Koa Ridge

SUSTAINABILITY PLAN

Castle & Cooke Homes Hawaii, Inc.

December 2009



Koa Ridge Sustainability Plan

CONTENTS

Introduction
Sustainability Plan

Sustainability Plan Strategies

Land Use and Urban Design
Transportation

Economics

Parks and Open Space Preservation
Water Management

Energy Management

Education

NooakwNpE

Appendices
e Water Model
e Energy Model

F\SUSTAINABILITY\KOA RIDGE\Sustainability Plan 12-10-09.doc i



Koa Ridge Sustainability Plan

Introduction

Castle & Cooke is a recognized leader in the development of master planned communities that
support the needs and enhance the lifestyles of Hawaii’'s residents. Our diversified operations also
include wind and solar energy projects which contribute to sustainability in its use of our abundant,
natural resources to produce renewable energy for Hawaii.

For our future Koa Ridge community (which includes Koa Ridge Makai and Castle & Cooke Waiawa),
we look at sustainability in a broad context of balancing the environment, economy and social equity.
We aspire to create a community that enhances our ability to sustain all important aspects of life and
allows us to leave to the next generation a world and life at least as good as the one we have.

Koa Ridge will be an integrated mixed-use community with a unique sense of place, where residents
can live, work, and play in proximity to retail, services, health care, and community amenities. The
development will feature generous landscaping and open space. The new community will be one that
is safe, modern, walkable, and bicycle-friendly, where residents can live, work, and play in a vibrant
and healthy master-planned, sustainable community encompassing principles consistent with “smart
growth.”

Sustainability Plan

The Koa Ridge Sustainability Plan is intended to be a dynamic guide which evolves as the project
progresses through design and development. Sustainability goals are stated as high level purposes
toward which Castle & Cooke aspires, and potential strategies and actions are listed in support of the
goals.

Sustainability Goals include:
1. Land Use and Urban Design - To create a compact, mixed-use community that provides all

the services, amenities and diversity of homes that contribute towards the highest quality of
life for residents and workers.
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Koa Ridge Sustainability Plan

2. Transportation - To create a more sustainable community and environment by reducing
traditional use of the automobile and encouraging the use of alternative transportation
methods, from buses to car pooling and car sharing, to walking and bicycling.

3. Economics — To provide economic opportunities for residents and businesses and to
contribute towards the regional economy.

4. Parks and Open Space Preservation - To create a system of parks, trails and open spaces,
seamlessly integrated into the community, that provide a range of recreational opportunities
while promoting healthy living, cooling, and water recharge.

5. Water Management - To care for our watershed by reducing and conserving water use,
recharging groundwater and protecting stream and ocean water quality.

6. Energy Management - To reduce and conserve energy use through efficient community
layout and building design and to incorporate alternative energy sources where feasible.

7. Education - To promote the understanding, support and practice of a sustainable lifestyle at
Koa Ridge.

The following tables summarize the Sustainability Plan strategies and currently planned actions to be
implemented at Koa Ridge. These are expected to be supplemented and amended as the project
progresses, incorporating comments from the project team, designers, and interested parties, with
consideration for technological enhancements, government requirements, changes (if any) in county
codes, success of pilot programs, market conditions, consumer acceptance, and balancing added
costs for sustainability measures against resulting increased cost of development. While it is
premature at this stage to predict or promise achievement of any particular goal, strategy or action,
Castle & Cooke knows that moving toward a sustainable master planned community is the right thing
to do for the future of Hawaii.
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Koa Ridge Sustainability Plan

1. LAND USE AND URBAN DESIGN

GOAL: To create a compact mixed-use community that provides all the services, amenities,
and diversity of homes that contribute towards the highest quality of life for Koa
Ridge residents and workers.

Target/Focus Strategies ‘ Planned Actions
Implement Smart Growth Land Use and Design Practices

Organize a variety of land uses vertically and
horizontally to efficiently use land and provide for
everyday needs within the community.
Incorporate complementary dining, retail, and service
establishments as amenities within the community.
Provide space for community gatherings to
encourage social interaction.
Site schools, parks, recreation centers, and public

Community | Create a Mix of Land Uses | gathering areas to define neighborhoods and to be
readily accessible to the target population.
Provide care centers for children and the elderly.
Seek opportunities for multiple use of facilities such
as community, recreational, educational, and parking
facilities to encourage constant activity and highest
use of facilities.
Provide some industrial land for service uses within
the community
Educate community members on density and
compact building options.
Ensure ready access to open space in compactly
developed places.
Match building scale to street type in zoning and
permit approval process.
Ensure a sense of privacy through the design of
homes and yards.

_ Take Advantage of 'llee tradiltlional neighborhood design to create a
Community complete” community.

Compact Building Design

Use compact design to create more secure
neighborhoods.

Ensure that big box stores are appropriately scaled
and designed for the Town Center.

Manage the transition between higher-and lower-
density neighborhoods.

Achieve a residential net density of at least 10 units
per acre to support neighborhood retail, transit
service, and efficiently use infrastructure.
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Land Use and Urban Design (cont.)

Target/Focus Strategies ‘ Planned Actions
_ Implement Smart Growth Land Use and Design Practices

Implement shared parking to reduce surface parking
area.

Provide 1,000 units within a 10-minute walk of the
Village Center to promote the Village Center as a
walkable destination.

Consider building different product types on

Create a Range of contiguous blocks of land to ensure a diversity of

Residences Housing Opportunities and hous_lng styles_. . .

Choices Prqwde a diversity of hoqsmg to accommodate
varied household types, family sizes and household
incomes.

Identify economic opportunities that stimulate
pedestrian activity.
Develop a pedestrian master plan.
Design communities so that most children can walk
to school.
Use trees and other green infrastructure to provide
shelter, beauty, urban heat reduction, and separation
from automobile traffic.
Provide off-street bicycle and pedestrian routes to
transit stops.
Develop walking awareness and promotion
programs.
Use techniques such as lighting and visible signage
to increase pedestrian safety.

Community Create Walkable Use visual cues and design elements to indicate

Communities

pedestrian rights of way and minimize conflicts.

Situate parking to enhance the pedestrian
environment and facilitate access between
destinations.

Make places walkable for aging population in
response to new demographic and special needs.

Connect walkways, parking lots, greenways, and
developments.

Comply with the Americans with Disabilities Act by
providing persons with disabilities easy access to
sidewalks, streets, parks, and other public and
private services.

Adopt design standards for streets that ensure safety
and mobility for pedestrian and nonmotorized modes
of transport.
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Land Use and Urban Design (cont.)

Target/Focus

Strategies

‘ Planned Actions

Implement Smart Growth Land Use and Design Practices

Require building design that makes commercial
areas more walkable.

Concentrate critical services near homes, jobs, and
transit.

Require traffic-calming techniques where traffic
speed through residential and urban neighborhoods
can potentially be excessive.

Community

Foster Distinctive,
Attractive Communities
with a Strong Sense of
Place

Enact clear design guidelines so that streets,
buildings, and public spaces work together to create
a sense of place.

Create community greens.

Develop a comprehensive wayfinding system in town
centers.

Make retail centers distinctive and attractive
destinations.

Create opportunities for community interaction.

Define communities and neighborhoods with visual
cues.

Create active and secure open spaces.

Identify the list of allowable landscape material.

Develop CC&Rs for residential buildings.

Develop CC&Rs for Recreation Centers.

Restrict high front fences and walls in front yards.

Develop Koa Ridge signage standards.

Honor the history of the "place” through the design
guidelines.

Create neighborhood cores and boundaries.

Create a hierarchy of entry features to define primary
and secondary entries.

Determine a way to differentiate neighborhoods from
each other to reinforce a sense of community.

Prohibit gated communities-

Bike paths (especially around schools) that cross as
few public streets as possible.

Well planned lighting of public spaces to eliminate
dark areas.

Plan for "eyes on the street" especially in mixed-use
areas to enhance a sense of security.

Identify the iconic building in the Village Center.
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Land Use and Urban Design (cont.)

Develop special CC&Rs for the Village Center to
ensure that it is distinctive and attractive.

Light poles, street furniture, landscaping should
reinforce the Village Center Sense of Place.

Establish a hierarchy of streets incorporating
"complete streets" principles to provide convenient
access and mobility for all users.

Provide space for a police substation.

2.  TRANSPORTATION

GOAL: To create a more sustainable community and environment by reducing traditional use
of the automobile and by encouraging the use of alternative transportation methods,
from buses, to carpooling and car sharing, to walking and bicycling.

Target/Focus

Auto Use
Reduction

Strategies

Planned Actions

Seek a 30% reduction in
external automobile trips

Provide a bus stop within 1/4 mile of 90% of all
homes to provide convenient access to bus service
and encourage ridership.

Provide higher density mixed-use developments,
live-work units, and senior housing which help to
reduce external commutes.

Provide one (1) permanent job for every two (2)
homes to provide opportunities for residents to work
in the community.

Promote car-pooling by establishing a ride sharing
program to be later administered by the community
association or other group..

Work with DTS to ensure that the bus runs in two
directions through Koa Ridge for more complete
service to encourage bus ridership.

Connect transportation modes to one another to
encourage walking, biking, and transit ridership.

Buses

Create an integrated
transportation strategy that
results in a minimum of
10% trips by bus

Plan the desired bus route with accommodations for
safe, convenient bus stops.

Incorporate a bus transit center in the Village Center
to provide convenient access to the services and
amenities in the area and encourage bus ridership.

Provide convient access to the planned rail transit
system by working with DTS to plan the bus feeder
to the Pearl Highlands rail station.
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Transportation (cont.)

Target/Focus

Strateqgies

Planned Actions

Strategic provision and placement of amenities
within a 1/4 mile radius to encourage walking.

Provide transit information (bus and rail) to residents
and employees.

Pedestrian

Create a walking
environment such that
twice as many people will
walk compared to baseline
community.

Continuous sidewalks or equivalent provisions for
walking, are provided along both sides of 90% of the
streets in the project.

Create minimum sidewalk widths of at least 5 feet
wide (on at least 80% of sidewalks) to allow two
people to walk comfortably together.

Provide 1,000 units within a 10-minute walk of the
Village Center to provide the density needed for
pedestrian-oriented establishments to thrive.

Design neighborhood-scaled streets (generally two
or four lanes) with high levels of connectivity and
short blocks to shorten distances and encourage
walking and bicycling.

Bicycles

Develop the land plan such
that public amenities are
so nearby and accessible
that twice as many
residents will use bicycles
to get around

Develop a bicycle master plan that includes bike
paths (completely separate from traffic) and/or bike
lanes that run the length of the community.-

Work with public agencies to establish off-site bicycle
paths.

Plan safe bicycle routes that avoid as many vehicular
conflicts as possible.

Provide bicycle racks and storage spaces in the
Village Center and transit center to make bicycling
convenient.
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3. ECONOMICS

GOAL: To provide economic opportunities for residents and businesses and to contribute

towards the regional economy.

Target/Focus

Strategies

Planned Actions

Community

To provide economic
opportunities within the
community.

Provide a minimum of 30% affordable housing in
consonance with City policies.

Build a continuum of housing to enable families to
build home equity and “move-up” as their housing
needs change.

Provide live-work opportunities.

Provide a variety of jobs in the community, from
entry-level to professional, and in a range of
industries.

Consider the specific needs for varying types of
businesses when drafting land use plans, urban
design plans, and CC&R’s.

Provide up to 5,000 homes, including affordable
homes, to accommodate future population growth.

Community

Contribute towards the
regional economy.

Maintain a level of activity that will create 750 direct
jobs and over 1,800 jobs including direct, indirect
and induced jobs annually during development.

Seek opportunities to bring federal funding into
Hawaii and provide a local match if required.

Have a Oositive fiscal impact by generating more tax
revenue than government expenditures required to
support the community.
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4. PARKS AND OPEN SPACE PRESERVATION

GOAL: To create a system of parks, trails and open spaces, seamlessly integrated into the
community, that provide a range of recreational opportunities while promoting healthy living,
cooling, and water recharge.

Target/Focus

Strategies

Planned Actions

Parks

Provide at least double the
park space required under
the City's park dedication
rules.

Provide neighborhood and community parks within
1/4 mile of 90% of residences so residents can
conveniently walk to recreation areas.

Provide a hierarchy of
parks to provide a variety
of park types

Provide a strong connection to Patsy Mink Central
Oahu Regional Park so that it feels like an extension
of Koa Ridge.

Provide a Bark Park .

Provide passive parks to promote and provide
access to open space.

Incorporate mini parks and tot lots into the trail and
pathway system to encourage walking.

Work with the community association and other
community groups to establish recreational and
youth sports programs to encourage an active and
healthy lifestyle for our children.

Provide active parks to provide recreational
opportunities and to promote a healthy lifestyle.

Provide a park or
recreational facility no
more than a 5-minute walk
to all homes.

Provide a ratio of 300 square feet of park per
dwelling unit to ensure that there is sufficient park
area for residents.

Provide "pocket parks" that are distributed
throughout the community in addition to the other
tiers of parks in the hierarchy to provide a variety of
recreational opportunities.

Open Space

Provide access to open
space resources.

Provide parks along the perimeter of Kipapa Gulch
so all residents can enjoy views in this area.

Work with the State to provide access into Kipapa
Gulch along the former Kamehameha Highway
alignment to provide a link to Mililani Town and
provide access to the open space system in Kipapa
Gulch.

Encourage use of trail
network

Route trails leading or adjacent to variety of
destinations points to promote walking (ie. Village
center, active park, school, exercise nodes,
playground equipment, bark park, passive park with
benches).
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Parks and Open Space Preservation (cont.)

Target/Focus Strategies Planned Actions
Designate a community gardens area in the
Community Park or elsewhere to encourage and
facilitate agricultural awareness and self-sufficiency
Aari Provide and promote among residents.
griculture . ” _ . .
agricultural opportunities Provide and designate an area conducive for a
farmer's market
Educate residents on backyard gardening,
catchment systems and rainwater harvesting
Develop the trail systems such that wayfinding is
intuitive.
Provide a network of Strongly define trails leading to the Village Center to
pedestrian and bicycle promote the Village Center as a gathering area.
Trails paths linking homes and Develop prototypical park plans that illustrate design

uses throughout the
community.

guidelines to ensure that parks are suitably sized for
their intended use (i.e. minimum size, minimum
dimensions).

Provide access to a trail system in Kipapa Guich.
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5.  WATER MANAGEMENT

GOAL: To care for our watershed by reducing and conserving water use, recharging
groundwater and protecting stream and ocean water quality.

Target/Focus Strategies Planned Actions
Enhance percolation in the drainageways with bio-
Road Reduce water run-off with | swales to allow groundwater recharge.
oads,

Drainageways

green infrastructure
designs

Intercept and harvest rainwater before it gets to the
dedicated drainageway to provide irrigation for
plants, improve water quality and reduce stormwater
runoff.

Reduce potable water use

Use plants and trees suited for the climate to reduce
irrigation requirements.

Parks by at least 20% Use drought tolerant landscaping \{vhere feasible.
Use the open space as percolation areas to allow
groundwater recharge.

Use non-potable water for irrigation if source is
available to preserve potable water.

Landscaped Reduce potable water use | Use the open space as percolation areas to allow

Areas by at least 20% groundwater recharge.

Use plants that can thrive in the Koa Ridge
microclimate to reduce irrigation requirements.
Water quality of Kipapa Use non-potable water for irrigation if source is

Open Space Stream will remain the available to preserve potable water.

same or better as aresult | Use of bioswales to filter the storm water and
of this project. improve water quality.
Design and construct commercial buildings to be
LEED-certified or equivalent. Multiple tenant
buildings will be LEED Core and Shell certified or
equivalent with an incentive-education program to
encourage tenants to obtain a LEED interiors

Commercial Reduce potable water use | certification.

buildings by at least 20% Use waterless urinals to conserve water and reduce
operating costs.

Use dual-flush water closets to conserve water and
reduce operating costs.
Use non-potable water for irrigation if source is
available to preserve potable water.

Reduce potable water use | Use ultra low flow water closets (from 1.6 gpf to 1.28

- by 20% over newer gpf) or make dual flush toilets available.

Residential homes Make ultra low-flow showerheads (from 2.5 gpm to
Buildings - by 40% over older 1.9 gpm) available.

homes
tables)

(see attached

Develop rainwater harvesting strategies to provide
landscape irrigation and reduce potable water use.
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6. ENERGY MANAGEMENT

GOAL: To reduce and conserve energy use through efficient community layout and building
design and incorporate alternative energy sources where feasible.

Target/Focus

Strateqgies

Planned Actions

Village Center

Reduce non-renewable
energy usage

Increase the R-value of insulation to keep interiors
cooler and reduce air conditioning needs.

Incorporate natural ventilation techniques to reduce
the need for air conditioning.

Landscaping to provide shading and cool buildings.

Residential
buildings

Design to achieve
reductions in energy use:
- at least 25% over typical
newer dwellings

- at least 35% over older
dwellings

(see attached tables)

Install Smart meters and dashboards in the houses
as an option so residents can monitor their energy
usage.

Offer PV as an option and inform residents about the
potential long-term savings.

Increase insulation R-value to keep homes cooler
and reduce the need for air conditioning.

Design homes to accommodate electric cars.

All windows to be double paned with low-e glass to
provide better insulation and reduce air conditioning
requirements

Prepare a sustainability educational primer for the
buyer by the Design Center rep prior to the selection
of options so buyers are aware of the long-term
savings of energy and water efficient options.

Install solar water heaters in all single-family homes
to reduce electricity use.

All residences to be provided with Energy Star
applicances if available to reduce electricity use.

Maximize natural ventilation through design and
orientation whenever possible.

Accommodate the placement or location for
clotheslines.
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Energy Management (cont.)

Target/Focus

Strateqies

Planned Actions

Commercial
buildings

Reduce non-renewable
energy usage

Design and construct commercial buildings to be
LEED-certified or equivalent. Multiple tenant
buildings will be LEED Core and Shell certified or
equivalent with an incentive-education program to
encourage tenants to obtain a LEED Interiors
certification.

Increase insulation R-Value of the building envelope

Operable windows for offices so natural ventilation
can be used instead of air conditioning.

All windows to be double paned with low-e glass to
provide better insulation and reduce air conditioning
loads.

Community
buildings

Reduce non-renewable
energy usage

All community buildings will be equipped with ceiling
fans, whether air conditioned or not to reduce air
conditioning needs and lower operating costs for the
community association.

Increase insulation R-Value of the building envelope
to reduce air conditioning loads.
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7. EDUCATION

GOAL: To promote the understanding, support and practice of a sustainable lifestyle at Koa

Ridge.

Target/Focus

Strateqgies

Planned Actions

Community

Provide a variety of
educational opportunities
to the general public

Establish an online portal or website to distribute
information and tips on living a sustainable lifestyle,
including energy and water use, gardening and
landscaping, consumption and recycling.

Publish a Koa Ridge Brochure on sustainability
features of the community -- green infrastructure,
green building, transportation, energy and water use
features.

Interpretive signage along walking paths to teach
about the history of the area as well as sustainability
features of Koa Ridge.

Produce a documentary on Koa Ridge's
sustainability features for showing on public access
TV and YouTube.

Install a demonstration PV, mini wind turbine, or
hydrogen fuel cell in a public place so people will be
able to see how sun and wind can be transformed
into energy.

Residents

Provide educational
opportunities for the
residents

Disseminate info on home green features so
residents see the value and cost savings of
sustainability.

Disseminate sustainability tips.

Promote recycling including the provision of space
for a recycling center.

Provide a "Green Living" class with homebuyer
orientation.

Educate buyers of the benefits and cost savings of
"Green" options.

Build-in "windows" (open sections) in the model
homes that reveal sustainable features and long-
term savings in the homes that would otherwise not
be seen.

Educate residents in backyard gardening.

Businesses &
Organizations

Publicize building green
features through different
media

Prepare handout of green features.

Arrange to have an article written in a trade
magazine about Koa Ridge.

Educate commercial tenants/developers about the
long-term savings of green building.

F:\SUSTAINABILITY\KOA RIDGE\Sustainability Plan 12-10-09.doc 14




Koa Ridge Sustainability Plan

APPENDICES
Water Model

Energy Model
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TRINITY

L.

The goal of creating an energy model is to determine a reasonable energy use reduction target for a typical Koa Ridge home.

Created a list of typical items in a home that consume electricity.

Made assumptions on the frequency of usage based on a family of four for a SFD and a family of three for a MFD.
Used average appliance and lighting energy consumption values provided by HECO.

First "back-check" is a comparison to average energy consumption of 686 kWh/month (Source: HECO)

Second "back-check" is anecdotal comparison to similar families' electric bills.

grwDdPE



TRINITY

%4

Typical older single family home with four occupants

Item| Qty. Use kWh/mo. [Total kWh/mo.| 9% of use
Split A/C (1 ton) 2 Varies 149.99 224.98 21%
Clothes washer 1{8 loads/wk. 10.67 10.67 1%
Clothes dryer 1|8 loads/wk. 106.67 106.67 10%
Dishwasher 1|1 load/day 25.00 25.00 2%
Oven | 1|2 hrs./wk. 9.60 9.60 1%
Range 1|15 min./day 9.60 9.60 1%
Refrigerator/freezer

Non-Energy Star manuf. After 2001 1|all day 41.50 41.50 4%

Second refrigerator manuf. Btwn. 1980-2001 1|all day 70.00 70.00 7%
Electric Water Heater 1]on demand 260.00 260.00 24%
Clock | 4lall day 1.44 5.76 1%
DVD Player

On Mode 1|2 hrs./day 0.78 0.78 0%

Standby Mode 1|22 hrs./day 1.52 1.52 0%
Fan

Ceiling Fan 1{4 hrs./day 12.00 12.00 1%

Oscillating fan 1|4 hrs./day 12.00 12.00 1%
Hair Blow dryer 1|20 mins./day 18.00 18.00 2%
Iron 1|30 mins./week| 1.00 1.00 0%
Microwave Oven 1|20 mins./day 15.00 15.00 1%
Radio | 2[2 hrs./day 2.00 4.00 0%
Rice cooker 1|20 mins./day 5.00 5.00 0%
Television

42" plasma 1{7 hrs./day 57.12 57.12 5%

34" tube type TV 1|3.5 hrs./day 26.25 26.25 2%
Toaster 1|4 mins./day 3.00 3.00 0%
Vacuum Cleaner 1]|1.25 hrs./weekK 3.25 3.25 0%
Light bulbs

13 watt CFL 8|3 hrs./day 1.17 9.36 1%

26 watt CFL 8|3 hrs./day 2.34 18.72 2%

60 watt incand. 8|3 hrs./day 5.40 43.20 4%

100 watt incand. 8|3 hrs./day 9.00 72.00 7%
Computer & monitor 1{4 hrs./day 9.00 9.00 1%
Total 1074.98

At| $0.30 |per kWh, monthly bill will be $322.49
At| $0.22 |per kWh, monthly bill will be $236.50

A/C use based on 4.5 hrs./day (8 hrs./day in summer; 2 hrs./day in winter and 4 hrs/day in spring and fall); also adjusted downward 25% to take into account that both units
will not be on at the same time.



TRINITY

%4

Typical older single family home with four occupants

Item| Qty. Use kWh/mo. [Total kWh/mo.| 9% of use
Split A/C (1 ton) 2 Varies 149.99 224.98 27%
Clothes washer 1{8 loads/wk. 10.67 10.67 1%
Clothes dryer 1|8 loads/wk. 106.67 106.67 13%
Dishwasher 1|1 load/day 25.00 25.00 3%
Oven | 1|2 hrs./wk. 9.60 9.60 1%
Range 1|15 min./day 9.60 9.60 1%
Refrigerator/freezer

Non-Energy Star manuf. After 2001 1|all day 41.50 41.50 5%

Second refrigerator manuf. Btwn. 1980-2001 1|all day 70.00 70.00 8%
Solar water heating 1|on demand 26.00 26.00 3%
Clock | 4lall day 1.44 5.76 1%
DVD Player

On Mode 1|2 hrs./day 0.78 0.78 0%

Standby Mode 1|22 hrs./day 1.52 1.52 0%
Fan

Ceiling Fan 1{4 hrs./day 12.00 12.00 1%

Oscillating fan 1|4 hrs./day 12.00 12.00 1%
Hair Blow dryer 1|20 mins./day 18.00 18.00 2%
Iron 1|30 mins./week| 1.00 1.00 0%
Microwave Oven 1|20 mins./day 15.00 15.00 2%
Radio | 2[2 hrs./day 2.00 4.00 0%
Rice cooker 1|20 mins./day 5.00 5.00 1%
Television

42" plasma 1{7 hrs./day 57.12 57.12 7%

34" tube type TV 1|3.5 hrs./day 26.25 26.25 3%
Toaster 1|4 mins./day 3.00 3.00 0%
Vacuum Cleaner 1]|1.25 hrs./weekK 3.25 3.25 0%
Light bulbs

13 watt CFL 8|3 hrs./day 1.17 9.36 1%

26 watt CFL 8|3 hrs./day 2.34 18.72 2%

60 watt incand. 8|3 hrs./day 5.40 43.20 5%

100 watt incand. 8|3 hrs./day 9.00 72.00 9%
Computer & monitor 1{4 hrs./day 9.00 9.00 1%
Total 840.98

At| $0.30 |per kWh, monthly bill will be $252.29
At| $0.22 |per kWh, monthly bill will be $185.02

A/C use based on 4.5 hrs./day (8 hrs./day in summer; 2 hrs./day in winter and 4 hrs/day in spring and fall); also adjusted downward 25% to take into account that both units
will not be on at the same time.



TRINITY

%

Typical new single family home with four occupants

Item| Qty. Use kWh/mo. |Total kWh/mo.| 9%b of use
Central A/C (4 ton) 1|Varies 498.47 498.47 52%
Clothes washer 1|8 loads/wk. 8.00 8.00 1%
Clothes dryer 1|8 loads/wkK. 106.67 106.67 11%
Dishwasher 1|1 load/day 25.00 25.00 3%
Oven | 1|2 hrs./wk. 9.60 9.60 1%
Range 1|15 min./day 9.60 9.60 1%
Refrigerator/freezer (Energy Star manuf. After 2001) 1lall day 36.50 36.50 4%
Solar Water Heater 1|on demand 26.00 26.00 3%
Clock | 4lall day 1.44 5.76 1%
DVD Player

On Mode 1|2 hrs./day 0.78 0.78 0%

Standby Mode 1|22 hrs./day 1.52 1.52 0%
Fan

Ceiling Fan 1|4 hrs./day 12.00 12.00 1%

Oscillating fan 1|4 hrs./day 12.00 12.00 1%
Hair Blow dryer 1120 mins./day 18.00 18.00 2%
Iron | 1[30 mins./week 1.00 1.00 0%
Microwave Oven 1|20 mins./day 15.00 15.00 2%
Radio | 2|2 hrs./day 2.00 4.00 0%
Rice cooker 1|20 mins./day 5.00 5.00 1%
Television

42" plasma 1|7 hrs./day 57.12 57.12 6%

34" tube type TV 1]|3.5 hrs./day 26.25 26.25 3%
Toaster 1|4 mins./day 3.00 3.00 0%
Vacuum Cleaner 1]1.25 hrs./weeK 3.25 3.25 0%
Light bulbs

13 watt CFL 16|3 hrs./day 1.17 18.72 2%

26 watt CFL 16|3 hrs./day 2.34 37.44 4%
Computer & monitor 1|4 hrs./day 9.00 9.00 1%
Total 949.68

At]|$0.30 [per kWh, monthly bill will be $284.90
At|$0.22 [per kWh, monthly bill will be $208.93

A/C use is based on 4.5 hrs./day (8 hrs./day in summer; 2 hrs./day in winter; and 4 hrs./day in spring and fall). No adjustment similar to other SFD models
because assumption is that entire central system will either be on or off.



TRINITY

KA

Typical Koa Ridge single family home with four occupants

Item| Qty. Use kWwh/mo. |Total kwWh/mo.| % of use
Split A/C (10,000 Btu) 2|varies 125.01 187.52 27%
Clothes washer 1|8 loads/wk. 8.00 8.00 1%
Clothes dryer 1|6 loads/wk. 80.00 80.00 12%
Dishwasher 1|1 load/day 25.00 25.00 4%
Oven | 1|2 hrs./wk. 9.60 9.60 1%
Range 1[15 min./day 9.60 9.60 1%
Refrigerator/freezer

|[Energy Star manuf. After 2001 1]all day 36.50 36.50 5%
Solar Water Heater 1|on demand 26.00 26.00 4%
Clock | 4all day 1.44 5.76 1%
DVD Player

On Mode 1|2 hrs./day 0.78 0.78 0%

Standby Mode 1|22 hrs./day 1.52 1.52 0%
Fan

Ceiling Fan 4|8 hrs./day 12.00 48.00 7%

Oscillating fan 4|8 hrs./day 12.00 48.00 7%
Hair Blow dryer 1|20 mins./day 18.00 18.00 3%
Iron | 1|30 mins./week 1.00 1.00 0%
Microwave Oven 1|20 mins./day 15.00 15.00 2%
Radio | 2|2 hrs./day 2.00 4.00 1%
Rice cooker 1|20 mins./day 5.00 5.00 1%
Television

42" plasma 1|7 hrs./day 57.12 57.12 8%

34" tube type TV 1|3.5 hrs./day 26.25 26.25 4%
Toaster 1|4 mins./day 3.00 3.00 0%
Vacuum Cleaner 1]1.25 hrs./weekK 3.25 3.25 0%
Light bulbs

13 watt CFL 16|3 hrs./day 1.17 18.72 3%

26 watt CFL 16|3 hrs./day 2.34 37.44 5%
Computer & monitor 1|4 hrs./day 9.00 9.00 1%
Total 684.06

At| $0.30 |per kWh, monthly bill will be $205.22
At| $0.22 |per kWh, monthly bill will be $150.49

A/C use is based on 4.5 hrs./day (8 hrs./day in summer; 2 hrs./day in winter; and 4 hrs./day in spring and fall); also adjusted downward 25% to take into
account tht both units will notalways be running at the same time.



A/C use is based
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Typical older townhome with three occupants

Item| Qty. Use kWh/mo. | Total kWh/mo.| %b of use
Split A/C (1 ton) 1|Varies 149.99 149.99 18%
Clothes washer 1|6 loads/wk. 8.00 8.00 1%
Clothes dryer 1|6 loads/wk. 80.00 80.00 10%
Dishwasher 1|1 load/day 25.00 25.00 3%
Oven | 1[2 hrs./wk. 9.60 9.60 1%
Range 1|15 min./day 9.60 9.60 1%
Refrigerator/freezer (Non-Energy Star manuf. After 2001) 1]all day 42.00 42.00 5%
Electric Water Heater 1{on demand 260.00 260.00 31%
Clock | 4]all day 1.44 5.76 1%
DVD Player

On Mode 1|2 hrs./day 0.78 0.78 0%

Standby Mode 1|22 hrs./day 1.52 1.52 0%
Fan

Ceiling Fan 1|4 hrs./day 12.00 12.00 1%

Oscillating fan 1|4 hrs./day 12.00 12.00 1%
Hair Blow dryer 1|20 mins./day 18.00 18.00 2%
Iron | 1|30 mins./week 1.00 1.00 0%
Microwave Oven 1|20 mins./day 15.00 15.00 2%
Radio | 2|2 hrs./day 2.00 4.00 0%
Rice cooker 1|20 mins./day 5.00 5.00 1%
Television

|42" plasma 1|7 hrs./day 57.12 57.12 7%
Toaster 1|4 mins./day 3.00 3.00 0%
Vacuum Cleaner 1]1.25 hrs./weekK 3.25 3.25 0%
Light bulbs

13 watt CFL 6(3 hrs./day 1.17 7.02 1%

26 watt CFL 6|3 hrs./day 2.34 14.04 2%

60 watt incand. 6(3 hrs./day 5.40 32.40 4%

100 watt incand. 6(3 hrs./day 9.00 54.00 6%
Computer & monitor 1|4 hrs./day 9.00 9.00 1%
Total 839.08

At]|$0.30 [per kWh, monthly bill will bg $251.72
At|$0.22 [per kWh, monthly bill will bg $184.60

on 4.5 hrs./day (8 hrs./day i nsummer; 2 hrs./day in winter; and 4 hrs./day in spring and fall)
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Typical new townhome with three occupants

Item| Qty. Use kWh/mo. |Total kWh/mo.| %b of use
Central A/C (3 ton unit) 1|Varies 373.86 373.86 49%
Clothes washer 1|6 loads/wk. 8.00 8.00 1%
Clothes dryer 1|6 loads/wk. 80.00 80.00 11%
Dishwasher 1|1 load/day 25.00 25.00 3%
Oven | 1|2 hrs./wk. 9.60 9.60 1%
Range 1|15 min./day 9.60 9.60 1%
Refrigerator/freezer (Energy Star manuf. After 2001) 1)all day 36.50 36.50 5%
Solar Water Heater 1|lon demand 26.00 26.00 3%
Clock | 4lall day 1.44 5.76 1%
DVD Player

On Mode 1|2 hrs./day 0.78 0.78 0%

Standby Mode 1|22 hrs./day 1.52 1.52 0%
Fan

Ceiling Fan 1|4 hrs./day 12.00 12.00 2%

Oscillating fan 1|4 hrs./day 12.00 12.00 2%
Hair Blow dryer 1120 mins./day 18.00 18.00 2%
Iron | 1|30 mins./week] 1.00 1.00 0%
Microwave Oven 1|20 mins./day 15.00 15.00 2%
Radio | 2|2 hrs./day 2.00 4.00 1%
Rice cooker 1|20 mins./day 5.00 5.00 1%
Television

|42" plasma 1|7 hrs./day 57.12 57.12 8%
Toaster 1|4 mins./day 3.00 3.00 0%
Vacuum Cleaner 1]1.25 hrs./week 3.25 3.25 0%
Light bulbs

13 watt CFL 12|3 hrs./day 1.17 14.04 2%

26 watt CFL 12|3 hrs./day 2.34 28.08 4%
Computer & monitor 1|4 hrs./day 9.00 9.00 1%
Total 758.115

At|$0.30 [per kWh, monthly bill will bg $227.43
At|$0.22 [per kWh, monthly bill will bg $166.79

A/C use is based on 4.5 hrs./day (8 hrs./day in summer; 2 hrs./day in winter; and 4 hrs./day in spring and fall)
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Koa Ridge new townhome with three occupants

Item| Qty. Use kWh/mo. |Total kWh/mo.| %b of use
Split A/C (10,000 Btu) 1|Varies 125.0 125.01 23%
Clothes washer 1|6 loads/wk. 8.0 8.00 1%
Clothes dryer 1|6 loads/wk. 80.0 80.00 15%
Dishwasher 1|1 load/day 25.0 25.00 5%
Oven | 1|2 hrs./wk. 9.6 9.60 2%
Range 1|15 min./day 9.6 9.60 2%
Refrigerator/freezer (Energy Star manuf. After 2001) 1)all day 36.5 36.50 7%
Solar Water Heater 1|lon demand 26.0 26.00 5%
Clock | 4lall day 1.4 5.76 1%
DVD Player

On Mode 1|2 hrs./day 0.8 0.78 0%

Standby Mode 1|22 hrs./day 1.5 1.52 0%
Fan

Ceiling Fan 4|4 hrs./day 12.0 48.00 9%

Oscillating fan 1|4 hrs./day 12.0 12.00 2%
Hair Blow dryer 1120 mins./day 18.0 18.00 3%
Iron | 1|30 mins./week] 1.0 1.00 0%
Microwave Oven 1|20 mins./day 15.0 15.00 3%
Radio | 2|2 hrs./day 2.0 4.00 1%
Rice cooker 1|20 mins./day 5.0 5.00 1%
Television

|42" plasma 1|7 hrs./day 57.1 57.12 10%
Toaster 1|4 mins./day 3.0 3.00 1%
Vacuum Cleaner 1]1.25 hrs./week 3.3 3.25 1%
Light bulbs

13 watt CFL 12|3 hrs./day 1.2 14.04 3%

26 watt CFL 12|3 hrs./day 2.3 28.08 5%
Computer & monitor 1|4 hrs./day 9.0 9.00 2%
Total 545.265

At|$0.30 [per kWh, monthly bill will bg $163.58
At|$0.22 [per kWh, monthly bill will bg $119.96

A/C use is based on 4.5 hrs./day (8 hrs./day in summer; 2 hrs./day in winter; and 4 hrs./day in spring and fall)
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Summary
%
reduction
$/month @|$/month @ at Koa
Dwelling type kwh/month| $0.30/kWh|$0.22/kWh Ridge
Older Single Family Home with four occupants w/o solar HW ( 1074.98 $322.49 $236.50 36.37Y%
Older Single Family Home with four occupants with solar HW (| 840.98 $252.29 $185.02 18.66%
New Single Family Home with four occupants 949.68 $284.90 $208.93 27.97Y
Koa Ridge Single Family Home with four occupants 684.06 $205.22 $150.49
Older Townhome with three occupants w/o solar HW 839.08 $251.72 $184.60 35.02¥
New Townhome with three occupants 758.12 $227.43 $166.79 28.08Y
Koa Ridge Townhome with three occupants 545.27 $163.58 $119.96
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The goal of creating a water model is to determine a reasonable water use reduction target for a typical Koa Ridge home.

Water model methodology
Started with the results of a 1999 AWWA study of 1,188 homes in 12 study areas in the western US. This gave us the average

1. number of gallons per capita for various uses.
Created a model for a family of four for an SFD and a family of three for an MFD. Made some assumptions on the consumption per
2. fixture or use. The assumptions are footnoted as comments.

3. The "back-check" for the model was an average of 500 gallons per dwelling unit that BWS uses for planning purposes.
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Typical older single family home with four occupants

Item| Use/day | Duration/min | GPM| Gallons Per Use | Gallons Per Day | 9% of use
Shower 4 4 3.25 13 52 8%
Bathroom Sink 10 1.5 3.25 4.875 48.75 7%
Toilets 23 n/a 3.3 3.3 75.9 11%
Kitchen Sink 3 10 3.25 32.5 97.5 15%
Dishwasher 0.75 n/a n/a 6 4.5 1%
Washing Machine 1.5 n/a n/a 41 61.5 9%
Indoolr total 340.15 52%
Irrigation

Pop Up Sprinklers, Quarter Circle 8 5 1 5 40 6%

Pop UP Sprinklers, Half Circle 8 5 2 10 80 12%

Pop Up Sprinklers, Full Circle 8 5 4 20 160 24%
Miscellaneous outdoor use 40 6%
Outdoor total 320 48%
Total 660.15 100%b
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Typical new single family home with four occupants

Item| Use/day |Duration/min| GPM| Gallons Per Use Gallons Per Day % of use
Shower 4 4 2.5 10 40 7%
Bathroom Sink 10 1.5 2.5 3.75 37.5 7%
Toilets 23 n/a n/a 1.6 36.8 7%
Kitchen Sink 3 10 2.5 25 75 14%
Dishwasher 0.75 n/a n/a 8.6 6.45 1%
Washing Machine 1.5 n/a n/a 37 55.5 10%
Indoor Total 251.25 47%
Irrigation

Pop Up 3" Sprinklers, 15" Quarter Circle 8 5 0.85 4.25 34 6%

Pop Up 3" Sprinklers, 15' Half Circle 8 5 1.65 8.25 66 12%

Pop Up 3" Sprinkers, 15' Full Circle 8 5 3.6 18 144 27%
Miscellaneous outdoor 40 7%
Outdoor Total 284 53%
Total 535.25 100%
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Typical Koa Ridge family home with four occupants

Item| Use/day| Duration/min [ GPM |Gallons Per Use| Gallons Per Day %o of use
Shower 4 4 2.5 10 40 11%
Bathroom faucet 10 1.5 1.5 2.25 22.5 6%
Toilets 23 n/a n/a 1.28 29.44 8%
Kitchen faucet 3 10 2.2 22 66 17%
Dishwasher 0.75 n/a n/a 5.8 4.35 1%
Washing Machine 1.5 n/a n/a 21 31.5 8%
Indoor Total 193.79 51%
|
Irrigation
Pop Up 3" Sprinklers, 15' Quarter Circle 6 4 0.85 3.4 20.4 5%
Pop Up 3" Sprinklers, 15" Half Circle 6 4 1.65 6.6 39.6 10%
Pop Up 3" Sprinkers, 15' Full Circle 6 4 3.6 14.4 86.4 23%
Miscellaneous Outdoor Use 40 11%
Outdoor Total 186.4 49%
Total 380.19 100%
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Typical older multi famil

home with three occupants

ItemI Use/day [ Duration/min | GPM|Gallons Per Use| Gallons Per Day | %b of Use

Shower 3 4 3.25 13 39 15%
Bathroom Sink 8 1.5 3.25 4.875 39 15%
Toilets 11 n/a 3.3 5 55 21%
Kitchen Sink 2 10 3.25 32.5 65 24%
Dishwasher 0.6 n/a n/a 6 3.6 1%
Washing Machine 1.1 n/a n/a 41 45.1 17%
Indoolr Total 246.7 93%
Miscellaneous Outdoor Use 20 7%
Total 266.7 100%0
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Typical new multi family home with three occupants

ItemI Use/day | Duration/min GPM Gallons Per Use | Gallons Per Day | % of Use

Shower 3 4 2.5 10 30 16%
Bathroom Sink 8 1.5 2.5 3.75 30 16%
Toilets 11 n/a n/a 1.6 17.6 9%
Kitchen Sink 2 10 2.5 25 50 26%
Dishwasher 0.6 n/a n/a 8.6 5.16 3%
Washing Machine 1.1 n/a n/a 37 40.7 21%
Indoolr Total 173.46 90%
Miscellaneous Outdoor Use 20 10%
Total 193.46 100%0
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Typical Koa Ridge multi family home with three occupants

ItemI Use/day | Duration/min GPM Gallons Per Use | Gallons Per Day | 9%b of Use

Shower 3 4 2.5 10 30 20%
Bathroom faucet 8 1.5 1.5 2.25 18 12%
Toilets 11 n/a n/a 1.28 14.08 9%
Kitchen faucet 2 10 2.2 22 44 29%
Dishwasher 0.6 n/a n/a 5.8 3.48 2%
Washing Machine 1.1 n/a n/a 21 23.1 15%
Indoolr Total 132.66 87%
Miscellaneous Outdoor Use 20 13%
Total 152.66 100%
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Summary
% %
reduction | reduction
over older |over newer
Dwelling type Gallons Per Day DU DU
Older Single Family Home with four occupants 660.15
New Single Family Home with four occupants 535.25
Koa Ridge Single Family Home with four occupants 380.19 42.41% 28.97%
Older Townhome with three occupants 266.7
New Townhome with three occupants 193.46
Koa Ridge Townhome with three occupants 152.66 42.76% 21.09%
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May 27, 2009

Mr. David Shideler LOG NO: 2009.2376
Cultural Surveys Hawai’i DOC NO: 0905WT100
P.O.Box 1114 Archaeology

Kailua, Hawai‘i 96734

Dear Mr. Shideler:

SUBJECT: G6E-42 Historle Preservation Review-—
FINAL Archaecological Inventory Survey for a Trunk Sewer Line Alignment as
Part of Off-Site Improvements for the Proposed Koa Ridge Makai Community
Development,
Waipi‘o & Waikele Ahupua’a, ‘Ewa District, O‘ahu
TMK: (1) 9-4-002: 024; 9-4-005: por. 074; 9-4-006: por. 005; 9-4.007, 011, 013, 104,
015, 017, 020, 026, 160 & 9-4-096:149

Thank you for providing the opportunity to review this FINAL Archaeological Inventory Survey (FINAL
Archaeological Inventory Survey for a Trunk Sewer Line Alignment as Part of Off-Site Improvements for
the Proposed Koa Ridge Makai Community Development, Waipi ‘o & Waikele Ahupua'a, ‘Ewa District,
O'ahu, TMK: (1) 9-4-002: 024, 9-4-005: por. (074; 9-4-006: por. 005, 9-4-007, 011, 013, 104,615, 017,
020, 026, 160 & 9-4-096:149 [Tulchin, Whitman and Hammatt, PhD, March 2009]) which we received
on May 22, 2009. We apologize for the delay in reviewing this document as we are shott Staffed

This project was the 100% pedestrian survey of a right-of-way for a proposed sewer trunk line extending
3 miles from upland Waikele down through Waipi‘o and Waipahu town terminating at the Waipahu
Sewage Treatment plant. A single historic property SIHP# 50-80-09-6959, an irrigation ditch and water
control feature related to historic sugar cane agriculture was recorded in the mauka section of the project
area. :

When we reviewed the Draft report (LOG NO: 2008.5435/DOC NO: 0903WT29) for this project we
asked for two revisions; check the references, and the conversion of linear footage into acres. Both of
these revisions have been addressed.

This report is accepted and meets the minimum standards for compliance under HRS 6E-8 and Hawai‘l
Administrative Rules (HAR) §13-13-279 Rules governing Standards for Archaeological Monitoring
Studies and Reports.




Mr. David Schideler
Page 2

We are in receipt of a final report, which was submitted along with a copy of this review letter and a text-
searchable PDF version on CD for inclusion in the “SHPD Library” at the Kapolei SHPD office,

Please contact Wendy Tolleson at (808) 692-8024 if you have any questions or concerns regarding this
letter,

Aloha,

Hopey & 7t

Nancy A. McMahon (Deputy SHPO)
Archaeology and Historic Preservation Manager
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October 5, 2009

Mr. David Shideler
Cultural Surveys Hawai‘i
P.O.Box 1114

Kailua, Hawai‘i 96734
Dear Mr. Shideler:

SUBJECT:

DEPARTMENT OF LAND AND NATURAL RESOURCES

STATE HISTORIC PRESERVATION DIVISION
601 KAMOKILA BOULEVARD, ROOM 555
KAPOLEL HAWAII 96707

LAURA H. THIELEN
CHAIRPERSON
ARD OF LAND AND NATURAL RESOURCES
COMMISSION ON WATER RESOURCE MANAGEMENT

RUSSELL Y, TSUR
FIRST DEPUTY

KEN C. KAWAHARA
DEPUTY DIRECTOR - WATER

AQUATIC RESQURCES
BOATING AND OCEAN RECREATION
BUREAU OF CONVEYANCES
COMMISSION ON WATER RESCURCE MANAGEMENT
CONSERVATION AND COASTAL LANDS
CONSERVATION AND RESOURCES ENFORCEMENT
ENGINEERING
FORESTRY AND WILDLIFE
HISTORIC PRESERVATICN
KAHOOLAWE |SLAND RESERVE COMMISSION

LAND
STATE PARKS

LOG NO: 2009,3878
DOC NO: 0910NM16
Archaeology

Draft Addendum to an Archaeological Inventory Survey of a 1339-Acre Parcel at Castle

and Cooke Lands within Portions of Waipi o and Waiawa Ahupua’a, O*ahu
Waipi'o and Waiawa, "Ewa, O"ahu
TMK: 9-4-006:001, 003, 010por.; 9-5-003:001por. 004, 007 and 9-6-004:021

Thank you for the submission of a report on an archaeological inventory survey of Castle and Cooke Lands in
Waipi'o and Waiawa, O'ahu [drchaeological Inventory Survey of a 1339-Acre Parcel at Castle and Cooke
Lands within Portions of Waipi'o and Waiawa Ahupua’a, O ahu (Tulchin, Shideler, and Hammatt, September
2009)]. We received the report in September 3, 2009.

The original survey was approved in 2002 (0203EJ09) which identified one site - portions of Waiahole Ditch
(State Site No. 50-80-09-2268) within the subject parcels. This Addendum covers an additional 59 acres
which identified two historic sites (50-80-09-9530- Plantation Era Ditch system, with 6 features and 50-80-09-
7080-historic clearing mound). Site 9530 is significant under criteria A, C, and D and site 7080 is significant
under criteria D. We concur with these determinations. Site 7080 was test excavated and yield no findings,.
Site 9530, Feature A an irrigation ditch is recommended for preservation. Site 9530, Features B, H, I and

J and site 7080 no further archaeological work is recommended. We agree with the proposed mitigation.

Site 9530 is to be impacted by the development and we agree avoidance and protection is needed for this

site. Therefore a preservation plan which addresses HAR-13-277 shall be submitted for approval.

This report is accepted, as it meets the minimum requirements under Hawaii Administrative Rules (HHAR)
§13-13-276 Rules Governing Standards for Archaeological Inventory Surveys and Reports. '

Please send a bound hardcopy with the word FINAL in the title and a PDF searchable version on CD,
with a copy of this letter attached, to the SHPD library at Kapolei.

Aloha,

@,@ D[ Yl

Nancy McMahon, Deputy SHPO/State Archaeologist

and Historic Preservation Manager

e LR
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March 17, 2010

Brennon T. Morioka

Director of Transportation

‘State of Hawaii Department of Transportation
869 Punchbowl Street

Honolulu, Hawaii 96813-5097

8€:0 Vv LI M 00z

Dear Mr. Morioka:

Subject: Koa Ridge Makai and Waiawa Development
Transportation Mitigation Improvements

Transmitted herewith is the Proposed Agreement in Principle for Transportation
Mitigation Improvements for .f[he KoaRidge Makai and Waiawa Developments. This
Agreement is based on extensive consultation and discussions with your Highways

HYMVH 40 31VIS
ROISSIRKWOD 38N CrYD

Division staff regarding the major roadway improvements proposed, their fundmg and .

Jmplementatlon

A Rev1sed Trafﬁc Impact Ana'lys1s Report reﬂectlng the Agreement Wlllbe submitted
shortly for your Teview and acceptance ’

‘We very much appreciate the assistance and cooperation of your staff in meeting with us
to formulate this Agreement. ‘ '

. Sincerely,

Castle & Cooke Homes Hawaii, Inc.

aura Kodama
Director, Planning and Development,

Enclosure




March 17,2010

Castle and Cooke Homes Hawaii
Koa Ridge Makai and Waiawa Developments
Proposed Agreement in Principle
Transportation Mitigation Improvements

This agreement in principle summarizes the proposed transportation improvemenfs, their
funding and implementation for the Castle and Cooke Homes Hawaii Koa Ridge Makai
and Waiawa developments based on a revised Traffic Impact Analysis Report (T IAR)
prepared by Wilson Okamoto Corporation to be submitted to HDOT for review and
acceptance that reflects a revised ultimate configuration for the Waipio Interchange
based on recent discussions with the DOT Highways Division.

Castle & Cooke Homes Hawaii proposes to build Koa Ridge Makai as Incremerit 1 and
Castle & Cooke Waiawa as Increment 2. Delivery of the first residential units at Koa
Ridge Makai is expected by late 2012 or 2013, with full build out expected by 2020. The
delivery of units at Castle & Cooke Waiawa could start by 2021 or sooner depending on
the. progreés of infrastructure construction by the neighboring Waiawa Ridge
Development. In partlcular a roadway extension of Ka Uka Boulevard to the east
across Panakauahi Gulch needs to be constructed by the Waiawa Ridge Development

The proposed transportation improvements incorporate thefoilowmg assumptlons e

o No new’intersection connections to Kamehameha nghway from the Castle and -
Cooke Homes Hawaii Koa Ridge development.

o 15% maximum internal trip capture due to mixed use development -and multi- modal
'transportatlon alternatives. '

o Proposed development.of Waiawa Ridge to include 5,000 residential units-and-a 90-
acre regional commercial complex with access to H-2 Freeway provided through the
Waipio interchange and a new inierchange to be constructed by Castle and Cooke:
Homes Hawaii referred to as Pineapple Interchange.

a The construction of a separate northbound H-2 Freeway off-ramp to westbound Ka
Uka Boulevard consistent with desirable full-build out of the' Waipio lnterchan'ge
configuration that would appropriately serve the Castle and Cooke Homes Hawaii-
Koa Ridge development as well as other existing and proposed developments in the
area.

At this time, Koa Ridge Makai is anticipated to proceed in advance of both the Castle &
Cooke Waiawa and the Waiawa Ridge Development. Castle & Cooke shall, at no cost-
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to the State HDOT, construct all necessary transportation improvements to mitigate
project generated impacts at the Waipio Interchange to H-2 Freeway, along Ka Uka
Boulevard in the vicinity of the Waipio Interchange to H-2 Freeway, at the Kariehameha
Highway/Ka Uka Boulevard intersection, and at the developer proposed Pineapple
Interchange on H-2 Freeway. Such transportation improvements shall include, but not
limited to, additional lanes, turn lanes, merge/diverge lanes, freeway and road widening,
on and off-ramps, traffic signalization and modifications, appropriate bicycle and
pedestrian facilities, and related improvements as identified in a revised TIAR to be
reviewed and accepted by HDOT. This revised TIAR shall include recommended
improvements to mitigate all project generated traffic impacts with each major phase of
development.

Castle and Cooke Homes Hawaii proposes to phase their Koa Ridge Makai

development such that the initial phases of the development shall primarily access H-2
Freeway from the Waipio Interchange and later phases of the development shall access
H-2 Freeway through a new interchange to be constructed in the general vicinity of the
existing Pineapple Overpass. Castle and Cooke Homes Hawaii acknowledges that such .
new interchange connection to H-2 Freeway is subject to review and approval by the
Federal Highway Administration (FHWA). Should FHWA deny. such new interchange

_connection in the vicinity of the Pineapple Overpass" development within Koa Ridge may

also be accordingly restrlcted Castle and Cooke Homes Hawaii shall also be

* responsible for preparing and providing all necessary supportmg information and

services assocnated with the Interstate Modn° cation request to FHWA for such- new

_connectlon 0 H-2 Freeway

By Year 2017 or five (5) years after the delivery of the 1% residential unit, Castieand
Cooke Homes Hawaii will have completed design and construction on the Pineappie
Interchange including all associated on- and off-ramps and necessary freeway
improvements. This date is subject to confirmation by an updated traffic study to be
undertaken prior t0-2017 and/or within three (3) years from the delivery of the st
residential unit. ’ '

Waiawa Ridg‘ e Development and Waipio Interchange improvements
The ultimate configuration of the Waipio Interchange is based on overall regional needs

in the surrounding area including but not limited to the combined Waiawa Ridge
Development, Castle & Cooke Waiawa, and Koa Ridge Makai projects (see attached
Figure). The timing and phasing of the necessary interim and ultimate interchange
improvements are influenced by the development schedule pursued by the three .
projects. To determine the timing-of spec;ific improvements triggered by the combined



developments, a revised Traffic Impact Analysis Report (TIAR) shall be prepared and
submitted to HDOT for review and acceptance that reflects the ultimate configuration for
the Waipio Interchange. Such revised TIAR shall be reviewed and accepted prior to

- Castle and Cooke Homes Hawaii obtaining County zoning approval. An updated TIAR

shall also be prepared and submitted to HDOT for review and acceptance prior to the
start of construction of the Ka Uka Boulevard extension across Panakauahi Guich. This
updated TIAR shall reflect any changes in the conditions of the surrounding area as well
as reflect any proposed changes to the developments or their anticipated schedules.

The Waipio Interchange improvements shall be phased in a manner acceptable to

HDOT that is consistent with regional needs and appropriately accounts for the
anticipated pace of development of the Waiawa projects as well as the Koa Ridge Makai

development.

Proposed improvements to the Waipio Interchange are anticipated to include the
following:
- Two exclusive right-turn lanes on the northbound off-ramp approach to eastbound Ka

" Uka Boulevard. Improve the northbound H-2 Freeway off-ramp as well as
improvements to northbound H-2 Freeway as needed.

» New northbound H-2 Freeway loop off-ramp to westbound Ka Uka Boulevard in'the -

northeast quadrant of the Interchange. Relocation of the existing Ka Uka Boulevard
northbound on-ramp to H-2 Freeway, adjacent to the northboundto westbound loop
off:ramp. Improvements to H-2 Freeway to accommodate such new interchange

' ‘-improvem’ents*inc’:luding widening of H-2 Freeway o provide appropriate merge-and. -
transition‘lanes.New westbourid Ka Uka "Bdulevard to southbound H-2 Freeway loop
on-ramp in the northwest quadrant of the interchange, lncludlng necessary

. improvements to southbound H-2 Freeway.

+ Widen Ka Uka Boulevard bridge over H-2 Freeway to include a minimum of two

through lanes in each direction, dedicated turn lanes at-adjoining intersection,
pedestrian and bicycle accommodations and other improvements as identified in the
revised TIAR reviewed and accepted by HDOT

At the ‘intersection of Ka Uka Boulevard and Kamehameha Highway:

+ Improve Ka Uka Boulevard and Kamehameha Highway intersection to provide
additional westbound right-turn lane and other improvements as identified in the
revised TIAR review and accepted by HDOT.



Funding and Implementation ,
Castle & Cdoke Homes Hawaii shall be responsible for mitigating all project generated'v'
impacts. It is acknowledged that private negotiations will be undertaken between Castie
and Cooke Homes Hawaii and Waiawa Ridge Development for cost-sharing the
proposed Waipio Interchange Improverrents. Although public and other sources of
funding will still be pursued should they become available, design and construction of
the interchange improvements will otherwise be privately funded.

Updated TIARs shall be undertaken within five years of receiving LUC approval and/or
within three (3) years following the first delivery of residential units at Koa Ridge Makai to
adjust for changes to regional conditions as well as to account for changes in
development proposal or schedule. Updated TIARs shall also be undertaken every
three (3) years thereafter covering each Petition Area until 75 percent of planned
residential units are constructed in each Petition Area and provided that full build-out
occurs within five (5) years thereafter.






L vy
<

BEFORE THE LAND USE COMMISSION

’ =
OF THE 5TATE OF HAWAI'I S X
- —
| £ Zo
In The Matter Of The Petition Of ) DOCKET NO. DRlO—% grw'.
| ) | 5 %2
CASTLE & COOKE HOMES HAWAI'L, INC. )  FINDINGS OF FACTJ :35_%
)  CONCLUSIONS OF AW &
For A Declaratory Order To Designate ) AND DECISION AN]?ORD@Q;
Important Agricultural Lands For ) CERTIFICATE OF SERVICE
Approximately 902.066 Acres At Waialua, )
Wahiawa, And Waikele, O ahu, Hawai'i )
)

FINDINGS OF FACT, CONCLUSIONS
OF LAW, AND DECISION AND ORDER
AND
CERTIFICATE OF SERVICE

This is to certify that this is a true and correct
copy of the document on file in the office of the
State Land Use Commission, Honolulu, Hawaii.

—March 28,2011 by

QUJIN

Executive Officer




BEFORE THE LAND USE COMMISSION

N r—‘-
frwen] }’«‘-
OF THE STATE OF HAWAT'I - ;:i
;
In The Matter Of The Petition Of DOCKET NO. DR10-42 » Fo
T =
v EI
CASTLE & COOKE HOMES HAWAT'L INC FINDINGS OF FACT, < i;fa
CONCLUSIONS OF LAW, & - S
AND DECISION AND ORDER
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)
)
-)
)
For A Declaratory Order To Designate )
)
)
Wahiawa, And Waikele, O ahu, Hawai'i )

)

FINDINGS OF FACT, CONCLUSIONS
OF LAW, AND DECISION AND ORDER

CASTLE & COOKE HOMES HAWAT'L INC. (“Petitioner”), filed a

Petition for Declaratory Order to Designate Important Agricultural Lands on December
29, 2010, and a First Amendment to the Petition for Declaratory Order to Designate
Important Agricultural Lands on January 13, 2011 (collectively “Petition”), pursuant to
Hawai'i Revised Statutes (“HRS") §§ 205-44 and 45, and Hawai'i Administrative Rules
(“HAR”) chapter 15-15, to designate as Tmportant Agricultural Lands (“IAL")

approximately 902.066 acres of land, situated at Waialua, Wahiawa, and Waikele,

O’ahu, Hawai'i, and identified as Tax Map Keys (“IMK"): 1-6-8-006: por. 10, 1-6-4-004:

7, 1-7-1-002: por. 32, and 1-9-4-003: 2 (collectively “Petition Area”).



The State of Hawai'i Land Use Commission (“Commission”), having
heard and examined the testimony, evidence, and argument of counsel presented
during the hearings, along with the pleadings filed herein, hereby makes the following
Findings of Fact, Conclusions of Law, and Decision and Order:

FINDINGS OF FACT

PROCEDURAL MATTERS

1. On Decen?ber 29, 2010, Petitioner filed the Petition, Verification,
and Exhibits “A” through “D” of the Petition.

2. On January 13, 2011, Petitioner filed a First Amendment to the
Petition, Verification, and Exhibits “E” t‘hrough G

3. On February 22, 2011, the State of Hawai'i Office of Planning
("OP”) filed comments on the Petition to the Commission, which included a February 9,
2011, letter from the United States Department of Agriculture, Natural Resources
Conservation Service (“NRCS”), also commenting on the Petition.

| 4. On February 23, 2011, the State of Hawai'i Department of

Agriculture (“DOA”) filed comments on the Petition to the Commission.

5. On February 24, 2011, the Commission held a site visit to view the

Petition Area in Waialua, Wahiawa, and Waikele, O"ahu, Hawai'i..
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6. On March 2, 2011, OP filed a February 23, 2011, memorandum from
the State of Hawai'i Department of Land and Natural Resources, Commission on Water
Resource Management (“CWRM"), commenting on the Petition.

7. On March 4, 2011, OP filed a revised Figure 1 to replace the Figure
1 submitted with O’s comment letter dated February 22, 2011.

8. On March 8, 2011, the City and County of Honolulu Department of
Planning and Permitting (“DPP”) filed comments on the Petition to the Commission.

9. On March 14, 2011, the Petitioner filed a response to the comments
of OP, DOA, DPP, and CWRM to the Commission.

10.  On March 23, 2011, the Commission held an action meeting on the
Petition in Honolulu, O’ahu, Hawai'i. Benjamin M. Matsubara, Esq., Curtis T. Tabata,
Esq., and Wyeth M. Matsubara, Esq., appeared on behalf of Petitioner. Also appearing
were Bryan C. Yee, Esq., and Jesse Souki on behalf of OP, Dawn Takeuchi-Apuna, Esq.,
and Randy Hara on behalf of the DPP, and Russell Kokubun on behalf of the DOA.

11.  The Commission entered the written comments of OF, DOA, DPP,
CWRM, and NRCS, and Petitioner’s response thereto as well as the written testimony of

Frederick M. Mencher into the record in this proceeding.
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DESCRIPTION OF PETITION AREA

12.  The Petition Area consists of approximately 902.066 acres of land,
situated in Waialua, Wahiawa, and Waikele, O*ahu, Hawai'i, and identified as TMKs: 1-
6-8-006: por. 10, 1-6-4-004: 7, 1-7-1-002: por. 32, and 1-9-4-003: 2.

13. The Petition Area consists of the following four parcels: TMKSs: 1-6-
8-006: por. 10 (the “Waialua property”), 1-6-4-004: 7 (the “Dole Plantation property”), 1-
7-1-002: por. 32 (the “Whitmore property”), and 1-9-4-003: 2 (the “Mililani South
property”). The Waialua property is owned in fee simple by Castle & Cooke Waialua,
LLG; the Dole Plantation property is owned in fee simple by Castle & Cooke Properties,
Inc.; and the Whitmore and Mililani South properties are owned by Castle & Cooke, Inc.

14. Castle & Cooke Waialua, LLC; Castle & Cooke Properties, Inc.; and
Castle & Cooke, Inc., have provided their written consent to the filing of the Petition.

DESCRIPTION OF REQUEST

15.  Petitioner seeks a determination from the Commission that the
lands identified by Petitioner in this Petition should be designated as IAL pursuant to
HRS §§ 205-44 and 45.

16.  Petitioner is not seeking to reclassify any agricultural lands to the
State Land Use Urban, Rural, or Conservation Districts,

17.  Petitioner has represented that it is not claiming and will not claim

any credits described in HRS § 205-45(h).

DR10-42, Castle & Cooke Homes Hawaii, Inc. 4
Findings Of Fact, Conclusions Of Law, And Decision And Order



CONFORMANCE WITH THE STANDARDS AND CRITERIA FOR THE
IDENTIFICATION OF IAT,

18.  The Waialua property, consisting of approximately 242.085 acres of
land, is currently entirely under cultivation and is being leased to six independent
farms for the growing of a wide variety of diversified crops: ginger, bird of paradise,
heliconia, daikon, tomato, okra, long bean, bitter melon, i leaf, banana, taro, sweet
potato, eggplant, sweet pepper, wing bean, sequa, pumpkin, basil, green onion, crown
flower, bozo, squash, dragon fruit, asparagus, sweet onion, potato, seed corn, pepper,
and zucchini. Prior to being used for diversified agriculture, the Waialua property was
used for growing sugarcane for nearly 100 years from 1898 until the closure of Waialua
Sugar Company in 1996.

19.  The Mililani South property, consisting of approximately 231.754
acres of land, is also completely under cultivation for diversified agriculture and leased
to Mililani Ag Park, LLC. Mililani Ag Park, LLC, cultivates approximately 60 acres with
sweet potato, field grown trees, longan, and banana. The remaining 172 acres are sub-
leased to approximately 50 independent farmers who collectively grow banana, basil,
beet, Chinese cabbage, chive, daikon, eggplant, green onion, kale, lemongrass, long
bean, mushroom, okra, onion, peanut, pumpkin, seed corn, squash, tapioca, taro,
tomato, toon (taro), wing bean, yam, ornamental trees and shrubs, ground cover,
mondo grass, and furf grass. Prior use of Mililani South was for the cultivation of

pineapple until the early 1990s.
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20.  The Dole Plantation property, consisting of approximately 222,634
acres of land, has the majority of its acreage in use for the Tanada Reservoir and gulch,
which serve as an irrigation source for current agricultural activities and drainage.
Approximately 14 percent (31 acres) are in active cultivation of diversified agriculture,
including pineapple, plumeria, banana, mango, star fruit, a'ali‘i, bromelaid, cacao,
‘iliahi, koa, lychee, moa, ohi'a lehua, papaya, pukiawe, rambutan, ti leaf, and tuberose.
The Tanada Reservoir and gulch severely restrict the total area of the property available
for cultivation. The cultivable land area is further limited by the steep slopes of the
gulch which, together with the reservoir, fragment the property and contribute to an
oddly configured parcel that is not conducive to the efficient layout of infrastructure
and agricultural operations.

21.  The Whitmore property, consisting of approximately 205.593 acres
of land, is not currently in active agricultural production. The Whitmore property was
used for the cultivation of pineapple for nearly 100 years until 2001, and is currently
being evaluated for agricultural uses including seasonal crops, sugarcane, biofuel crops,
forestry, and ranching.

22.  The University of Hawai'i, Land Study Bureau (“LSB”) developed
the Overall Productivity Rating, which classified soils according to five levels, with “A”
representing the class of highest productivity soils and “E” representing the lowest.

The Waialua property consists of 57 percent “A,” 43 percent “B,” and a fraction of 1
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percent “E” and unclassified. The Dole Plantation property consists of 38 percent “B,”
51 percent “C” and “E,” and 11 percent unclassified. A large portion of the property
includes steep slopes that are located in the upper gulch areas to the east and in the
lower gulch areas to the west of the Tanada Reservoir that limit the capability of the site
for agricultural production. The Whitmore property consists of 63 percent “B” and 37
percent “E.” 'The Mililani South property is 88 percent “A,” 9 percent “B,” and 3
percent “D” or “E.”

23.  Based on the Sunshine Maps prepared in 1985 by the Department
of Business, Economic Development, and Tourism, formerly known as the State
Department of Planning and Economic Development, Energy Division, 100 percent of
the Watalua property receives an annual average 450 calories of solar energy per square
centimeter per day, approximately 50 percent of the Dole Plantation property receives
an annual average of 400 calories per square centimeter per day and the other 50
percent receives an annual average of 450 calories per square centimeter per day,
approximately 96 percent of the Whitmore property receives an annual average of 400
calories per square centimeter per day and the other 4 percent receives an annual
average of 350 calories per square centimeter per day, and approximately 46 percent of
Mililani South receives an annual average of 400 calories per square centimeter per day
and the other 54 percent receives an annual average of approximately 450 calories per

square centimeter per day.
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24.  In 1977, the State Department of Agriculture developed a
classification system to ideﬁtify Agricultural Lands of Importance to the State of
Hawai'i (“ALISH"). The classification system is based primarily, though not
exclusively, upon the soil characteristics of the lands. The three classes of ALISH lands
are: “Prime,” “Unique,” and “Other,” with all remaining lands termed “Unclassified.”
When utilized with modern farming methods, “Prime” agricultural lands have a soil
quality, growing season, and moisture supply necessary to produce sustained crop
yields economically. “Unique” agricultural lands possess a combination of soil quality,
growing season, and moisture supply to produce sustained high yields of a specific
crop. “Other” agricultural lands include those that have not been rated as “Prime” or
“Unique.” The Waialua property consists of 32 percent Prime, 66 percent Other, and 2
percent not classified. The Dole Plantation property consists of 42 percent Prime, 1
percent Unique, and 57 percent not classified. The Tanada Reservoir and gulch on the
property contribute to the large percentage of the acreage being unclassified. The
Whitmore property consists of 16 percent Prime, 45 percent Unique, and 39 percent ﬁot
classified. The Mililani South property consists of 90 percent Prime, 4 percent Other,
and 6 percent not classified.

25.  Approximately 56 percent of the Petition Area is currently being

cultivated in diversified agriculture, including taro and ti leaf.
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26.  Irrigation water for. the Waialua property is obtained from Pump 1
which is owned by Dole Food Company, Inc. Pump 1 also serves adjacent Dole Food
Company, Inc., lands. Pump 1's capacity is 6 million gallons per day (“mgd”), and the
Waialua property’s water consumption is approximately 1.2 mgd.

27.  Located within the Dole Plantation property is the 158 million
gallon capacity Tanada Reservoir and gulch which supplies irrigation water to the Dole
Plantation property and to a greater extent to adjacent lands, including 2,468 acres of
Dole Food Company, Inc., agricultural lands and 40 acres of diversified agriculture at
Helemano Plantation. The lower gulch is west of and adjacent to the reservoir and
serves a drainage function by receiving water flow from neighboring upper east lands
and overflow from Tanada Reservoir via a spillway. None of the adjacent lands that are
supplied with irrigation water from the Tanada Reservoir and gulch are part of the
Petition, and there is insufficient information in the record to determine the importance
of the Dgle Plantation property in supporting agricultural activity on these lands.

28.  The Tanada Reservoir and gulch constitute a signjficaﬁt portion of
the Dole Plantation property and contribute to a fragmented and oddly configured
parcel, precluding cultivation of much of the area.

29.  The Whitmore property is without current water allocation.
Poamoho Stream is in the vicinity of the Whitmore Property. CWRM approval of a

stream diversion works permit, a stream channel alteration permit, and an amendment
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of the interim instream flow standard would be required for the development of a
surface water source to serve the parcel. The Whitmore property, however, does
receive approximately 60 inches of rainfall annually.

30.  The Mililani South property receives its water from the Waiahole
Ditch system which lies just north of the site. The current allocation available for
Mililani South is 1.18 mgd, and actual usage is approximately 0.88 mgd.

31.  The agricultural classification of the Waialua, Whitmore, and
Mililani South properties is consistent with the North Shore Sustainable Communities
Urban Land Use Map and Central O’ahu’s Sustainable Communities Urban Land Use
Map, and none of these properties are within the Urban Community Boundary.

32. The Waialua, Whitmore, and Mililani South properties are situated
within the State Land Use Agricultural District,

33.  The Waialua, Whitmore, and Mililani South properties contribute
to maintaining a critical land mass important to agricultural operating productivity.

34.  The Waialua, Whitmore, and Mililani South properties are fully
integrated with the infrastructure necessary to support agricultural production,
harvesting, processing, and shipping of product.

CONCLUSIONS OF LAW

1. The Commission has jurisdiction over the Petition pursuant to HRS

§§ 91-8, 205-44, and 205-45 and HAR § 15-15-98.
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2. Pursuant to HRS § 205-44(a), the Commission has the authority to
designate lands as IAL so long as any of the criteria in HRS § 205-44(c) are met.

3. The Waialua and Mililani South properties are currently used for
agricultural production in accordance with HRS § 205-44(c)(1).

4, The Waialua, Whitmore, and Mililani South properties have soil
qualities and growing conditions that support agricultural production in accordance
with HRS § 205-44(c)(2).

5. The Waialua, Whitmore, and Mililani South properties constitute
lands identified under agricultural productivity rating systems, such as the ALISH
system adopted by the Board of Agriculture on January 28, 1977, in accordance with
HRS § 205-44(c)(3).

6. The Waialua and Mililani South properties include the cultivation
of traditional Native Hawaiian agricultural uses such as taro and ti leaf in accordance
with HRS § 205-44(c){4).

7. The Waialua and Mililani South properties have sufficient
quantities of water to support viable agricultural production in accordance with I1RS §
205-44(c)(5).

8. The Waialua, Whitmore, and Mililani South properties” designation
as IAL is consistent with the general, development, and community plans of the City

and County of Honolulu in accordance with HRS § 205-44(c)(6).
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9. The Waialua, Whitmore, and Mililani South properties contribute
to maintaining a critical land mass that is important to agricultural operating
productivity in accordarice with HRS § 205-44(c)(7).

10. The Waialua, Whitmore, and Mililani South properties are within
close proximity to or are near support infrastructure conducive to agricultural
productivity, such as transportation to markets, water, or power in accordance with
HRS § 205-44(c)(8).

11.  The designation of the Waialua, Whitmore, and Mililani South
properties as TAL meets the purposes of Article X1, Section 3, of the Hawai'i State
Constitution by conserving and protecting agricultural lands, promoting diversified
agriculture, increasing agricultural self-sufficiency, and assuring the availability of
agriculturally suitable lands.

12, The designation of the Waialua, Whitmore, and Mililani South
properties as IAL meets the objectives of HRS § 205-42(b) by contributing to the
maintenance of a strategic agricultural land resource base that can support a diversity of
agricultural activities and opportunities that expand agricultural income and job
opportunities and increase agricultural self sufficiency for current and future
generations.

13.  The designation of the Waialua, Whitmore, and Mililani South

properties as IAL meets the policies of HRS § 205-43(1) by promoting the retention of

DR10-42, Castle & Cooke Homes Hawaii, Inc, 12
Findings Of Fact, Conctusions Of Law, And Decision And Order



IAL in blocks of contiguous, intact, and functional land units large enough to allow
flexibility in agricultural production and management.

14, The designation of the Waialua, Whitmore, and Mililani South
properties as IAL meets the policies of HRS § 205-43(7) by facilitating the access of
farmers to IAL for long-term viable agricultural use.

15. The Waialua, Whitmore, and Mililani South properties meet the
requirements of HRS § 205-45 for designation as TAL.

16.  The Dole Plantation property does not meet the standards and
criteria for the identification of IAL in accordance wiﬁ HRS §§ 205-44(c)(2), (c)(3), and
(©)-

17.  The designation of the Dole Plantation property as IAL does not
meet the purposes of Article XI, Section 3, of the Hawai'i State Constitution by
conserving and protecting agricultural lands, promoting diversified agriculture,
increasing agricultural self-sufficiency, and assuring the availability of agriculturally
suitable lands.

18.  Any conclusion of law herein improperly designated as a finding of
fact should be deemed or construed as a conclusion of law; any finding of fact herein

improperly designated as a conclusion of law should be deemed or construed as a

finding of fact.
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DECISION AND ORDER

This Commission, having duly considered the Petition, the oral and/or
written comments of Petitioner, OFP, DOA, DPP, CWRM, and the NRCS, and motions
having been made and seconded at a meeting on March 23, 2011, in Honolulu, Hawai'i,
and the motions having received the affirmative votes required by HAR § 15-15-13 and
HRS § 205-45(e}), and there being good cause for the motions,

HEREBY ORDERS that the Waialua property, consisting of approximately
242.085 acres of land, situated in Waialua, O‘ahu; Hawai'i, and identified as TMK: 1-6-
8-006: por. 10; the Whitmore property, consisting of approximately 205.593 acres of
land, situated in Wahiawa, O ahu, Hawai'i, and identified as TMK; 1-7-1-002: por. 32;
and the Mililani South property, consisting of approximately 231.754 acres of land,
situated in Waikele, O"ahu, Hawai'i, and identified as TMK: 1-9-4-003: 2, and shown
approximately on Exhibit “1,” attached hereto and incorporated by reference herein,
shall be and are hereby designated as IAL as governed by HRS Chapter 205.

IT IS FURTHER ORDERED that the designation of the Waialua property,
the Whitmore property, and the Mililani South property as IAL shall be subject to the
following conditions:

1. Petitioner shall comply with representations made to the
Commission with respect to not claiming any credits described in HRS § 205-45(h) with

respect to the Waialua property, Whitmore property, and the Mililani South property.

DR10-42, Castle & Cooke Homes Hawaii, Inc. 14
Findings Of Fact, Conclusions Of Law, And Decision And Order



2. Within seven days of the issuance of the Commission’s Decision
and Order, Petitioner shall record it with the Bureau of Conveyances.

IT IS FURTHER ORDERED that the Dole Plantation property, consisting
of approximately 222.634 acres of land, situated in Waialua, O"ahu, Hawai'i, and
identified as TMK: 1-6-4-004: 7, and shown approximately on Exhibit “2,” attached
hereto and incorporated by reference herein, shall not be designated as IAL as governed

by HRS Chapter 205.
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ADOPTION OF ORDER

This ORDER shall take effect upon the date this ORDER is certified

by this Commission.

Done at Honolulu, Hawai‘i, this 28th , day of March, 2011, per

motions on March 23, 2011.

LAND USE COMMISSION
APPROVED AS TO FORM STATE QEHAWAT'T
Li\l-[ AM-J,Q,J“LQ S
Deputy Attorney General
By
VLADIMIR DEVFKS

Chairperson and Comimissioner

Filed and effective on:

3/28/2011

Certified by:

ORLANDO DAVIDSON
Executive Officer




EXHIBIT “1”

(Consisting of 4 pages)
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Approximately 679.432 acres of land owned by Petitioner’s affiliated companies,
Castle & Cooke, Inc., and Castle & Cooke Waialua, LI1.C, are designated as
Important Agricultural Lands (“TAL”). The parcels are specifically described as
TMK: 1-6-8-006: por. 10 (owned by Castle & Cooke Waialua, LLC); 1-7-1-002: por.
32 (owned by Castle & Cooke, Inc.); and 1-9-4-003: 2 (owned by Castle & Cooke,
Inc.).

The following table shows a summary of the TMKs and approximate acreage for
the IAL lands:

Approximate
TMK Acreage
Waialua 1-6-8-006: por. 10 242.085
Whitmore 1-7-1-002: por. 32 205.593
Mililani South 1-9-4-003: 2 231.754
Total - 679.432

The above table identifies the IAL lands and the related TMK parcels. The tax
maps that follow further identify the individual TMK parcels and portions
thereof that are designated IAL.
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Approximately 222.634 acres of land owned by Petitioner’s affiliated company,
Castle & Cooke Properties, Inc., are not designated as Important Agricultural
Lands (“IAL”). The parcel is specifically described as TMK: 1-6-4-004: 7.

The following table shows a summary of the TMK and approximate acreage for
the non-TAL land:

Approximate
TMK Acreage
Dole Plantation 1-6-4-004: 7 222.634
Total . 222.634

The above table identifies the non-IAL land and the related TMK parcel. The tax
map that follows further identifies the individual TMK parcel that is not
designated JAL.
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BEFORE THE LAND USE COMMISSION

OF THE STATE OF HAWAT']

In The Matter Of The Petition Of

CASTLE & COOKE HOMES HAWAT'I, INC.

Important Agricultural Lands For

Approximately 902.066 Acres At Waialua,
Wahiawa, And Waikele, O’ahu, Hawai'i

)
)
)
)
For A Declaratory Order To Designate )
)
)
)
)

CERTIFICATE QOF SERVICE

DOCKET NO. DR10-42

CERTIFICATE OF SERVICE

I hereby certify that a copy of the FINDINGS OF FACT, CONCLUSIONS OF LAW, AND

DECISION AND ORDER dated March 24, 2011 was served upon the following by either hand
delivery or depositing the same in the U. 5. Postal Service by regular or certified mail as noted:

HAND REGULAR
DELIVERED MAIL

CERTIFIED
MAIL

JESSE SOUKI, DIRECTOR
Office of Planning

235 S. Beretania Street Rm. 600
Honolulu, Hawai't 96813

BRYAN YEE, ESQ.
Deputy Attorney General

Hale “Auhau, Third Floor
425 Queen Street

Honohilu, Hawai'i 96813




HAND
DELIVERED

REGULAR
MAIL

CERTIFIED
MAIL

David Tanoue-Director of Planning
City and County of Honolulu

650 South King Street

Honolulu, HI, 96813

Dawn Takeuchi-Apuna, Esq.

Deputy Corporation Counsel
City and County of Honolulu
530 South King St..

Honolulu, HI 96813

BENJAMIN M. MATSUBARA, Esq.

WYETH MATSUBARA, Esq.
CURTIS T. TABATA, Esgq.
Matsubara-Kotake

888 Mililani Street, 8% Floor
Honoluly, Hawaii 96813

Dated Honolulu, Hawai'i, March 28, 2011.
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Testimony of
BRUCE S. PLASCH, PH.D.
DEecisioN ANALYSTS HAWAT'L, INC.

PRI
.v;‘.»‘

SLUC Docket No. A07-775 Castle & Cooke Homes Hawai'i, Inc.

In the Matter of the Petition of Castle & Cooke Homes Hawai'i, Inc.

To Am

Port

—_

and the State Land Use District Boundary of Lands Situated at
Waipi'o and Waiawa, O'ahu, Hawaif

'MK: (1) 9-4-06: Portion 1, Portion 2, Portion 3, Portion 5,

on 29, and Portion 31; (1) 9-4-06: 38; (1) 9-4-06: Portion 39;
(1) 9-5-03: Portion 1 and Portion 4; and (1) 9-6-04: 21

January 2010

My name is| Bruce Plasch and | am President of Decision Analysts Hawai'i, Inc., a
consulting firm specializing in tand economics. | have been an economic consultant
in Hawai'i since 1971. A copy of my resume is attached.

My company

agricultural
developmen

My analysis
and crop pr
crop produ
agricultural
agricultural
the value o
policies. In

s was retained by Castle & Cooke Homes Hawai'i (CCHH) to analyze the
impacts of the Koa Ridge Makai and Castle & Cooke Waiawa
t (included as Appendix H in the Final Environmental Impact Statement).

covered the agricultural conditions of the Petition Area, potential crops
bduction in the study areas, locational advantages and disadvantages for
ction, historic and current agricultural uses, impacts to the existing
tenants, impacts on the growth of diversified crop farming, impacts on
land values and rents, and food security. My analysis also addressed
f open space and the project’s consistency with relevant State and City
response to comments on the project’s Draft EIS, | conducted additional

research and analysis on the suitability of the State’s remaining agricultural lands for
diversified agriculture and on food seli-sufficiency.

.....



| will briefly,
on current
agriculture

summarize my findings on the project’s agricultural conditions, its impact
farm and ranch tenants, and its impacts on the growth of diversified
and food self-sufficiency.

Agricultural Conditions. The Project area totals about 766 acres. About 565 acres

(74%) are
conditions
sunny; and
Waiahole O

Based on't
for growing
flowers/nur
vegetables

Impact on
Petition Are
Farms uses
for export.
estimated 3

In order to
new fields,

suitable for growing low-elevation crops. The fields have favorable soil
and soil ratings; the terrain is gently sloping; the climate is mild and
access is good. A water allocation of 1.1 million gallons per day from
itch is sufficient to irrigate about 314 acres in diversified crops.

hese agronomic conditions, the lands within the Petition Area are suitable
a variety of commercial crops including, but not limited to: beans, herbs,
sery products, leafy vegetables, squashes, melons, tropical fruits, root
and summer seed corn.

Aloun Farms. Since 2002, 446 acres of the 576-acre Koa Ridge Makai
a have been leased to Aloun Farms which farms about 325 acres. Aloun
5 the land to grow leafy vegetables for the Honolulu market and seed corn

Aloun Farms’ operations on the Koa Ridge Makai lands provide an
4 jobs, or about 24% of the total jobs it supports.

replace the land lost to the Project and to allow an orderly transition to
Castle & Cooke Homes Hawai'i arranged for Dole Food Company

Hawai'i to issue a license to Aloun Farms for about 335 acres of former pineapple

land locate
Farmsto g
operating «
Ridge Maks

Because of
not have a
adjustment
different ag
Also, Alour
irrigation sy

d north of the Dole Plantation. The replacement land will allow Aloun
row the same crops and maintain about the same production, revenues,
rosts, delivery costs, employment and payroll as would occur at Koa
:TH

the replacement lands that have been made available, the Project will
significant impact on the operations of Aloun Farms. However, some
5 in varieties and cultivation practices might be required due to slightly
ronomic conditions (e.g., soils, temperature, solar radiation, and rainfalf).
Farms could incur additional expenditures to prepare the soils and
stems for their particular crops.




Impact on Grazing Operations. Since 2000, 186 acres of the 191-acre Castle &
Cooke Waiawa Petition Area have been leased to the Flying R Livestock Company
for cattle grazing. In addition to the Petition Area, Flying R Livestock Company’s
operation at|Waiawa encompasses an additional 218 acres of adjoining gulich land.
One part-time rancher is required to manage about 40 cow-and-calf units and three
bulls that graze on the 404 total acres.

Development of the Project would eliminate cattle grazing in the Project Area and
adjoining gulch lands. However, the proposed development is expected to have no
significant impact on cattle production or employment since the herd at Castle &
Cooke Waiawa, as well as the herd at Waiawa Ridge, can be moved onto the
rancher’s leased land at Koa Ridge Mauka (about 625 acres) and the North Shore
(about 3,300 acres). Furthermore, the supply of grazing land in Hawali'i is very large
—over 50,000 acres on O'ahu alone—and has increased statewide due to the
contraction of plantation agriculture.

Land Available for Diversified Crops. The contraction and closure of sugarcane
and pineapple plantations have released an enormous amount of farmland that can
now be used for other crops. As of January 2010, over 177,000 acres remained
available statewide for farming. On O'ahu, over 15,000 acres of former plantation
land remain| available (updated), including about 2,500 acres in upper Kunia, about
8,500 acres on the North Shore, over 2,700 acres near Kahuku, and about 1,700
acres scattered throughout other parts of the island.

Most of the
and A or B
calories per
lands have
Ridge Maka

former plantation fand has high-quality soils (rated Prime under ALISH,
by the LSB), ample sunshine (annual average of about 450 or more
square centimeter), and access o irrigation water. Thus, most of these

soil ratings, solar radiation, and access to irrigation water similar to Koa

i and Castle & Cooke Waiawa.

Acreage Trends, Diversified Crops. Regarding the growth trends of diversified

crops, acre

age has not changed significantly since 1995.

Some crops have

expanded in acreage (e.g., seed corn), while other crops have declined in acreage
(e.g., fresh Vegetables and melons).

Impact on
acres of far

the Growth of Diversified Crop Farming. The Project will commit 565
m land to a non-agricultural use. In view of the available supply of farm




land (177,000+ acres statewide and 15,000+ acres on O'ahu), the development of
this land—combined with the other planned developments in Hawai'i—involves the
loss of too little farm land to significantly affect either (1) the growth of diversified
crop farming (which has not grown significantly in acreage since 1995), or (2) the
relocation of farms that are being displaced or could be displaced from Central
O'ahu and “Ewa. In summary, good farmland is not the factor limiting the growth of

diversified crop farming.

Food Self-Sufficiency. During the Draft EIS review period, we were asked to take a
closer look at how committing 565 acres of farm land to non-agricultural uses would
affect our State’s ability to increase its food self-sufficiency. In our research, we
found that léss than 12,500 acres of Hawai'i's farmland are used to supply fresh
fruits and vegetables consumed in Hawai'i. According to the University of Hawai'i
College of Tropical Agriculture and Human Resources, this local supply is about one-
third of the State’s total fresh fruit and vegetable consumption, with the remaining
two-thirds being supplied by imports. Thus, less than 25,000 additional acres would
be needed for 100% self-sufficiency in fresh fruits and vegetables [(12,500 acres X
3) - (the existing 12,500 acres)]. In practice, acreage requirements would be much
less than 25,000 acres since many imports cannot be grown profitably in Hawai'.
Subtracting the 25,000 acres required for 100% self-sufficiency from the 177,000+
available acfes would leave over 150,000 acres to accommodate growth in demand
as a result of population growth.

Replacing imports of beef, pork, eggs, and fresh milk with locally-raised products
would not require high-quality farmland unless feed crops could be grown locally.
Unfortunately, a number of commercial attempts to grow grains and alfalfa in Hawai'i
have been Unsuccessful.  The major problems have been (1) pests, particularly
birds that eat the grains before thy are harvested; (2) humidity that is too high for
drying alfalfa property; and (3) high production costs compared to those of mainland
farms.

Summary of Findings. My findings indicate that the proposed development is not
expected to have a significant adverse impact on agriculture. Replacement lands
are being made available to Aloun Farms. The Flying R Livestock Company has
sufficient land to relocate its herd. And sufficient land is available to achieve 100%
self-sufficiency in fresh fruit and vegetables, and to accommodate future growth.




Decision A

Bruce Plasch i
specializes in th

BRUCES. PLASCH, PH.D.

nalysts Hawai'i, Inc.

. owner and President of DAHI, an economic and financial consultancy that
le economies of Hawai'i and the Pacific basin.

Areas of E

*

Land

Econon
tive ady
ties; tou
comme
port ser

Xpertise

nic Development: community, regional and island development; compara-
antages of economic activities; exports, import substitution, support activi-
Irism, recreation, ocean activities, agriculture, forestry, aquaculture, energy,
-cial and industrial activities; infrastructure requirements; government sup-
Lices and incentives; economic models and forecasts.

nd Housing Economics: development forces and patterns, forecasts, values

and rents.

Resourice and Environmental Economies: resource pricing, incentives and disin-

centives, valuation of externalities, and carrying capacity studies.

Econo

impacts

Policy

Expert
ed-case

Market Assessments: market forces, market potential, prices, absorption rates.
Project Feasibility: profitability, project financing, cash-flow analysis.
Valuations: leases, businesses, contracts, lost earnings.

ic Benefits and Impacts: employment, community benefits, demographic
, government revenues and expenditures.

Analyses: planning reports, position papers, analysis.

Witness Testimony: government commissions, legislative bodies, contest-
hearings, court trials.

Education

B.S. (1
eral art

Ph.D. (
speciall

1971) and M.S. (1966), Engineering-Economic Systems, Stanford University,
izing in economics, finance, and quantitative analysis.

965), University of California, supplemented with an additional year of lib-
5.

Profession

Hawaii

.

Preside
Assistd

al Experience
_based economic and financial consultant since 1971.

nt of DAHI since since 1979.
nt Professor (economics and statistics), University of Hawai'i, 1970 to 1973.

Contact

«  Mailing Address: 1655 Kamole Street, Honolulu, HI 96821-1425

Office

(808) 373-9364 « Fax: (808) 373-9590 - E-mail: bplasch@hawaii.rr.com




PROFESSIONAL QUALIFICATIONS

Name: SlLarla M. Nakashima

Title: Enwvironmental Scientist

Education: BS, Chemistry, University of Hawaii at Manoa, 2000
Training: OSHA 40 Hour HAZWOPER

DOT Hazardous Materials Handling

Experience: EnviroServices & Training Center, LLC, Environmental Chemist, 2000 to Present.
Uhiversity of Hawaii, Chemistry Department, Graduate Research Assistant, 2000.

Ms. Nakashima’s primary responsibilities are conducting Phase I and It environmental site assessments. She is also
the lead person to ponduct data QA/QC/validation/reduction. Ms. Nakashima possesses experience in operating
global positioning system (GPS) instrumentation and conducting hazardous materials inventories/classifications/
segregations/compatibility determinations.




Phase I Environm
Professional. Ms.

of Hawalii in accor
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Phase II Environ

Hawaii, Lanai; Project Manager.

PAST PROJECT EXPERIENCE

Sharla M. Nakashima

ental Site Assessments on the Islands of Oahu, Maui, Kauai, Hawaii, Lanai; Environmental
Nakashima has conducted numerous Phase I environmental site assessments throughout the State
dance with generally accepted Phase I industry protocol as described in the ASTM E-1527
fy “all appropriate inquiry” as defined in 42 United States Code (U.S.C.) §9601(35)B). Work
mercial, industrial, agricultural, condemned, and residential land ranging in size from small
2.0 acres) to larger properties (greater than 300.0 acres).

ental Site Assessments/Site Screening Assessments on the Islands of Oahu, Maui, Kauai,
Ms. Nakashima has performed numerous Phase II environmental site

assessments and site screening assessments throughout the State of Hawaii. Projects included surface soil
investigation utilizing both multi-incremental and discrete sampling protocols and subsurface soil/groundwater
investigations using| hand tools, direct-push rig, and hollow-stem augering techniques. Contaminants investigated

included petroleum

Phase II Environ

utilized Trimble N
Systems (GIS) app
sample locations or|
planning and report

Underground Sto
has closed numero
performed in accor

petroleum-related compounds, heavy metals, pesticides/herbicides, PCBs, and dioxins/furans.

Iental Site Assessments/Site Screening Activities; GPS Team Leader. Ms. Nakashima
avigation Global Positioning System (GPS) instrumentation and Geographical Information
ications for numerous projects to identify/locate pre-determined sample locations, document
site features, and/or identify property limits. GIS data obtained were incorporated in both the
ng phases of applicable projects.

ge Tank (UST) Closure and Release Response; Environmental Scientist. Ms. Nakashima
s UST systems throughout the State of Hawaii. Closure and release response activities were
ance with Hawaii Administrative Rules 11-281. Duties included coordination and management

of various subcontractors, documentation of closure (both removal and close in place), release assessment sample

collection, site re
preparation.

Voluntary Respo
Manager. Ms. N:

diation, waste profiling/packaging/disposal, communication with State regulators, and repott

se Program (VRP) Site Assessment and Remediation; Environmental Scientist/Project
ashima has served as both environmental scientist and project manager on several VRP projects

on the Island of Ohhu. Ms. Nakashima worked on all phases of the VRP, including project scoping, planning

document preparati

sampling, and repo
metals, pesticides/h

Industrial Wastew
IWDP which authg

n, field sampling, data assessment, contaminated media removal/remediation, confirmation
preparation. Contaminants addressed included petroleum/petroleum-related compounds, heavy
erbicides, PCBs, and dioxins/furans.

ater Discharge Permitting (IWDP), Environmental Scientist. Ms. Nakashima acquired an
rized the facility to discharge industrial wastewater into the City and County of Honolulu’s

publicly owned treatment works (POTW) under Chapter 14 of the Revised Ordinances of Honolulu.

Underground Inje
permit for two dry
application proceduj

Hazardous Mater:

survey at over sixty

and Hawaii. Wo

ction Control (UIC) Permitting, Environmental Scientist. Ms. Nakashima acquired a UIC
wells located at a car rental facility in Kona, Hawaii. Work included investigation and
res required by the Hawaii Department of Health-Safe Drinking Water Branch.

als Inventory, Environmental Chemist. Ms. Nakashima conducted a hazardous materials
(60) public intermediate and high schools on the islands of Oahu, Kauai, Maui, Molokai, Lanai
k included identification and categorizing of over 30,000 hazardous materials, conducting

photographic documentation, and determining NFPA labeling requirements for classroom storage areas potentially
containing hazardoys materials.

Household Hazar
collection of HHW
labeling, transporta

ous Waste (HHW) Collection, Environmental Scientist. Ms. Nakashima assisted with the
in Honolulu, Lahaina, Wailuku, Hilo, and Kona. Tasks included identification, packaging,
ion and disposition of HHW in accordance with OSHA, EPA, and DOT protocol.




Hazardous Waste
disposal of various

Characterization and/or Disposal, Environmental Scientist. Ms. Nakashima assisted in the
chemicals and hazardous wastes at an abandoned laboratory in Waimanalo, Oahu. Additional

sites included several public intermediate and high schools. Tasks included identification, packaging, labeling,
transportation and disposition of hazardous waste in accordance with OSHA, EPA, DOT, and local regulations.

Asbestos Air-Monitoring, City and County — Department of Agriculture, Environmental Scientist. Ms.
Nakashima assisted|and/or conducted air monitoring using low volume sampling pumps during asbestos abatement

activities.

Laboratory Studies, Research Assistant. Ms. Nakashima conducted studies of protein conformational dynamics
through photothermal methods and purified horse heart myoglobin within thin layered polymer slides and organic
solvents. Lab experience also included utilization of Gas Chromatogrpahy (GC) -Mass Spectrometry (MS), High
Performance Liquid Chromatography (HPLC), Nuclear Magnetic Resonance (NMR), Infrared (IR) spectrometry,
and Ultraviolet/Visible (UV-VIS) Spectrometer.
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