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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 Keāhole 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 

so 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 cultural 

impact 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. 



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 

FINAL EIS 5-43 SEPTEMBER 2008 

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.3  

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 

                                                 
3  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.4 

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.5 

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‘I 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 

                                                 
5  Data obtained from DLNR website (http://www.hawaii.gov/dlnr/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‘I WATER PLAN 

The Hawai‘i Water Plan, under HRS §174C-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 §344-2 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.   

The following table, identified as Table 5-3, contains the policies of the State Environmental 

Policy, HRS §344, and discusses 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   I = 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 
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. 

C 
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SECTION STATE ENVIRONMENTAL POLICY  RATING 
A = actively supportive   C = conforms   I = 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 

population is mutually beneficial; 
C 

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

C 

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

C 

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

NA 

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 

alleviate this impact and minimize future degradation; 
C 

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

C 

(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 

resources; 
C 

(C) Promote the recycling of waste water; C 
(D) Encourage management practices which conserve and protect watersheds and water sources, forest, 

and open space areas; 
C 

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

NA 

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

C 

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

C 

(3) FLORA AND FAUNA.  
(A) Protect endangered species of indigenous plants and animals and introduce new plants or animals only 

upon assurance of negligible ecological hazard; 
C 

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

C 

(4) Parks, recreation, and open space.  
(A) Establish, preserve and maintain scenic, historic, cultural, park and recreation areas, including the 

shorelines, for public recreational, educational, and scientific uses; 
C 
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SECTION STATE ENVIRONMENTAL POLICY  RATING 
A = actively supportive   C = conforms   I = 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 
activities; 

NA 

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

C 

(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 

agricultural lands; 
NA 

(C) Encourage federal activities in Hawai‘i to protect the environment; NA 
(D) Encourage all industries including the fishing, aquaculture, oceanography, recreation, and forest 

products industries to protect the environment; 
NA 

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

NA 

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

NA 

(6) TRANSPORTATION.  
(A) Encourage transportation systems in harmony with the lifestyle of the people and environment of the 

State; 
A 

(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 

emission, including noise, and provide safe and convenient accommodations for their users. 
A 

(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 

through the design and maintenance of neighborhoods which reflect the culture and mores of the 
community; 

A 

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

A 

(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 

State; encourage green belts, plantings, and landscape plans and designs in urban areas; and preserve 
and promote mountain-to-ocean vistas. 

A 

(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 

reduce waste and excessive consumption; and to fulfill the responsibility as trustees of the environment 
for the present and succeeding generations; and 

NA 
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SECTION STATE ENVIRONMENTAL POLICY  RATING 
A = actively supportive   C = conforms   I = 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 
more citizens and more issues. 

NA 

5.8 WEST HAWAI‘I 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 following 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‘I RATING 

A = actively supportive   C = conforms   I = 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 
values. 

C 

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 
Technology Park, Keahole Airport, and the Mauna Kea observatories. 

NA 

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‘I RATING 

A = actively supportive   C = conforms   I = 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 C 

the watersheds C 

Ensure that the servicing of resort development does not result in unnecessary in-migration. C 
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 
planning and future development in a manner which optimizes or mitigates sub-regional problems, issues, and 
opportunities. 

C 

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

C 

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  



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 

FINAL EIS 5-56 SEPTEMBER 2008 

GENERAL GOALS AND OBJECTIVES FOR THE VISIONS OF WEST HAWAI‘I RATING 

A = actively supportive   C = conforms   I = 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, §11-200-12, 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 

Sewage Treatment 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 

open open-space resources and ensuring that coastal 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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Archaeological sites determined to be significant will be preserved.   

3A 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. 

4A 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.   

5A 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.   

6A 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 Insurance Rate Maps (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, Oother Aareas Ooutside the 500 Yyear Ffloodplain.  Flood requirements and 

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

5.12 COUNTY OF HAWAI‘I 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. 

The following 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‘I COUNTY GENERAL PLAN RATING 
A = actively supportive   C = conforms   I = 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. C 

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

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. C 

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

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

Strive for full employment. C 

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 
impact on the residents of the County, not only in terms of immediate short run economic benefits. 

C 

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 
appropriate State and Federal agencies. 

NA 

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

NA 

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 
and sea water-based activities. NA 

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 
generations and should be protected and enhanced through the use of economic incentives. C 

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

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 
the residents of the County. NA 
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ELEMENTS OF THE HAWAI‘I COUNTY GENERAL PLAN RATING 
A = actively supportive   C = conforms   I = 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 
promote the County of Hawai‘i as an entity unique within the state of Hawai‘i. NA 

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

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

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

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 
island of Hawai‘i. NA 

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

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

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

Encourage the health/wellness industry. NA 

Encourage new industries that provide favorable benefit-cost relationships to the people of the County.  
Benefit-cost relationships include more than fiscal considerations. NA 

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.  
Other necessary support facilities such as transportation and nursery facilities shall also be provided. 

C 

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 
research and commercial facility. NA 

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

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 
protected through appropriate review processes when development is proposed. C 

Improve Kailua Village to maintain its viability as a popular visitor destination. NA 

Increase affordable housing opportunities in the Kailua-Kona area. A 
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ELEMENTS OF THE HAWAI‘I COUNTY GENERAL PLAN RATING 
A = actively supportive   C = conforms   I = 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 
resources. NA 

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 
energy conservation. C 

Ensure a proper balance between the development of alternative energy resources and the preservation of 
environmental fitness and ecologically significant areas. NA 

Strive to assure a sufficient supply of energy to support present and future demands. C 

Provide incentives that will encourage the use of new energy sources and promote energy conservation. C 

Seek funding from both government and private sources for research and development of alternative energy 
resources. NA 

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 
costs to consumers. NA 

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 
Hawai‘i. NA 

Encourage the use of solar water heating through the continuation of state tax credit programs, through the 
Building Code, and in County construction. A 

Encourage energy-saving design in the construction of buildings. A 

Support net-metering and other incentives for independent power producers.   A 
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 
viable and sustainable. 

C 
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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, 
and adopting ordinances pertaining to the control of pollutants that affect the environment. NA 

Advise the public of environmental conditions and research undertaken on the island's environment. C 

Encourage the concept of recycling agricultural, industrial, and municipal waste material. C 

Encourage the State to establish air and water quality monitoring stations in areas of existing and potential 
urban growth. NA 

Encourage the State to continue aircraft noise abatement strategies at Hilo International Airport and the Kona 
International Airport at Keahole. NA 

Participate in watershed management projects to improve stream and coastal water quality and encourage 
local communities to develop such projects. NA 

Work with the appropriate agencies to adopt appropriate measures and provide incentives to control point and 
nonpoint sources of pollution. C 

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 
areas where they may affect streams or coastal ecosystems. NA 

Require implementation of the management measures contained in Hawai‘i’s Coastal Nonpoint Pollution 
Control Program as a condition of land use permitting.   NA 

Review the County grading and grubbing ordinances to ensure that they adequately address potential erosion 
and runoff problems.   C 

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. C 

Prevent damage to man-made improvements. C 

Control pollution. C 

Prevent damage from inundation. NA 

Reduce surface water and sediment runoff. C 

Maximize soil and water conservation. C 

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, 
such as maritime activities and the necessary public facilities and utilities, shall be allowed in these areas. 

NA 
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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 
compliance with Chapter 27. NA 

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

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

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

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

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

The County and the private sector shall be responsible for maintaining and improving existing drainage 
systems and constructing new drainage facilities. C 

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 
hazards and wave damage. 

NA 

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. 

C 

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

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

Consider natural hazards in all land use planning and permitting.   C 

Discourage intensive development in areas of high volcanic hazard. C 

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 
impacts. 

NA 

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 
to Hawai‘i. C 

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

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 
public apprised of projects. C 

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

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 
indications that the land under consideration has historical significance. 

C 

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. C 

Encourage the restoration of significant sites on private lands. C 

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

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 
cultural aspects of the feature. C 

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 

All new historic sites placed on the State or Federal Register after the adoption of the general plan shall be 
included in the General Plan. NA 

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

Recognize the importance of certain natural features in Hawaiian culture by incorporating the concept of 
“cultural landscapes” in land use planning. C 

COURSES OF ACTION North Kona  

Establish suitable visual buffers for the Keakealaniwahine and Keolanahihi complexes as a condition of 
rezoning or Special Management Area permits, for nearby properties. NA 
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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 
coastal scenic resources. C 

Protect scenic vistas and view planes from becoming obstructed. C 

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

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 
landscapes from specific locations, and coastal aesthetic values. NA 

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 
the public. NA 

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 
guidelines to protect important viewplanes. C 

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 
construction during all land use reviews.   C 

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 
natural resources. C 

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

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, 
landslides, erosion, siltation, or failure in the event of an earthquake. 

C 

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. C 

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 
protective of resources and is of the maximum benefit to the general public. NA 

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 
benefit. NA 

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

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

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 
County, appropriate State and Federal agencies, and private landowners. NA 

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

Encourage appropriate State agencies to review and designate forest and watershed areas into the 
conservation district during State land use boundary comprehensive reviews. NA 

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, 
conservation principles, and by mutual agreement between the County and affected agencies. 

C 

Encourage the continued identification and inclusion of unique wildlife habitat areas of native Hawaiian flora 
and fauna within the Natural Area Reserve System. C 

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 
decisions. C 

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

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

Preserve and protect significant lava tube caves. C 

Ensure that activities authorized or funded by the County do not damage important natural resources. C 
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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. 

C 

Implement Council Resolution Nos.  330-96 and 58-97 in land use approvals.6 NA 

Create incentives for landowners to retain and re-establish forest cover in upland watershed areas with 
emphasis on native forest species. NA 

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. A 

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

Maintain a housing supply that allows a variety of choices. A 

Create viable communities with affordable housing and suitable living environments. A 

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

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. A 

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

Make affordable housing available in reasonable proximity to employment centers. A 

Encourage and expand home ownership opportunities for residents. A 

POLICIES  

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

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. C 

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

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

C 

                                                 
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 
increased housing costs. 

NA 

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

NA 

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

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

A 

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

C 

Increase rental opportunities and choices in terms of quality, cost, amenity, style and size of housing, 
especially for low and moderate income households. 

A 

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

NA 

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

NA 

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

C 

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. C 

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

C 

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 
the implementation of interim financing programs. 

C 

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

C 

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

NA 

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 
additional agricultural lands are converted into residential uses. 

A 

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

A 

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. C 
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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 
aesthetic concerns of the community. 

NA 

POLICIES  

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

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

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

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 
be reviewed for consistency with the General Plan. NA 

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. 

C 

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

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 
vehicular access. NA 

Development of volunteer fire facilities with proper planning to be replaced or to co-exist with full time 
Fire/EMS personnel. NA 

Police headquarters shall be near the geographic center of the service area and near concentrations of 
commercial and industrial use. NA 

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

Correctional facilities should emphasize rehabilitation.  Establish additional rehabilitation and counseling 
centers, including drug and behavioral treatment facilities in secure settings, when necessary. NA 

Encourage the further development and expansion of community policing programs and neighborhood and 
farm watch programs in urban, rural and agricultural communities. C 

The County of Hawai‘i Emergency Operations Center shall be improved to meet the requirements set forth by 
federal and State regulations. NA 

Maintain funding of two emergency medical helicopters. NA 

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

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

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

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 
serve the needs of Hamakua, North and South Kohala, and North and South Kona. NA 
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Develop and implement a cemeteries master plan for the siting of future cemeteries. NA 

Appropriately designed and cost-effective solid waste transfer station sites shall be located in areas of 
convenience and easy access to the public. NA 

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 
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 
fire prevention. 
GENERAL PLAN - PUBLIC UTILITIES 

GOALS  

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

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

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

POLICIES  

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

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

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

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

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

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. C 

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

Improve and replace inadequate systems. NA 



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 

FINAL EIS 5-78 SEPTEMBER 2008 

ELEMENTS OF THE HAWAI‘I COUNTY GENERAL PLAN RATING 
A = actively supportive   C = conforms   I = 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-
made occurrences or events. C 

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 
need for urban expansion 

C 

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 
future needs of high growth areas and agricultural production. 

C 

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

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 
contaminants. 

NA 

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 
Drinking Water Act. NA 

Develop and adopt a water master plan that will consider water yield, present and future demand, alternative 
sources of water, guidelines and policies for the issuing of water commitments. C 

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

Continue to evaluate growth conditions to coordinate improvements as required to the existing water system 
in accordance with the North Kona Water System Master Plan. C 

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 

Work with the telecommunications industry to increase the availability of emergency telephones throughout 
the island. NA 

Develop standards for the construction of wireless telecommunication facilities. NA 

Work closely with the telephone company to provide all users with efficient service. C 



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 

FINAL EIS 5-79 SEPTEMBER 2008 

ELEMENTS OF THE HAWAI‘I COUNTY GENERAL PLAN RATING 
A = actively supportive   C = conforms   I = goal is inconsistent with applicant’s objectives   NA = goal is not applicable 
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. C 

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 
transmission lines. 

C 

Continue to advise the electrical utility companies on the future revisions of their comprehensive Integrated 
Resource Plans. C 

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  

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 
be updated and used as guides for the general planning of sewerage disposal systems. 

C 

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 
and compatible with the County’s long-range plans, and in conformance with State and County requirements. 

C 

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 
existing systems. NA 

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 
needed. 

C 

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 PlantWWTP.  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 
determine the locations and types of facilities. 

C 

Improve existing public facilities for optimum usage. NA 

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

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

C 

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

NA 

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. C 

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

C 

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

C 

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

NA 

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

NA 

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

C 

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

NA 

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 
lieu thereof. 

NA 

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, 
State Department of Health, and other government agencies. 

NA 

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 
center with easy access for residents. NA 

Encourage the development of Ali‘i Drive within the Kailua Village area as a pedestrian mall with open space 
areas for passive recreation. NA 

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 
Honokohau. 

NA 

Encourage the State to continue with the establishment of Kekaha Kai State Park reaching into Mahaiula, 
Awakee, and Maniniowali Ahupauaa. NA 

Protect the marine life at Kahaluu Bay. NA 

Protect Opaeula, Kaloko, and Honokohau (Aimakapa) Ponds as natural areas. NA 

Encourage the development of historic trails. 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 Hualālai 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 
economically. 

C 

Make available a variety of modes of transportation that best meets the needs of the County. C 

POLICIES  

A framework of transportation facilities that will promote and influence desired land use shall be established 
by concerned agencies. C 

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 
and public sectors. 

NA 

The improvement of transportation service shall be encouraged. C 

Consider the provision of adequate transportation systems to enhance the economic viability of a given area. C 

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 
encourage proposed land policies. A 

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 
growing transportation needs of the island. C 

Encourage the State to establish a continuous State highway system connecting the County’s major airports 
and harbors. NA 

Support the development of programs to identify and improve hazardous and substandard sections of 
roadway and drainage problems. NA 

Coordinate with appropriate Federal and State agencies for the funding of transportation projects for areas of 
anticipated growth. C 

Consider the development of alternative means of transportation, such as mass transit, bicycle and pedestrian 
systems, as a means to increase arterial capacity. C 

There shall be coordinated planning of Federal, State, and County street systems to meet program goals of 
the other elements such as historic, recreational, environmental quality, and land use. C 

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 
communities. C 

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 
planted medians. 

C 

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. C 

Encourage the development of walkways, jogging, and bicycle paths within designated areas of the 
community. C 

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

The Bikeway Plan for the County of Hawai‘i (1979) shall be updated to include the development of a safe and 
usable bikeway system throughout the island. C 
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Work in conjunction with the State to establish a clear agreement of the ownership and maintenance of the old 
homestead roads. NA 

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

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 
zone district maps. 

C 

Encourage the State to widen Queen Ka‘ahumanu Highway as necessary to accommodate increases in traffic 
flows, in particular between Kona International Airport and Keāhole and Kailua-Kona. C 

Widen Palani Road between the proposed Keanalehu (Waena) Drive and the Queen Ka‘ahumanu Highway or 
construct the proposed Palani Bypass Highway. C 

Encourage the State to extend Kealakehe Parkway mauka to connect with the Māmalahoa 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) 
Kealaka‘a Street. 

C 

Construct the proposed University Drive between the Māmalahoa and Queen Ka‘ahumanu Highways. NA 

Widen Hina Lani Drive to four lanes between the Queen Ka‘ahumanu Highway to the proposed Ane 
Keohokalole Highway. NA 

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 III Road, in 
cooperation with the State Department of Transportation, Federal Highway Administration, and the affected 
communities. 

NA 

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 
and bicycle right-of-way. NA 

GENERAL PLAN – TRANSPORTATION TERMINALS: AIRPORTS & HARBORS 
GOALS  

Provide transportation terminals and related facilities for the safe, efficient and comfortable movement of 
people and goods. NA 

POLICIES  

Encourage the programmed improvement of existing terminals, including adequate provisions for control of 
pollution and appropriate and adequate covered storage facilities for agricultural products. NA 
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The State Department of Transportation should continue to implement its plans for transportation terminals 
and related facilities to promote and influence desired land use policies. NA 

Transportation terminals should be developed in conjunction with the different elements of the overall 
transportation system. NA 

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 
within the State’s Hawai‘i Commercial Harbors 2020 Master Plan. NA 

Support the State’s objectives to acquire rights within the runway clear-zones, limit heights within approach 
zones, and restrict noise-sensitive uses within designated noise contours determined by the State. NA 

COURSES OF ACTION North Kona  

Future land uses in the vicinity of the Kona International Airport at Keahaole should be compatible with the 
anticipated aircraft noise exposure levels for that vicinity. NA 

The State Department of Transportation should continue to improve and expand Kona International Airport at 
Keahole in accordance with the recommendations of the Keāhole-Kona International Airport Master Plan 
Update Study (1997). 

NA 

Encourage the State to renovate the Kailua-Kona Wharf or to seek alternative facilities to accommodate the 
cruise ship industry. NA 

GENERAL PLAN – TRANSPORTATION MASS TRANSIT 
GOALS  

Provide residents with a variety of public transportation systems that are affordable, efficient, accessible, safe, 
environmentally friendly, and reliable. NA 

POLICIES  

Improve the integration of transportation and land use planning in order to optimize the use, efficiency, and 
accessibility of existing and proposed mass transportation systems. C 

Support and encourage the development of alternative modes of transportation, such as enhanced bus 
services and bicycle paths. C 

Incorporate, where appropriate, bicycle routes, lanes, and paths within road rights-of-way in conformance with 
The Bikeway Plan for the County of Hawai‘i. C 

Provisions to enhance the mobility of minors, non-licensed adults, low-income, elderly, and people with 
disabilities shall be made. NA 

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, 
and physical environments of the County. C 

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. C 

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

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

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. C 

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. 

C 

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. C 

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. C 

Preserve the agricultural character of the island. C 

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

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 
that are located adjacent to important agricultural lands shall be developed. 

NA 

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.   C 

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

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 
agricultural activities on important agricultural lands. NA 

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 
agricultural lands. 

NA 

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 
lands and is consistent with the character of surrounding land uses. NA 

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

Important agricultural lands shall not be rezoned to parcels too small to support economically viable farming 
units. C 

Discourage speculative residential development on agricultural lands. C 

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

COURSES OF ACTION North Kona  

Protect important agricultural lands within the Kona Coffee Belt from urban encroachment through the use of 
zoning and other mechanisms. C 

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

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 

Provide commercial developments that complement the overall pattern of transportation and land usage within 
the island's regions, communities, and neighborhoods. C 

POLICIES  

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

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 
intensive uses should be in concert with a localized program of public and private capital improvements to 
meet the expected increased needs. 

C 

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 
review of such developments. 

C 

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 
and buffer areas. 

C 

Require developers to provide basic infrastructure necessary for development. C 

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

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 
physical environments of the County. NA 

Promote and encourage the rehabilitation of industrial areas that are serviced by basic community facilities 
and utilities. 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 
strengthening existing industries. NA 
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Locate industrial areas convenient to transportation facilities, and provide a variety of industrial zoned districts 
and lot sizes, depending on the needs of the industries and the communities. NA 

Improve the aesthetic quality of industrial sites and protect amenities of adjacent areas by requiring 
landscaping, open spaces, buffer zones, and design guidelines. NA 

Industrial development shall be located in areas adequately served by transportation, utilities, and other 
essential infrastructure.   NA 

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 Keāhole for support 
facilities for the airport. NA 

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 
area although the area is not currently identified on the LUPAG map. NA 

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 
island residents. C 

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, 
recreational and cultural facilities, and public facilities and utilities. 

C 

Incorporate reasonable flexibility in applicable codes and ordinances to achieve a diversity of socio-economic 
housing mix. C 

Encourage flexibility in the design of residential sites, buildings and related facilities to achieve a diversity of 
socio-economic housing mix and innovative means of meeting the market requirements. C 

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 
requirements. 

C 

Applicable codes and ordinances shall be reviewed and amended as necessary to include consideration for 
urban design, and aesthetic quality through landscaping, open space, and buffer areas. C 
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ELEMENTS OF THE HAWAI‘I COUNTY GENERAL PLAN RATING 
A = actively supportive   C = conforms   I = goal is inconsistent with applicant’s objectives   NA = goal is not applicable 

Support the rezoning of those multiple residentially zoned lands that are used for other purposes to a more 
appropriate zoning designation. C 

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 
COMMENTARY: The majority of the Keahuolu property is designated as Urban Expansion with the remainder as Low-
Density Residential by the General Plan’s Land Use Pattern Allocation Guide.  The ultimate configuration of the units is 
not yet determined as at the time of this writing.  However, the conceptual plans provide multi-unit high density 
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. C 

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

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 
consideration. 

C 

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

C 

Encourage innovative uses of land with respect to geologic and topographic conditions through the use of 
residential cluster and planned unit development. C 

Encourage and coordinate with the State in providing fee simple and leasehold single-family residential lots to 
the residents through State and/or County Housing Programs. C 

Incorporate reasonable flexibility in codes and ordinances to achieve a diversity of socio-economic housing 
mix and to permit aesthetic balance between single-family residential structures and open spaces. C 

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

Designate and allocate single-family residential zoned lands at varying densities for future use in accordance 
with the needs of the communities and the stated goals, policies, and standards. C 

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

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 
developed. 

NA 

Require developers to provide basic infrastructure necessary for development. A 
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ELEMENTS OF THE HAWAI‘I COUNTY GENERAL PLAN RATING 
A = actively supportive   C = conforms   I = goal is inconsistent with applicant’s objectives   NA = goal is not applicable 

COURSES OF ACTION North Kona  

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

Improve and develop roadways, water and sewerage systems, and other basic facilities necessary to 
encourage development of lands suitable for residential use. A 

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 
planned unit developments. A 

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 
by the residents of the County. NA 

Ensure that resort developments maintain the cultural and historic, social, economic, and physical 
environments of Hawai‘i and its people. NA 

POLICIES  

The County may impose incremental and conditional zoning that would be based on performance 
requirements. NA 

Promote and encourage the rehabilitation and the optimum utilization of resort areas that are presently 
serviced by basic facilities and utilities. NA 

Lands currently designated Resort should be utilized before new resorts are allowed in undeveloped coastal 
areas. NA 

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

Continue to seek funds from the State Capital Improvement Program to help develop visitor destination areas 
in accordance with the County's General Plan. NA 

Designate and allocate future resort areas in appropriate proportions and in keeping with the social, 
economic, and physical environments of the County. NA 

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 
resorts. 

NA 

Encourage the visitor industry to provide resort facilities that offer an educational experience of Hawai‘i as well 
as recreational activities. NA 

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 
appropriate locations. NA 
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ELEMENTS OF THE HAWAI‘I COUNTY GENERAL PLAN RATING 
A = actively supportive   C = conforms   I = 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 
Hawai‘i and its residents. 

C 

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 
elements of the General Plan. 

C 

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

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

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

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

NA 

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 
people. 

A 

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 
and education. 

A 

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 
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. 

NA 
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ELEMENTS OF THE HAWAI‘I COUNTY GENERAL PLAN RATING 
A = actively supportive   C = conforms   I = 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, 
Puukohola and Puuhonua O Honaunau National Historic Parks. 

NA 

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 MW of power.   

5.13.1 Goals and Objectives of the Keahole to Kailua Plan 

The goal of the Keāhole 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 of Hawai‘i 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 units in 1998, up from 8,952 units 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.  Following areTable 5-7 includes the strategies that are 

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

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

Keahole to Honaunau Regional Circulation Plan RATING 
A = actively supportive   C = conforms   I = 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 
the major arterials. 

A 

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 
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. 

A 

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-I:  Ane Keohokalole Extension (aka Henry Street Extension or Mid-Level Road).  This project will extend 
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. 

A 
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Keahole to Honaunau Regional Circulation Plan RATING 
A = actively supportive   C = conforms   I = 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 
affordable housing within these core urban areas; and mixing land uses so that jobs and/or daily requirements are 
within walking distances. 

A 

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 
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. 

A 

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 
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. 

A 

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.  Therefore, for the purposes 
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of this EIS, the Kona Community Development Plan is identified as an Unresolved Issue.  

Should publication of the plan occur during the review and comment period for this EIS, the 

authors will make every attempt to address the plan in the Final EIS for the Keahuolu project. 
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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 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 
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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: 

• 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. 

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; 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.   
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7CHAPTER 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. 

6.37.3 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 growth 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.   

6.47.4 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 

Chapter Six, Section 6.4, for a discussion of these unresolved issues.   

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.  

Kona Community Development Plan:  It is likely that this EIS will be published for public and 

agency review and comment prior to the publication of the first draft of the Kona Community 

Development Plan.  Thus, the content of the plan is unknown.  UPDATE PRIOR TO FINAL EIS 

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 

this EIS is being prepared the Hawai‘i County Council is considering a bill for an ordinance that 

would require the concurrent development of project-related infrastructure.  It is unknown if the 

ordinance will be adopted, what its final language might contain, when it might become 

effective, and if it might impact the Keahuolu project. 

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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In early 2007, the Hawai‘i County Council adopted a resolution calling to defer action on any 

Change of Zone applications prior to adoption of the Kona Community Development Plan.  It is 

unknown when and how this resolution might impact the Keahuolu Affordable Housing project. 
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10CHAPTER NINETEN:  PARTIES CONSULTED 
AND COMMENTS RECEIVED 

The HHFDC Keahuolu Affordable Housing Project Environmental Impact Statement 

Preparation Notice (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 Received 
EISPN  

EISPN 
Comments 

Received 
Draft EIS 

Draft EIS 
Comment 

Will Received 
Final EIS 

A. Federal Agencies 

 Department of Housing and Urban 
Development (HUD)   X   

 Federal Highway Administration X  X   
 US Army Corps of Engineer  X     

 US Department of the Interior -  
Fish and Wildlife Service (USFWS) X  X X X 

 US Department of the Interior -  
National Park Service, Pacific West Region X     

 
US Department of the Interior -  
National Park Service, Koloko-Honokohua 
National Historic Park 

X X X X X 

 US Natural Resources Conservation Service      
B. State Agencies 

 Department of Accounting and General 
Services X  X X X 

 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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Respondents and Distribution Received 
EISPN  

EISPN 
Comments 

Received 
Draft EIS 

Draft EIS 
Comment 

Will Received 
Final EIS 

  - Hawaii Public Housing Authority  X  X X X 
 Department of Labor and Industrial Relations      

 Department of Land & Natural Resources 
(DLNR)       

  - Chairperson X  X  X 
  - Aquatic Resources Division   X   

  - Commission on Water Resource 
           Management   X    

  - 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 X 
  - Hawaii District Office, Highways Division X X    

 Hawaii Housing Finance and Development 
Corporation X  X  X 

 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 
Resources Research Center  X  X   

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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Respondents and Distribution Received 
EISPN  

EISPN 
Comments 

Received 
Draft EIS 

Draft EIS 
Comment 

Will Received 
Final EIS 

 Fire Department X  X X X 
 Mass Transit Agency X  X   
 Office of Housing and Community Development X  X   
 Office of the Mayor X  X  X 
 Planning Department X X X X X 
 Police Department X  X X X 
D. Elected Officials 
 Senator Daniel K. Akaka X  X   
 Senator Daniel K. Inouye X  X   
 Rep. Neil Abercrombie X  X   
 Rep. Maize Hirono X  X   
 State Senator Paul Whalen X  X   
 State Rep. Josh Green M.D. X  X   
 Councilmember: County District 1 X  X   
 Councilmember: County District 2 X  X   
 Councilmember: County District 3 X  X   
 Councilmember: County District 4 X  X   
 Councilmember: County District 5 X  X   
 Councilmember: County District 6 X  X   
 Councilmember: County District 7 X  X   
 Councilmember: County District 8 X  X   
 Councilmember: County District 9 X  X   
E. News Media 
 Hawai‘i Tribune Herald X  X  X 
 Honolulu Advertiser X  X  X 
 Honolulu Star Bulletin X  X  X 
 West Hawai‘i Today X  X  X 
F. Public Libraries and Depositories 
 Bond Memorial Public Library   X   
 DBEDT Library X  X  X 
 Hawai‘i State Main Library X  X  X 
 Hilo Public Regional Library X  X  X 
 Holualoa Public Library   X   
 Kailua-Kona Public Library X  X  X 
 Kealakekua Public Library X  X  X 
 Legislative Reference Bureau Library X  X  X 
 Thelma Parker Memorial Public/School Library X  X   
 University of Hawaii – Hamilton Library X  X  X 

 University of Hawaii – Hilo Edwin H. Mookini 
Library at Hilo X  X  X 

G. Local Utilities 
 Hawaii Electric Light Co., Inc. - Hilo X  X   
 Hawaiian Electric Light Co., Inc. – Kailua-Kona X  X   
 Hawaiian Telcom – Hilo X  X   
 Hawaiian Telcom – Honolulu X  X   
 Hawaiian Telcom – Kailua-Kona X  X   



ENVIRONMENTAL IMPACT STATEMENT CHAPTER TEN 
KEAHUOLU AFFORDABLE HOUSING PROJECT PARTIES CONSULTED AND COMMENTS RECEIVED 

FINAL EIS 10-4 SEPTEMBER 2008 

Respondents and Distribution Received 
EISPN  

EISPN 
Comments 

Received 
Draft EIS 

Draft EIS 
Comment 

Will Received 
Final EIS 

 HECO - Honolulu   X   
 Oceanic Time Warner Cable – Kailua-Kona X  X   
 The Gas Company – Kailua-Kona X  X   
H. Community Organizations, Associations, and Other Groups 
 A & B Properties, Inc. X  X   
 Akinaka and Associates, Ltd. X  X   
 Stanford S. Carr Development Corporation X  X   
 Castle & Cooke Homes Hawaii, Inc. X  X   
 Community Planning and Engineering, Inc. X  X   
 Concerned Citizens of Kona   X   
 D.R. Horton, Schuler Division X  X   
 General Contractors Association of Hawaii   X   
 Hawai‘i Island Economic Development Board   X   
 Hawai‘i Island Board of Realtors   X   
 Hawai‘i Island Chamber of Commerce   X   

 Hawai‘i Island Community Development 
Corporation   X   

 Hawai‘i Leeward Planning Conference X  X  X 
 Kamehameha Schools   X   
 Kona Board of Realtors   X   
 Kona Community Plan Steering Committee X  X   
 Kona Hills Estates Community Association      
 Kona-Kohala Chamber of Commerce X  X   
 Kona Traffic Safety Committee X  X   
 Kuakini Hawaiian Civic Club   X   
 Maryl Development X  X   
 Neighborhood Place of Kona X  X   
 Pacific Kona Landscaping X  X   
 Queen Liliuokalani Trust X  X  X 
 Steelhead Capital   X   
 UniDev Hawaii, LLC X  X   
I. Individuals 
 Ms. Elaine Watai X  X  X 
 Mr. Robert Ward, Hawaii County Transportation 

Commission X X X  X 

 Mr. Aaron Stene  X X  X 



 

 

 

 

 

 

 

 

 

 

 

 

COMMENT AND RESPONSE LETTERS  

FOR THE EISPN AND DRAFT EIS 
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