building the project.
When these jobholders in turn buy materials and equipment in the local economy, they
contribute to the creation of indirect jobs (for example, in home supply stores or from
concrete manufacturing firms.) When in turn direct and indirect workers spend their wages,
they create induced jobs, supported by the movement of capital from those wages through

the local economy. Induced jobs largely consist of retail, service, and government jobs.

Wages can be estimated from records of average wages in the construction industry in the

County. The indirect and induced jobs are spread throughout the economy, so they are

estimated from average wages of all workers.




Table 4-48: Construction-Related Spending, Jobs, and Wages
2010 2015 2020 Cumulative, to

2020
Total construction consts (Millions)
Concept A $126.1 $0.0 $7.3 $455.0
Concept B $125.2 $71.8 $7.3 $651.5
Concept C $113.0 $61.0 $7.3 $676.5
Direct construction workforce (annual person-years)
Concept A 639 - 37 2,044
Concept B 634 364 37 3,030
Concept C 573 309 37 3,159
Total construction-related workforce (annual person-years)
ConceptA 1,527 88 4,885
Concept B 1,516 869 88 7,241
Concept C 1,369 738 88 7,549
Direct construction wages (Millions, constant 2007 $s)
Concept A $34.2 $0.0 $2.0 $109.5
Concept B $34.0 $19.5 $2.0 $162.3
Concept C $30.7 $16.5 $2.0 $169.2
Total construction-related wages (Millions, constant 2007 $s)
Concept A $66.2 $0.0 $3.8 $211.9
Concept B $65.8 $37.7 $3.8 $314.1
Concept C $59.4 $32.0 $3.8 $327.5

Notes: Construction costs estimated by Belt Collins Hawaii. Cost estimates cover on-site and off-site infrastructure,
residential and commercial construction. School construction costs are not included. Workforce full-time equivalent jobs
are estimated based on the relation between statewide construction spending and the construction workforce. Indirect and
induced construction-related workforce calculated from the State’s Inter-County Input-Output Model (2002 version).
Wages estimated from 2005 average annual industry wage for Hawai‘i County and total covered employment (for indirect
and induced jobs), using 2005 data adjusted to 2007 in line with increases in the Consumer Price Index.

Sources: DBEDT, State of Hawaii Data Book 2006 (Honolulu, HI: 2007); The Hawaii Inter-County Inpur-Output Study:
2002 Benchmark Report. Honolulu, HI. 2007. Posted at

http://www.hawaii.gov/dbedt/info/economic/data_reports/2002_Intercounty_I-O/. Department of Labor and Industrial
Relations, Employment and Payrolls in Hawaii, 2005. Honolulu, HI. 2006.

On the average, some 204 to 243 full-time direct jobs will be involved in construction of the
Keahuolu Project annually, while total construction-related employment will reach 489 to

581 jobs annually, as shown in Table 4-49.



Table 4-49: Average Annual Construction-Related Workforce

Average Annual
Construction Construction Workforce
Concept Period Direct Total
A 10 vyears 204 489 person-years
B 13 vyears 233 557  person-years
B 13 vyears 243 581 person-years

Operations Employment and Wages

Residential projects do not result in the creation of many permanent jobs. Resident
managers and a few landscape, maintenance, and security workers could be employed on a
permanent basis at Keahuolu. Within the neighborhood commercial area, as many as 800
jobs could be located when it is fully built out and occupied. These jobs would exist in
Hawai‘i County wherever families find it possible to live: they would still exist even if the

project is not built.

The location of direct jobs at the project site is a socio-economic impact, affecting residents
and their neighbors. The indirect and induced jobs associated with operations on the project
site are not, since those operations, funded by resident spending, would occur somewhere in
the County with or without the project. Accordingly, indirect and induced jobs associated

with operations are not calculated here.

Labor Force Impacts

The Keahuolu project will affect the regional labor force in part by creating jobs, but more
importantly, by providing housing for service, retail, managerial, and professional workers.
As more housing units are built, fewer workers will face unacceptable housing choices
and/or difficult daily commutes. People living close to Kailua-Kona are likely to have more
employment options, including full- and part-time employment. By shortening the commute
time for workers and their families, the project is likely to increase labor force participation,

with some joining the labor force and others changing from part-time to full-time



employment. For young people, the number of easily accessible jobs is far greater in
Kailua-Kona than in outlying areas. Consequently, high-school student participation in the
labor force will likely be higher. (In 2000, civilian workers amounted to 70 percent of

persons 16 and over in North Kona, compared to 53 percent in Ka‘u and 54 percent in North

Kohala.)

With fewer obstacles to work, residents living near job centers are more likely to keep their
jobs than ones with long commutes. A long-term result of increasing the housing stock for

Kailua-Kona workers will likely be lower job turnover.

Population Impacts

Table 4-51 shows calculations for on-site population. When fully built, the Keahuolu

project will house some 2,988 to 6,826 residents.

The project is unlikely to attract any new residents or visitors to Hawai‘i. Affordable units
will be sold or rented to full-time occupants. A resident preference will be established for
the initial sale of market units. While some market units could theoretically be sold to non-
residents, this seems unlikely given both strong resident demand and the design of the

project as a community for residents, not a resort.



Table 4-50: Direct Operations Jobs and Wages: Annual Estimates

for Selected Years

2010 2015 2020
Operations ) obs
Concept A
Residential
Building S ervices 4 12 12
Security 1 3 3
Grounds and maintenance 4 4 4
Commercial - - 788
9 20 808
Concept B
Residential
Building S ervices 4 24 25
Security 1 6 6
Grounds and maintenance 4 4 4
Conmmercial - - 788
9 34 823
Concept C
Residential
Building S ervices 6 36 47
Security 2 9 12
Grounds and maintenance 4 4 4
Commercial - - 788
12 49 850
Operations Wages
(In Millions of Constant 2007 $s)
Concept A $0.2 $0.5 $22.0
Concept B $0.2 $0.9 $22.4
Concept C $0.3 $1.2 $23.1

Notes: Building services and security jobs are associated with multifamily construction; grounds and maintenance jobs
are associated with opening up and using the entire project site. Commercial jobs estimated at 4 jobs per 1,000 square
feet gross leasable area.



Table 4-51: On-Site Occupancy and Population

2010 2015 2020

Units Built

Concept A 300 1,020 1,020

Concept B 300 1,800 1,840

Concept C 300 1,800 2,330
Units Occupied

Concept A 291 989 989

Concept B 291 1,746 1,785

Concept C 291 1,746 2,260
Resident Population

Concept A 879 2,988 2,988

Concept B 879 5,273 5,390

Concept C 879 5,273 6,826

Notes: Occupancy is estimated at 97%, to allow for normal vacancies due to sales or change in renters. Because of
strong demand, occupancy is expected to be high from initial construction through the period studied. Population
estimated from the 2000 Census data for Census Tract 215.01, which contains a broad mix of local residents. Its
average household size (3.02 persons per household) was well above the district average (2.70 persons per household).

Impacts on the Housing Market

Demand for homes in North Kona is already strong and expected to exceed planned
production, especially of housing for middle-income families. (See the discussion of
housing demand in 2006, in Chapter 2.) Also, the district resident population is expected to
increase by some 6,400 persons between 2010 and 2020. That increase accounts for
approximately 2,370 households at the 2000 district average household size of 2.70
persons/household.  Additional housing demand at the regional level will be due to
movement of the island of Hawai‘i residents to homes nearer the urban center and to

purchases by non-residents, whether for vacation homes or retirement.




Initial plans for the Keahuolu project call for production of 300 housing units annually, with
the first homes available in 2010.> Taken together with additional DHHL increments in La‘i
‘Opua, affordable units and some of the market housing produced in Palamanui, new
housing in Waikoloa Village, and smaller projects, the cumulative impact of planned
housing developments should be a significant reduction in demand. With much more
housing available for residents, the price of moderate homes can be expected to stabilize. A
wide range of prices and housing types (including apartments, condominiums, townhomes,
homes, self-help housing, and properties in leased-land as well as fee-simple communities)

will be available to West Hawai‘i residents.

The project’s impact on housing can be estimated in relation to demand indicators. The
2006 Hawaii Housing Policy Study suggests that there is demand from about 7,200 resident
households for units in North Kona in the next few years. In addition, population growth

will account for formation of at least 2,370 new households.

Some 1,020 to 2,330 units are proposed in the different concepts for the Keahuolu project.
The net increase in units is smaller, since the project also includes operational jobs, and the
workers in those jobs will need housing. Table 4-52 shows the net housing impact of the
project. The net addition to the housing stock is estimated as 511 units under Concept A to
1,794 units under Concept C. Given a regional demand for approximately 9,570 units
(7,200 units existing demand plus 2,370 new households), the net contribution of the project

amounts to 5.3 to 18.7 percent of regional demand.

3 Asnoted in earlier chapters, the three conceptual alternatives represent the range of potential development that could
be done in response to HHFDC’s Request for Proposals. The actual volume and timing of construction will be refined
by the developer over time.



Table 4-52: Net Housing Impact of Keahuolu Project

2010 2015 2020
On-site Jobs
Concept A 9 20 808
Concept B 9 34 823
Concept C 12 49 850
On-site Workers' Households (1)
Concept A 5 12 509
Concept B 6 22 519
Concept C 7 31 536
Population supported by
On-site jobs (2)
Concept A 16 37 1,539
Concept B 17 65 1,568
Concept C 22 93 1,620
i EEERR e
Units Built
Concept A 300 1,020 1,020
Concept B 300 1,800 1,840
Concept C 300 1,800 2,330

Net Units (Units Built - On-site
Workers' Households)

Concept A 295 1,008 511

Concept B 294 1,778 1,321

Concept C 293 1,769 1,794
Notes:

1 Workers' households are assumed to include 1.585 workers per household,
on average, based on averages for CT 215.01 in 2000.

2 Workforce households assumed to average 3.02 persons/household (based
on 2000 average household size, CT 215.01).



Fiscal Impacts

Government Revenues

Development of the Keahuolu project will result in revenues for the State associated with
construction and sale of property. The County will gain revenues from taxes on homes and

residential land.

The State is expected to gain from corporate income taxes on firms building the project,
from excise taxes on spending by construction-related workers in the local economy, and
from income taxes on construction-related workers’ wages. Because the project is being
built to increase the supply of affordable housing, direct construction revenues will be
exempted from the excise tax. State revenues associated with construction are derived in
Table 4-53. Conveyance taxes might be levied on some market units, but these are not
included in Table 4-53. The cumulative increase in State revenues is estimated as

approximately $19 to $28 million by the end of the construction period.

The County will see increased revenues from real property taxes. As government land, the
project site is not now yielding property taxes. When housing and commercial facilities are
occupied, they will be taxable. However, some or all of the housing in the project would
likely be assessed at below-market rates, and taxed at special rates for homeowners and
affordable rentals. The treatment of low-income rentals at the homeowner rate is a new
County practice, and the applicable laws could well be revised before any homes are built at
Keahuolu. To derive a minimal estimate of new tax revenues, this analysis assumes that all
housing within the project is sold and resold at affordable rates, and that all is taxed at

homeowner and affordable rental rates.

For the County of Hawai‘i, the minimal real property taxes associated with development of
the Keahuolu project are estimated to range from $1.2 million to $1.7 million (2007 dollars)
annually by 2020 and to reach a cumulative total of $9.4 million to $13.0 million through
2020. Table 4-54, Table 4-55, and Table 4-56 show calculations for the three project

concepts.



Table 4-53: State of Hawai‘i Tax Revenues Associated
with Construction, Keahuolu Project

2010 2015 2020 Cumulative

Total construction costs (Millions of 2007 $s)

Concept A $126.1 $0.0 $7.3 $455.0

ConceptB $125.2 $71.8 $7.3 $651.5

ConceptC $113.0 $61.0 $7.3 $676.5
Total construction-related wages (Millions of 2007 $s)

Concept A $66.2 $0.0 $3.8 $239.0

ConceptB $65.8 $37.7 $3.8 $342.3

ConceptC $59 4 $32.0 $3.8 $355 4

Beseataiaaiie s Balea s e R ey e

Corporate income taxes (Thousands of $s) m

Concept A $112.6 $0.0 $6.5 $406.4

Concept B $111.8 $64.1 $6.5 $581.8

Concept C $100.9 $54.4 $6.5 $604.1
Excise Tax on workforce spending (Thousands of $s) (2)

ConceptA $1,659.6 $0.0 $95.7 $5,988.0

ConceptB $1,647.3 $944.4 $95.7 $8,573.8

ConceptC $1,487.3 $802.1 $95.7 $8,902.5
Personal Income Tax (Thousands of $) (3)

Concept A $3,462.5 $0.0 $199.7 $12,493.2

ConceptB $3,436.9 | $1,970.4 $199.7 $17,888.1

Concept C $3,103.1 | $1,673.4 $199.7 $18,574.0
Total State Revenues (Thousands of $s)

Concept A $5,234.7 $0.0 $302.0 $18,887.5

Concept B $5,196.1 | $2,978.9 $302.0 $27,043.8

ConceptC $4,691.4 | $2,530.0 $302.0 $28,080.7

Sources: Hawaii State Department of Taxation, 2001, 2005.

Notes:

(1) Corporate income tax historically averages 0.17% of corporate revenues (data from 2000).

(2) Excise tax at 4% of workforce disposable income. Share of spending subject to excise tax estimated from 2002

expenditure data.

(3) Personal income tax historically 5.22% of resident incomes (average, 1998-2002).



Table 4-54: Minimum Estimate of Real Property Tax Revenues, County
of Hawai'‘i, from Development of Project Concept A

2010 2015 2020 Cumulative
Basis for Valuation
Units built
For Sale (1) 239 813 813 813
For Rent (1) 61 207 207 207
Commercial area (GLA in thousands sq. ft.) - - 197 197
Value (Millions of 2007 $s)
Value of housing units
For Sale (2) $59.5| $202.4{ $202.4
For Rent (3) $10.0 $34.0 $34.0
Homeowner's Exemptions
Basic Exemption (4) $9.6 $32.5 $32.5
Additional Housing Exemption (5) $11.9 $40.5 $40.5
Net Taxable Value, Housing $48.0f $163.3] $163.3
Value of Commercial Property (6) $0.0 $0.0 $29.6
Real Property Taxes (Thousands of 2007 $s)
Residential (7) $266.6] $906.5| $906.5 $8,851.4
Commercial (8) $0.0 $0.0] $266.0 $536.0
Total $266.6] $906.5[$1,172.4 $9,387.4

Notes:

(1) One-third of multifamily units assumed to be rentals.

(2) Average housing unit assumed to be unit affordable for sale to family of four with income 1 10% of
median, (priced at $217,900 in 2007).

(3) All rentals assumed to be "affordable,” so units qualify for homeowner tax classification. Value of
rentals extrapolated by assuming 5.7% cap rate, 95% occupancy, and that the average unit is a
two-bedroom unit rented at the top of the affordable range for West Hawaii ($822). Cap rate based on
NCREIF moving average.

(4) Basicexemption for homeowners = $40,000 of value.

(5) Since 2005, Hawaii County exempts 2 0% of the homeowners' property values, up to $400,000 in value.

(6) Commerdal property value estimated from assumed construction costs.

(7) Homeowner dass residential property is taxed at $5.55/$1,000 value.

(8) Commerdal property is taxed at $9.00/$1,000 value.

Sources: Hawaii County property tax information, as posted at
http://www.hawaiiprope rtytax.com/pdffiles/HOME%2 0EXEMPTIONS%20Brochure.pdf
http://www.hawaiipropertytax.com /pdffiles/RP% 20Form %2 019- 53(h)%20Affordable%20
Rental%20Program%20Application. pdf
National Council of Real Estate Investment Fiduciaries data posted at http://www.ncreif.com/#



Table 4-55: Minimum Estimate of Real Property Tax Revenues,

County of Hawai‘i, from Development of Project Concept B

2010 2015 2020 Cumulative
Basis for Valuation
Units built
For Sale (1) 233 1,396 1,427 1,427
For Rent (1) 67 404 413 413
Commercial area (GLA in thousands sq. ft.) - - 197 197
Value (Millions of 2007 $s)
Value of housing units
For Sale (2) $57.9] $347.2] $355.0
For Rent (3) $10.0 $34.0 $34.0
Homeowner's Exemptions
Basic Exemption (4) $9.3 $55.8 $57.1
Additional Housing Exemption (5) f11.6 $69.4 $71.0
Net Taxable Value, Housing $47.0{ $255.9] $260.9
Value of Commercial Property (6) $0.0 $0.0 $29.6
Real Property Taxes (Thousands of 2007 $s)
Residential (7) $260.8{$1,420.5| $1,447.8 $12,449.4
Commercial (8) $0.0 $0.0] $266.0 $536.0
Total $260.8]$1,420.5] $1 ,713.8 $12,985.3

Notes: See table for Concept A. By assumption, one third of all multifamily units is assumed to be
low-income rentals, so tax return on Concept B is higher than for Concept C, which has no single family units.




Table 4-56: Minimum Estimate of Real Property Tax Revenues, County of
Hawai‘i, from Development of Project Concept C

2010 2015 2020 Cumulative
Basis for Valuation
Units built
For Sale (1) 200 1,200 1,553 1,553
For Rent (1) 100 600 777 777
Commercial area (GLA in thousands sq. ft.) - - 197 197
Value (Millions of 2007 §s)
Value of housing units
For Sale (2) $49.8| $298.6| $386.5
For Rent (3) $10.0 $34.0 $34.0
Homeowner's Exemptions
Basic Exemption (4) $8.0 $48.0 $62.1
Additional Housing Exemption (5) $10.0 $59.7 $77.3
Net Taxable Value, Housing $41.8] $224.8] $281.0
Value of Commercial Property (6) $0.0 $0.0 $29.6
Real Property Taxes (Thousands of 2007 $s)
Residential (7) $232.0]1$1,247.8]| $1,559.7 $12,268.6
Commercial (8) $0.0 $0.0] $266.0 $536.0
Total $232.0/$1,247.8| $1,825.6 $12,804.5

Notes: See table for Concept A. By assumption, one third of all multifamily units is assumed to be
low-income rentals, so tax return on Concept B is higher than for Concept C, which has no single family units.

Government Costs

From a planning perspective, the Keahuolu project is a case of “smart growth.” This
concept is usually discussed in terms of alternative futures: sprawling urbanization vs.
compact growth, especially infill growth in existing urban zones. Sprawl involves
calculable costs to individuals (travel time and costs; less physical activity and higher
incidence of obesity), to communities (lower involvement of adults as volunteers and

community participants), and to municipal or regional authorities (higher costs of providing

infrastructure over greater distances). For calculations, please see_Costs of Sprawl — 2000

published in the “Transit Cooperative Research Program Report 74,” 2002.

In the context of Hawai‘i County, it is clear that delivery of some services — notably police
and fire control — can be accomplished more efficiently and at lower cost if homes are
concentrated near police and fire stations. The impact on roadways is also obvious. With
concentrated development, traffic congestion may continue to be a serious problem in
Kailua-Kona, but it is likely to be less severe over the many road-miles that commuters from

Ka‘u, South Kona and North Kohala now travel to and from work. The analysis becomes



more complex with regard to wastewater facilities, which exist in urban, but not rural areas.
The developer will be responsible for onsite and offsite costs of infrastructure that can be
dedicated to the County. The County will thereby acquire assets. The County will also be
responsible for operations and maintenance of those assets, but will be able to bill users for
these costs. Again, an urbanized population may well make greater demands for recreation
services than a dispersed one, but the developer will be responsible for adding parks within

the project area.

Increases in certain government revenues are quantified in the EIS because these can be
calculated in a straightforward manner. Costs and other revenues are not calculated because
the assumptions needed to calculate them are far more complex and may depend on future
agency funding decisions (e.g., the timing and extent of park improvements). Since the total
costs associated with public facilities for smart growth are likely to be smaller than with
dispersed development, it is appropriate to disclose this likely positive impact but not

necessary to calculate it in detail.

The project will serve West Hawai ‘i residents and not a new population. It does not create a
new demand for government services but rather relocates that demand to a site near the
urban center. Consequently, the costs of government service delivery to Keahuolu project

residents are likely to be less than they would be without the project.

Social Impacts

Impacts on West Hawai ‘i

The Keahuolu project will house a large number of working residents in Kailua-Kona,

increasing demand for commercial and public services in the urban area.

The project contributes to a cumulative impact, the differentiation of urban and “country”
areas in West Hawai‘i. As young working families concentrate in or near Kailua-Kona,
outlying areas will tend to have older populations and lower labor force participation. The

urban area will be more densely settled, while other areas will be more “country” in



appearance and ambiance. Retirees and some workers willing to commute long distances
will still be found throughout West Hawai‘i — the impact is the intensification of an ongoing

trend, not a qualitative change.

As a rule, the shorter the commute, the easier it is for adults to participate in the life of their
home communities, whether as volunteers, as parents involved with their children’s schools
and teams, or simply as participants in everyday life. Community involvement is likely to
increase. On the other hand, residents moving from areas in which they grew up and have
family ties can find a new development to be less vibrant and lacking the networks,
occasions, and places in which they enjoy community life. The Keahuolu project’s design
as a walkable community with parks and schools nearby that will help to encourage resident
community participation. On balance, then, the project is likely to increase West Hawai‘i

residents’ ability to contribute to community life.

Traffic congestion on Palani Road has long been a source of resident dissatisfaction in Kona.
By concentrating residents near Palani Road, close to Kailua-Kona job sites, the project is
likely to worsen congestion on that route during its early years. In time, with highway
improvements and the construction of new roads, the project will help to limit congestion

throughout the region because a smaller share of workers will be commuting long distances

on a few through roads.



Impacts on the Project Site and Surrounding Area

The immediate area will change due to the cumulative impact of development in the project,
in QLT lands, and in DHHL lands. That change has been anticipated and most of the sites
in question are already designated as Urban or Urban Expansion. A new residential center
will be created for Kailua-Kona. With the eventual development of new roadways, the
project and adjoining sites will have internal circulation, so that trips between homes and
schools, community facilities, or commercial areas will not rely on major through roads.
The commercial and public facilities within the project will likely help to encourage
residents of the project and adjoining areas to limit trips outside the immediate area, and
tend to engender a sense of Kealakehe/Kealuolu as a distinctive community or neighborhood

in Kailua-Kona.

The new neighborhood will be characterized by design elements intended to encourage
walking, bicycling, and public transit use. As a neighborhood with much of the new
construction in Kailua, it will likely be more desirable than older areas with homes at similar
prices. As a community with a mix of rental and for-sale units, the Keahuolu project will

not fit the negative stereotypes associated with low-income housing.



Attachment 7
On-Site Costs:

Table 4-48: Construction-Related Spending, Jobs, and Wages
2010 2015 2020 Cumulative, to

2020
Total construction consts (Millions)
Concept A $126.1 $0.0 $7.3 $455.0
Concept B $125.2 $71.8 $7.3 $651.5
Concept C $113.0 $61.0 $7.3 $676.5
Direct construction workforce (annual person-years)
Concept A 639 - 37 2,044
Concept B 634 364 37 3,030
Concept C 573 309 37 3,159
Total construction-related workforce (annual person-years)
Concept A 1,527 - 88 4,885
Concept B 1,516 869 88 7,241
Concept C 1,369 738 88 7,549
Direct construction wages (Millions, constant 2007 $s)
Concept A $34.2 $0.0 $2.0 $109.5
Concept B $34.0 $19.5 $2.0 $162.3
Concept C $30.7 $16.5 $2.0 $169.2
Total construction-related wages (Millions, constant 2007 $s)
Concept A $66.2 $0.0 $3.8 $211.9
Concept B $65.8 $37.7 $3.8 $314.1
Concept C $59.4 $32.0 $3.8 $327.5

Notes: Construction costs estimated by Belt Collins Hawaii. Cost estimates cover on-site and off-site infrastructure,
residential and commercial construction. School construction costs are not included. Workforce full-time equivalent jobs
are estimated based on the relation between statewide construction spending and the construction workforce. Indirect and
induced construction-related workforce calculated from the State’s Inter-County Input-Output Model (2002 version).
Wages estimated from 2005 average annual industry wage for Hawai‘i County and total covered employment (for indirect
and induced jobs), using 2005 data adjusted to 2007 in line with increases in the Consumer Price Index.

Sources: DBEDT, State of Hawaii Data Book 2006 (Honolulu, Hl: 2007); The Hawaii Inter-
County Input-Output Study: 2002 Benchmark Report. Honolulu, Hl:. 2007. Posted at
http://www.hawaii.gov/dbedt/info/economic/data_reports/2002_Intercounty_i-O/. Department
of Labor and Industrial Relations, Employment and Payrolls in Hawaii, 2005. Honolulu, HI:.

2006.
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GOVERNOR

RECEIVED 0

208 APR -1 PH 2212 PHONE (808) 7334300
FAX (808) 7334287
STATE OF HAWAII BELT COLLINS HAWALI

DEPARTMENT OF DEFENSE
OFFICE OF THE DIRECTOR OF CIVIL DEFENSE
3949 DIAMOND HEAD ROAD
HONOLULU, HAWAII 96816-4495

MAJOR GENERAL ROBERT G. F. LEE
DIRECTOR OF CiVIl. DEFENSE

EDWARD 7. TEIXEIRA
VICE DIRECTOR OF CIViL DEFENSE

March 31, 2008

Ms. Mary O’Leary, AICP, Senior Planner
Belt Collins Hawaii Ltd.

2153 North King Street, Suite 200
Honolulu, Hawaii 96819

Dear Ms. O’Leary:

Draft Environmental Impact Statement
Keahuolu Affordable Housing Project, North Kona, Island of Hawaii

Thank you for the opportunity to comment on this development. After careful review of the
documents for this development, we request that the developer install one outdoor warning siren
close to Makala Boulevard near the eastern end of the commercial district complex. We also
recommend that the minimum-size siren be 121 DBC, solar powered with omni-directional sound
properties. Please refer to the mark on the attached Figure 2-11 CONCEPT PLAN A map for the
approximate location of the siren. (Note: The circles are approximate coverage areas only.)

If you have any questions, please call Mr. Norman Ogasawara, Assistant Telecommunications
Officer, at (808) 733-4300, ext. 531.

Sincerely,

/° Rt A_
EDWARD T. TEIXEIRA
Vice Director of Civil Defense

Enc.

c: HCDA
State Civil Defense Radio Shop



~

g September 25, 2008
BeltCollins 2006.70.0900 / 08P-321

Mr. Edward T. Teixeira

Vice Director of Civil Defense
Department of Defense

State of Hawaii

3949 Diamond Head Road
Honolulu, HI 96816-4495

Dear Mr. Teixeira:

Response to Comments
Draft Environmental Impact Statement (DEIS)
Keahuolu Affordable Housing Project

North Kona, Island of Hawaii

Thank you for participating in the Hawaii Revised Statutes, Chapter 343, public and
agency review process. We are writing in response to the comments you provided in your letter of
March 31, 2008 for the above-referenced document.

The project developer will install one outdoor warning siren (minimum size 121 DBC solar
powered with omni-directional sound properties) at a central location within the development.

Honolulu

Again, thank you for participating in the Hawaii Revised Statutes, Chapter 343, public and Bangkok

agency review process. Boulder
Guam

Very truly yours, Hong Kong

Manila

BELT COLLINS HAWAII LTD. Seattle

Shenzhen
Singapore

Lee W. Sichter
Principal Planner

LWS:If

cc: Office of Environmental Quality Control
Stanley Fujimoto, HHFDC

Belt Collins Hawaii Ltd.
2153 North King Street, Suite 200 = Honolulu, Hawaii 96819-4554 USA
T/808 521 5361 = F/808 538 7819 = honolulu@ beltcollins.com = www.beltcollins.com

Belt Collins Hawaii is an Equal Opportunity Employer
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LINDA LINGLE

GO', ANCR PATRICIA HAMAMOTO
BUPERINTENDENT

STATE OF HAWAI'l
DEPARTMENT OF EDUCATION

P.O. BOX 2360
HONOLULU, HAWAI'l 98804

OFFICE OF SCHOOL FACILITIES AND SUPPORT SERVICES

April 1, 2008

Ms. Mary O’Leary, AICP, Senior Planner
Belt Collins Hawaii, Ltd.

2153 North King Street, Suite 200
Honolulu, Hawai'i 96819

Dear Ms. O’Leary:

SUBJECT: Draft Environmental Impact Statement (DEIS)
Keahuolu Affordable Housing Project

North Kona, Island of Hawaii, TMK: (3) 7-4-021:020

The Department of Education (DOE) has reviewed the Draft Environmental Impact Statement
(DEIS) for the Keahuolu Affordable Housing Project.

As previously noted in our response letter for the EISPN, dated August 10, 2007, the 2007
Legislature passed a bill establishing school impact fees. The bill became Act 245 and is in the
process of being implemented. Under this new law, we believe that the project will be required
to pay an impact fee. We will be able to calculate the amount of fee per residential unit after we
know which of the concepts is selected so that we have more definitive numbers of single-family
and multi-family units, general price range, size and number of bedrooms.

Our comments on the DEIS are as follows:

Section 2.5.3, School Facility Site, page 2-30: Your narrative in this section is incorrect. Act
245 does not have provisions allowing educational facility requirements to be satisfied by
providing for charter schools, day care centers or early learning centers. Please also advise the
HHFDC that the RFP that you refer to should be corrected to reflect that Act 245 does not

provide for such flexibility.

It is required, therefore, that a site for the elementary school, as mentioned in the DEIS, be
conveyed to the State of Hawaii for use by the DOE. The DOE will request that this site be at

AN AFFIRMATIVE ACTION AND EQUAL OPPORTUNITY EMPLOYER



Ms. Mary O’Leary
Page 2
April 1, 2008

least 12 usable acres in size. The planned location of school sites and options for meeting other
fair-share requirements will be discussed at future meetings between the DOE and the
developers.

Section 4.10.2.1, Education, Existing Conditions, page 4-163: Please update enrollment
numbers. Current numbers are as follows:

Actual and Projected Enrollments at Department of Education Schools

Actual Enrollment
Done Fall 2007 | Projected Enrollment - Done Spring 2006-2007

School Year 07-08 2008 2009 2010 2011 2012

Kealakehe EL 984 1106 1229 1285 1339 | 1371
Kealakehe Inter. 909 911 922 911 893 910
Kealakehe High 1638 1601 1596 1584 1586 1555

Should you have any questions, please call George Casen of the Facilities Development Branch
at 377-8308.

Sincerely yours,

v kaolon

Duane Y. Kashiwai
Public Works Administrator
Facilities Development Branch

DYK:jmb

cc: Patricia Hamamoto, Superintendent
Randolph Moore, Assistant Superintendent, OSFSS
Arthur Souza, CAS, Honokaa/K ealakehe/Kohala/Konawaena Complex Areas
~fanice Takahashi, Chief Planner, Office of the Governor
Katherine P. Kealoha, Director, OEQC
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et September 25, 2008
BeltCollins 2006.70.0900 / 08P-336

Mr. Duane Kashiwai

Public Works Administrator
Facilities Development Branch
State Department of Education
P.O. Box 2360

Honolulu, HI 96804

Dear Mr. Kashiwai:

Response to Comments
Draft Environmental Impact Statement (DEIS)
Keahuolu Affordable Housing Project

North Kona, Island of Hawaii

Thank you for participating in the Hawaii Revised Statutes, Chapter 343, public and
agency review process. We are writing in response to the comments you provided in your letter of
April 1, 2008 for the above-referenced document. Our responses are provided in the order of your

comments. Honolulu
Bangkok

1. We acknowledge your comment that under Act 245, the Keahuolu project will likely Boulder

be required to pay an impact fee. Guam
Hong Kong

2. Section 2.5.3, School Facility Site, page 2-30: The Final EIS will be corrected to Manka
Seattle

reflect that Act 245 does not have provision allowing education facility requirements Shinzfien
to be satisfied by providing for charter schools, day care center or early learning Singapore
centers as shown in Attachment 1 of this letter. A copy of your letter has been given

to the Hawaii Housing Finance and Development Corporation.

3. Weacknowledge your comment that the Department of Education will request that a
school site be at least twelve (12) usable acres in size, and that the DOE will discuss in
the future with the selected developer the location of school sites and options for
meeting other fair-share requirements.

4, Section 4.10.2.1, Education, Existing Condition, page 4-163: The Final EIS will
include the updated enrollment numbers as provided by your office. The Final EIS will
be edited as shown in Attachment 2 of this letter.

Belt Collins Hawaii Ltd.
2153 North King Street, Suite 200 ® Honolulu, Hawaii 96819-4554 USA
T/808 521 5361 » F/808 538 7819 » honolulu@beltcollins.com » www.beltcollins.com

Belt Collins Hawaii is an Equal Opportunity Employer



Mr. Duane Kashiwai
September 25, 2008
2006.70.0900 / 08P-336
Page 2

Again, thank you for participating in the Hawaii Revised Statutes, Chapter 343, public and
agency review process.

Very truly yours,

BELT COLLINS HAWAII LTD.

Lee W. Sichter
Principal Planner

LWS:If
Attachments

cc: Office of Environmental Quality Control
Stanley Fujimoto, HHFDC



Attachment 1

In the Final EIS “Section 2.5.3 School Facility Site” will be revised as follows:

253 School Facility Site

An approximately 12-acre school site is designated along Ane Keohokalole Highway. There
is a deed reservation for a school facility site to be conveyed in fee for set-aside to the

Department of Education (DOE).



Attachment 2

In the Final EIS “Section 4.10.2.1 regarding “Education — Existing Conditions” will be

revised as follows:

4.10.2.1 Education - Existing Conditions

The Keahuolu project site is within the Kealakehe school catchment area. It is served by:

o Kealakehe Elementary School. Located on Kealaka‘a Street, this school serves
nearly 990 students from kindergarten through grade five. It has 60 full-time
equivalent teaching positions, including regular education, special education, and

supplemental instructors.

® Kealakehe Intermediate School. Also located on Kealaka‘a Street, this school has
approximately 900 students in grades six through eight, and a teaching staff of 58

positions.

* Kealakehe High School. Opened in 1997 in the Villages of La‘i ‘Opua, this school
serves students from Hualalai to Waikoloa Village. In the 2007-2008 school year,
1,638 students were enrolled. A total of 76.5 teaching positions are allocated to the

school.

The following enrollment information is provided by the DOE:



Table 4-57: Actual and Projected Enroliments at
Department of Education Schools

Actual
Enrollment
Done Fall
2007 Projected Enroliment - Done Spring 2006-2007
School Year 2008 2009 2010 2011 2012
07-8
Kealakehe Elementary 984 1106 1229 1285 1339 1371
Kealakehe Intermediate 909 911 922 911 893 910
Kealakehe High School 1638 1601 1596 1584 1586 1555

Private schools in North Kona include:

e Hualalai Academy, with 160 students in grades K through 12, located on Kealaka‘a

Street;

e The Kona campus of the Hawai ‘i Montessori School (serving grades K through six);

and

e Makua Lani Christian School in Holualoa, and the Kona Christian Academy.

In addition, Hawai‘i Preparatory School, located in Waimea, South Kohala, is a K-12 school
with approximately 585 students. It regularly enrolls students from North Kona, as well as

ones from South Kohala and boarders. The Kea‘au campus of the Kamehameha Schools

enrolls more than 1,100 Native Hawaiian students from the County. Some students

commute from West Hawai‘i, catching buses from Ka‘u or Waimea.




LAURA H. THIELEN
CHAIRPERSON

LINDA LINGLE BOARD OF LAND AND NATURAL RESOURCES
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GOVERNOR OF HAWAIL E thﬁw
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g ; STATE OF HAWAII BELT COLLINS HAWAII
DEPARTMENT OF LAND AND NATURAL RESOURCES
LAND DIVISION
oot HONOLULU, HAWAT! 96809
April 3, 2008
Belt Collins Hawaii Ltd.
2153 North King Street, Suite 200
Honolulu, Hawaii 96819
Attention: Ms. Mary O'Leary
Gentlemen:
Subject: Draft Environmental Impact Statement for Keahuolu Affordable Housing

Project, North Kona, Hawaii, Tax Map Key: (3) 7-4-21:20, portion 21

Thank you for the opportunity to review and comment on the subject matter. The
Department of Land and Natural Resources' (DLNR) Land Division distributed or made
available a copy of your report pertaining to the subject matter to DLNR Divisions for their
review and comment.

Other than the comments from Engineering Division, Land Division, the Department of

Land and Natural Resources has no other comments to offer on the subject matter. Should you
have any questions, please feel free to call our office at 587-0433. Thank you.

Sincerely,

Ohtuosd?! Into

Morris M. Atta
Administrator



LINDA LINGLE
GOVERNOR OF HAWAIL

LAURA H. THIELEN
CHARPERSON

OF LAND AND NATURAL RESOLRCES
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§ s STATE OF HAWAII
° DEPARTMENT OF LAND AND NATURAL RESOURCES
LAND DIVISION
State of et POST OFFICE BOX 621
HONOLULU, HAWAII 96809
March 3, 2008
MEMORANDUM
TO: DLNR Agencies:

_x_Div. of Aquatic Resources

_Di ecreation
_x_Engineering Division
1 ildlife

__Div. of State Parks

X_Commission on Water Resource Management
__Office of Conservation & Coastal Lands

X Land Division — Hawaii District/Gary Martin

FROM: bﬁom's M.W

SUBJECT:L/ Dr

aft Environmental Impact Statement for Keahuolu Affordable Housing Project
LOCATION: North Kona, Hawaii, TMK: (3) 7-4-21:20, por 21

APPLICANT: Belt Collins on behalf of Hawaii Housing Finance & Development Corporation

Transmitted for your review and comment on the above referenced document. We would
appreciate your comments on this document. Please submit any comments by April 1, 2008.

If no response is received by this date, we will assume your agency has no comments. If
you have any questions about this request, please contact my office at 587-0433. Thank you.

Attachments
( ) Wehave no objections.

( We have no comments.
(5A) Comments are attached.

Signed: &A’" A/)/—
QQZ/Qﬂﬁ

Date:

COMMISSION ON WATER RESD® RCE MANAGEMENT

B0,

3

201

TN NI B2 T THY



DEPARTMENT OF LAND AND NATURAL RESOURCES
ENGINEERING DIVISION

LD/MorrisAtta
REF.: DEISKeahuoluAffordHousing

Hawaii.373

COMMENTS

0
X)

O
0

0O

X)

O

O

We confirm that the project site, according to the Flood Insurance Rate Map (FIRM), is located in
Flood Zone ___.

Please take note that the project site, according to the Flood Insurance Rate Map (FIRM), is
located in Flood Zone X. The National Flood Insurance Program does not have any
regulations for developments within Zone X.

Please note that the correct Flood Zone Designation for the project site according to the Flood
Insurance Rate Map (FIRM) is .

Please note that the project must comply with the rules and regulations of the National Flood
Insurance Program (NFIP) presented in Title 44 of the Code of Federal Regulations (44CFR),
whenever development within a Special Flood Hazard Area is undertaken. If there are any
questions, please contact the State NFIP Coordinator, Ms. Carol Tyau-Beam, of the Department of
Land and Natural Resources, Engineering Division at (808) 587-0267.

Please be advised that 44CFR indicates the minimum standards set forth by the NFIP. Your

Community’s local flood ordinance may prove to be more restrictive and thus take precedence

over the minimum NFIP standards. If there are questions regarding the local flood ordinances,

please contact the applicable County NFIP Coordinators below:

O Mr. Robert Sumitomo at (808) 768-8097 or Mr. Mario Siu Li at (808) 768-8098 of the
City and County of Honolulu, Department of Planning and Permitting.

O Mr. Kelly Gomes at (808) 961-8327 (Hilo) or Mr. Kiran Emler at (808) 327-3530 (Kona)
of the County of Hawaii, Department of Public Works.

Q) Mr. Francis Cerizo at (808) 270-7771 of the County of Maui, Department of Planning.

O Mr. Mario Antonio at (808) 241-6620 of the County of Kauai, Department of Public
Works.

The applicant should include water demands and infrastructure required to meet project needs.
Please note that projects within State lands requiring water service from the Honolulu Board of
Water Supply system will be required to pay a resource development charge, in addition to Water
Facilities Charges for transmission and daily storage.

The applicant should provide the water demands and calculations to the Engineering
Division so it can be included in the State Water Projects Plan Update.

Additional Comments:

Other:

Should you have any questions, please call Ms. Suzie S. Agraan of the Planning Branch at 587-0258.

Signed: G(/%/
321 ERI'T. HIKAMG, CHIEF ENGINEER
Date:__ 2 Z/ 7’/ 0 &
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e September 25, 2008
BeltCollins 2006.70.0900 / 08P-322

Mr. Eric T. Hirano, Chief Engineer
Engineering Division

Department of Land and Natural Resources
State of Hawaii

P.O. Box 621

Honolulu, HI 96809

Dear Mr. Hirano:

Response to Comments
Draft Environmental Impact Statement (DEIS)
Keahuolu Affordable Housing Project

North Kona, Island of Hawaii

Thank you for participating in the Hawaii Revised Statutes, Chapter 343, public and
agency review process. We are writing in response to the comments you provided in your letter of
March 17, 2008 for the above-referenced document.

1. We acknowledge your comments that the project site is located in Zone X according to
the Flood Insurance Rate Map and that the National Flood Insurance Program does not
have any regulations for development within Zone X. The Final EIS will be revised as
shown in Attachment 1 of this letter.

2. The Hawaii Housing Finance and Development Corporation will require the project
developer to provide the water demands and calculations to the Engineering Division
for inclusion into the State Water Projects Plan Update.

Again, thank you for participating in the Hawaii Revised Statutes, Chapter 343, public and
agency review process.

Very truly yours,

BELT C S HAWAII LTD.

Lee W. Sichter
Principal Planner

LWS:If
Attachment

cc: Morris Atta, Land Division Administrator
Office of Environmental Quality Control
Stanley Fujimoto, HHFDC

Belt Collins Hawaii Ltd.
2153 North King Street, Suite 200 = Honolulu, Hawaii 96819-4554 USA
T/808 521 5361 » F/808 538 7819 = honolulu@ beltcollins.com = www.beltcollins.com

Belt Collins Hawali is an Equal Opportunity Employer

Honolulu
Bangkok
Boulder
Guam
Hong Kong
Manila
Seattle
Shenzhen
Singapore





