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BEFORE THE LAND USE COMMISSION

OF THE STATE OF HAWATIZX

In the Matter of the Petition of DOCKET NO. AB9-~646

LILIUCKALANI TRUST LILTUOKATANI TRUST

To Amend the Land Use District
Boundary to Reclassify Approximately
1,135 Acres of land from the
Agricultural and the Conservation
Districts to the Urban District at
Keahuolu, North Kona, Hawaii, State
of Hawali, Tax Map Key No.: 7-4-08:
Porticon of 2 and Portion of 12

FINDINGS OF FACT, CONCLUSIONS OF LAW, AND DECISION
AND ORDER ACCEPTING AN ENVIRONMENTAIL IMPACT
STATEMENT FOR A STATE LAND USE DISTRICT
BOUNDARY AMENDMENT

The Land Use Commission (hereinafter "Commission"),
having examined the Final Environmental Impact Statement
("FEIS"), filed by Philip Ching, Trustee of the Liliuokalani
Trust (hereinafter "Petitioner") on August 4, 1990, hereby
makes the following Findings of Fact, Conclusions of Law and
Decision and Order:

FINDINGS OF FACT

DESCRIPTION OF AFFECTED PROPERTY AND PROPOSED DEVELOPMENT

1. The subject property consists of approximately
1,135 acres of land located at Keahuolu, North Keona, Island of
Hawail, Tax Map Key Number: 7-4-08: portion of 2 and portion
of 12 (hereinafter the "Property"). The subject property
extends east from the 0ld Kona Airport Park, mauka to Palani
Road, and north from the intersection of Palani Road and Queen

Kaahumanu Highway to the Kealakehe Landfill.



2. The Property ranges in elevaticon from below 10
feet at the makai boundary to approximately 780 feet at the
mauka end. The terrain is an undulating surface of a’a and
pahoehoe lava with little soil cover. The slope of the makail
portion of the property below Queen Kaahumanu Highway ranges
from 0-5 percent. The slope of the mauka portion of the
property above Queen Kaahumanu Highway ranges from 5-10 percent
with an averade slope of 6.5 percent.

3. The property is presently undeveloped lava fields
with scattered trees and grasses and dense stands of kiawe at
the mauka end of the property.

4. Petitioner proposes to reclassify approximately
1,135 acres from the Agricultural District and the Conservation
District to the Urban District to develop the property for
urban expansion, a residential community, a business expansion
area, and a regional transportation network.

5. The project as proposed is low-density in nature,
featuring low-rise buildings, pedestrian oriented spaces and
courtyards to accommodate a growing community.

PROCEDURAL MATTERS

6. On August 4, 1989, Petitioner submitted its
petition to amend the district boundary of the Property from
the Conservation and Agricultural Districts to the Urban
District. The petition included an environmental assessment as
required by Section 343-5(a)(7), Hawaii Revised Statutes

("HRSY), as amended.



7. On August 24, 1989 and by Order filed on
September 13, 1989, the Commission required Petitioner to
prepare an environmental impact statement, pursuant to Chapter
343, HRS.

8. A FEIS was prepared by Petitioner and submitted
tc the Commission on October 19, 1990.

CONTENTS REQUIREMENTS

9. The FEIS contains the required summary sheet,
description of the project, description of the environmental
setting, information regarding the relationship of the proposed
action to land use plans, policies, and controls for the
affected area; information of the proposed action on the
environment; information on adverse environmental effects that
cannot be avoided; offsetting considerations of governmental
policies; alternatives to the proposed action; information
regarding the relationship between local shorter-term uses of
the environment and the maintenance and enhancement of
long-term productivity; mitigation measures; identification of
any irreversible and irretrievable commitment of resources; a
list of the organizations and persons ceonsulted; and a list of
necessary approvals.

RESPONSE TQO COMMENTS

10. The Petitioner responded to timely comments
received during the review process. Comments and responses

have been appended to the FEIS.



CONCLUSIONS OF LAW

Pursuant to Chapter 343, Hawaill Revised Statutes, as
amended, and Chapter 200 of Title 11, Hawail Administrative
Rules, entitled "Environmental Impact Statement Rules,"” the
Commission concludes that Petitioner has satisfied the criteria
and procedures for acceptance of a Final Environmental Impact
Statement and the requirements of Section 11-200-23 of Hawaii
Administrative Rules,

ORDER

IT IS HEREBY ORDERED that the Final Environmental
Impact Statement submitted by Philip Ching, Trustee of
Liliuokalani Trust under Docket No. A89-646 be and the same is
hereby accepted pursuant to Chapter 343, Hawail Revised
Statutes, and Chapter 200 of Title 11, Hawaii Administrative
Rules.

IT IS FURTHER ORDERED that the subiect petition under
Docket No. A89-646/Liliuckalani Trust is accepted for filing as
of November 15, 1890,

Done this 1lth day of December 1990, per motion of
November 15, 1990 at Kapaa, Kaual.

LAND USE COMMISSION
STATE OF HAWAIIL

f<%2@@4;mw%2 . f?aﬁél
By RENTON L.K. NIP 7
Chairman and Commissioner
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CHAPTER I

INTRODUCTION AND SUMMARY.

1. APPLICANT AND BRIEF PROJECT SUMMARY

The applicant is the Liliuokalani Trust Estate (herein after called “the Trust”), a non-profit
public benefit organization. The Trust is proposing to lease for development 1,135 acres of its
land immediately north of Kailua town. This land is part of a 4,000-acre ocean to mountain top
ahupua’a left to the Trust by Queen Liliuokalani in her will for the purpose of assisting orphaned
Hawaiian children.

The proposed project consists of the four principal elements, an Urban Expansion Area, a
Residential Community, a Business Expansion Area, and a Regional Transportation Network.
The Trust intends to retain ownership of the Urban Expansion Area and the Business Expansion
Area, sell the Residential Development Area to the State of Hawaii, and participate with the State,
County, and other land owners in the construction and dedication of regional infrastructure,
including the Regional Transportation Network. For those areas retained by the Trust, developers
will be selected to construct the individual projects according to specifications established by the
Trust. Restrictive covenants will be established to guide the development, operation and
maintenance of buildings and facilities developed on Trust property. Lease rents derived from the
various projects will provide the Trust with a major source of new revenue to support its
beneficiaries.

2, PROPOSED GOVERNMENT ACTION

This environmental impact statement is prepared in accordance with Chapter 343, Hawaii
Revised Statutes and the rules and regulations of the Office of Environmental Quality Control. It
has been determined that the environmental impact statement is required pursuant to Chapter 200 of
Title 11, Department of Health, Administrative Rules, Subchapter 5(b). This document is being
prepared to accompany a Petition for Boundary Reclassification from Conservation and Agricuiture
to Urban which was filed with the State Land Use Commission on August 4, 1989 and is
identified as Petition No. A89-646.

3. PURPOSE OF THIS DOCUMENT

The purpose of this document is to identify and assess environmental and social impacts
that could result from the development of the Keahuolu Lands, Preparation of an Environmental
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Impact Statemnent requires a detailed analysis of the subject property and the proposed action. This
process enables the applicant to identify weaknesses or inconsistencies in the project plan, propose
mitigation measures designed to address potentially significant adverse impacts, respond to critical
public and private review of the project, and ultimately create a well-planned project that is
sensitive to the physical, natural and social environment within which it is proposed.

4. STATEMENT OF OBJECTIVES

The development proposal envisions a new urban expansion for the West Hawaii area
surrounded up slope by a series of residential villages. The urban expansion incorporates land
uses which are vital to a growing community and creates an activity core for the region. In
realizing this development concept, the Trust hopes to achieve several major objectives:

Preserve the character and lifestyle of the historic Kailua Village area.

Improve existing and future traffic circulation in the Kailua area.

Assist in Implementing the State and County’s growth polices.

Increase the income earned by the Trust to better serve the growing needs of its

beneficiaries.

« Balance private and public benefits derived from the various project components.

« Preserve significant historic sites on the property and regulate development in a manner that
will enhance the tradiional Hawaiian character and culture of the area.

+ Separate industrial and commercial land uses in a manner that will benefit both.

« Maximize pedestrian access to facilities and amenities in the project.

 Encourage development consistent with a low-rise, open space character of the existing
community.

« Create an attractive landscaped environment with many shade trees to promote pedesirian-

oriented activity.

5. PROJECT DESCRIPTION
5.1 PROJECT SETTING

The proposed project consists of an approximately 1,135 acre portion of the Keahuolu
ahupua'a in North Kona and is identified as Tax Map Key Numbers of the Third District: 7-4-08:
portion 2 and 7-4-08: portion 12. The project area extends east from the Old Kona Airport Park
mauka to Palani Road in the vicinity of Queen Liliuokalani Village, a distance of about twoand a
half miles, and north from the intersection of Palani Road and Queen Kaahumanu Highway to the
Kealakehe Landfill, a distance of just over a mile. An 865-acre parcel makai of Queen Kaahumanu
Highway, which contains the Pawai Bay Beach and family recreation area, is part of the original
ahupua’a but is not included in this environmental impact statement or the proposed development
plan.
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Resort growth proposed in South Kohala and North Kona over the next twenty or more
years is expected to result in a significant expansion of Kailua-Kona’s population, creating an
increasing demand for the expansion of existing urban areas to provide office, commercial, light
industrial land uses, as well as new residential opportunities. As West Hawaii’s existing regional
center, Kailua-Kona is the focus of planning efforts by the State, County and private land owners.

5.2 PROPOSED DEVELOPMENT

As discussed above, the proposed project consists of the four principal elements, an Urban
Expansion Area, a Residential Community, 2 Business Expansion Ares, and a Regional
Transportation Network.

The 465-acre Urban Expansion Area is proposed as the central element of urban expansion
in the North Kona region. It will provide a variety of land uses which combine to create a new
region-serving activity center for Kailua, Included in this area are the following proposed uses: a
145-acre Regional Shopping Center; a 20-acre Financial Plaza: a 35-acre Regional Hospital; a 25-
acre Professional Plaza including medical offices; a 20-acre Business Hotel: a 30-acre Civic and
Cultural Center; as well as 65 additional acres of commerical land, 95 acres for Office expansion,
and 30 acres of Open Space, Park, and an Historic Reserve which contains numerous
archaeological sites. '

A 450-acre area including all of that portion of the project mauka of the center line of a
planned Mid-Level Roadway, which creates the easten boundary of the Urban Expansion Area, is
proposed for sale to the State of Hawaii, The land uses for this mauka area will, subsequently, be
determined by the State of Hawaii rather than by the Trustees. A number of alternative uses have
been considered including affordable and market housing, a West Hawaii university campus, and a
regional sports facility. However, it is anticipated for the purposes of this study that the entire 450
acres will be developed as a residential community.

The third component consists of approximately 229 acres of land located makai of Queen
Kaahumanu Highway between the Trust’s Conservation district land and the Kona Industrial
Subdivision 100-acre expansion area. This parcel is proposed for long-term development as a
mixed-use expansion area for retail, commercial and wholesale businesses, and recreational uses.
It includes the Kona Children’s Center which presently occupies a small parcel within the proposed
expansion area and has leased an adjoining parcel to a privately-owned aquaculture project.
Because the Business Expansion Area is proposed for development in a later phase of the project,
the activities of the Kona Children’s Center will not be disrupted in the foreseeable future.
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Finally, the Trust proposes a Regional Transportation Network be implemented in
coordination with development projects proposed by landowners throughout the area. The
Regional Transportation Network is designed to relieve major traffic problems, especially in the
area of Palani Road and Queen Kaahumanu Highway. The components of this system include the
following:

1) A 300-foot wide setback for Queen Kaahumanu Highway to provide space for
the eventual expansion of Queen Kaahumanu Highway and/or a frontage road
along the mauka side of the highway.

2) A new mauka-makai roadway extending through the subject property,
tentatively called the Queen Liliuokalani Boulevard. It will consist of a 120-foot
right-of-way and provide access to the proposed project including the proposed
Regional Shopping Center and help to reduce traffic congestion on Palani Road.

3) A Mid-Level Roadway separating the proposed urban expansion from the
proposed Residential Development on the 450 acres to be purchased by the
State. This roadway would consist of a 120 foot right-of-way with two lanes -
generally paralleling Queen Kaahumanu Highway.

4) A secondary roadway (Road “A") consisting of a 60 foot right-of-way linking
the northern portion of the urban expansion to Queen Liliuokalani Boulevard.

5) Waena Drive, a 60-foot right-of-way depicted by the HFDC in its Kealakehe
Planned Community Concept Plan and by the County of Hawaii in its Keahole
to Kailua Development Plan. It provides a link from Palani Road to the
proposed Kealakehe development.

5.3 PROPOSED INFRASTRUCTURE
5.3.1 Water

At full buildout, total daily demand for water will reach 2.88 million gallons. The water
will be provided by wells to be developed above the 1,600-foot elevation at sites along Mamalahoa
Highway on Trust property. At full development, a total storage of about 4 million gallons (MG)
will be required for the project and will be distributed among three reservoirs. The system will
also include all the necessary transmission lines to residential and non-residential land uses as well
as complete fire-protection hydrant system.
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5.3.2 Wastewater

The entire project will be linked to the Kealakehe Sewage Treatment Plant, now under
construction on the makai Kealakehe parcel. The project will generate approximately 2.98 million
gallons per day of wastewater,

5.3.3 Drinage

Drainage for the entire project will be handled by drywells to be situated within road right-
of-ways wherever possible.

5.3.4 Electrical Energy

At full build out, the proposed development will require over 50 megawatts, This is based
upon an analysis of watts per square foot of development at maximum density. The actual
electrical energy demand is expected to be considerably lower, however, since the project is
envisioned at relatively low densities. This will result in the need for the development of one or
more new substation transformers and a new region-serving 69 KV transmission line. Major
transmission lines will be located along primary arterial roadways.

6. SUMMARY OF IMPACTS

Impacts to the physical and social environment will result from the development of the
proposed project. Adverse impacts will be miti gated where possible and offset by benefits
resulting from the project.

6.1  SHORT-TERM CONSTRUCTION PERIOD IMPACTS

* Increases in air-borne particulate matter (fugitive dust) and exhaust emissions from on-
site construction equipment.

* Increased construction vehicle traffic, vehicle emissions and raffic noise.

* Increase in surface water run-off and drainage.
6.2 LONG-TERM IMPACTS

* Permanent changes to the topography of the area due to grading and site improvements.
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» Increases in storm run-off.

» Changed visual character of the site,

» Loss of existing flora due to grading.

» Changed air quality due to exhaust emissions from increases in vehicular traffic,
+ Increase in vehicular traffic noise.

» Loss of some archaeological sites.

* Increase in resident population, employment opportunities, and housing units.

* Increase in vehicular traffic.

* Increase in direct sales and rental income, as well as public revenues.

* Increase in demand for public utilities, including water service, wastewater treatment,
solid waste disposal, storm water drainage, and electrical energy.

* Increase in demand for public facilities and services, including recreational
apportunities, public education, pubiic health care services, and protective services.

7. SUMMARY OF PROPOSED MITIGATION MEASURES

Mitigation measures to reduce adverse environmental and social impacts address both
short-term and long-term impacts. Short-term mitigation measures include performing
construction activities (clearing, grading and grubbing) in compliance with applicable air and noise
quality regulations to minimize potential fugitive dust and noise impacts on adjacent developed
areas. To ensure compliance with state regulations, a dust control plan must be implemented.
Watering will be used to control construction-generated dust and open-bodied trucks will be
covered when transporting dirt or dust producing materials. In addition, all construction will be
subject to all relevant county and state permit procedures and reviews.

Major mitigation measures to address long-term impacts include:

* Design and construction of a drainage infrastructure system to accommodate increases
in run-off and drainage.

* Adherence to appropriate building codes and standards and the inclusion of evacuation
routes and a civil defense warning system to address natural hazard concemns.

* Use of native plants in landscaping and retention of natural area wherever practicable.
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* Compliance with applicable federal, state and county archaeological, historical and
cultural features preservation laws, rules and regulations, and the recommendations of
consuiting archaeologists.

* Creation of an Historic Reserve to preserve unique archaeological features,

** Inclusion of a Regional Transportation Network including a new mauka-makai
roadway, setbacks from Queen Kaahumany Highway, and a new Mid-Leve] Roadway.

* Promote transportation alternatives such as bus service, car pooling, and staggered
work hours to help reduce vehicle emissions (These mitigative measures are beyond the
control of a single developer).

* Development of water infrastructure to serve the project including new source wells and
a transmission system.

* Development of waste water infrastructure in full compliance with applicable federal,
state, and county regulations.

8. SUMMARY OF ALTERNATIVES CONSIDERED

In addition to the “no action™ alternative, five alternative uses of the subject property were
considered, including development of the lands for agricultural purposes, park uses, resource
extraction, residential development and resort development. In general, none of the alternatives
evaluated provide the degree of satisfaction of meeting the project objectives as well as the
preferred alternative. They have greater adverse environmental impacts or have higher on-site and
off-site infrastructural costs. Further, the alternatives would not allow the state and county overall
goals and objectives regarding the project area to be met as well as the preferred alternative.

9. SUMMARY OF UNRESOLVED ISSUES

The Trust is aware of many questions and public concerns at this time regarding the
proposed project. The Trust has been and will continue to work with the various state and county
agencies, residents and business persons of the area, as well as elected officials to assure the final
development plans meet the Trust's objectives and satisfactorily address concerns that have been
raised to date,

10. SUMMARY OF COMPATIBILITY WITH LAND USE PLANS AND
POLICIES

The proposed project is generally consistent with the applicable Hawaii State Plan and
various Functional Plans, the County General Plan and various Community Plan goals, policies
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and standards relating to the future growth and development of the West Hawaii/Kailua-Kona area.

11. NECESSARY APPROVALS AND PERMITS

Following is a list of major approvals and permits required for the implementation of the
proposed project. Additional permits and approvals may be necessary. In addition to State Land
Use Commission approval for redesignation of land use districts, the Trust will seek necessary
State and County approvals for the development of the project.

Permit or Approval
Land Use Boundary Amendment

General Plan Amendment
Well Construction Permit

Pump Installation Permit

Potable Water System Approval

Underground Injection Control Line Approval

Water Master Plan Approval
Drainage Master Plan Approval
Change of Zoning

Special Management Area Permit
Subdivisi_on Approval

Building and Grading Permits

Authority

State Land Use Commission
Hawaii County Council

State Commission on Water Resource
Management

State Commission on Water Resource
Management

State Department of Health

State Department of Health

Hawaii County Board of Water Supply
Hawaii County Department of Public Works
Hawaii County Council

Hawaii County Planning Commission
Hawaii County Planning Department
Hawaii County Planning Department
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CHAPTER II
RESCRIPTION OF THE PROPOSED PROJECT

1. REGIONAL SETTING

The proposed-project is located in the district of North Kona on the western side of the
Island of Hawaii immediately north of and adjacent to the town of Kailua, as depicted in Figure II-
1. The district of North Kona includes coastal and inland areas situated between Nenue Point to the
south and Anaeho’omalu Bay to the north, a portion of the northwestern slope of Mauna Loa
extending to its surnmit, and Hualalai mountain. Urban settlements in the district include the
principal town of Kailua and the villages or settlements of Pu’uanahulu, Puy Waawaa Ranch,
Huehue Ranch, Kalaoa, Honokohau, Holualoa, Kahalu’u, Honalo, Kainaliu, and Kealakekua, as
well as a number of smaller communities and residential subdivisions. Major transportation
facilities in the district include the Queen Kaahumanu Highway linking Kailua to Kawaihae, the
Hawaii Belt Road (Mamalahoa Highway), the Keahole Regional Airport, and the Honokohau
small boat harbor.

Kailua is the population, economic, and activity center of the western side of the Island of
Hawaii and is intersected by the region’s three principal arterial roadways; Queen Kaahumanu
Highway, Palani Road, and Kuakini Highway. In July, 1987, North Kona had a population of
20,500, an increase of 49% over its population of 13,748 in 1980. The town is situated along the
shoreline of Kailua Bay and extends eastward to the intersection of Palani Road and Queen
Kaahumanu Highway and then south along the lower slopes of Hualalai, Historically, the town
and its surrounding communities depended upon agriculture as their major source of employment
and income. However, since the rapid growth of the State’s visitor industry, beginning in the mid-
1960’s, Kailua has become an important visitor destination. With the development of the King
Kamehameha Hotel and Kona Hilton in the Historic Kailua Village area and the opening of the
Keauhou resort area on the coast five miles to the south, Kailua has become a rapidly growin g
visitor center. '

In addition to visitor oriented developments in the immediate vicinity of Kailua, the
development of the South Kohala coastline between Kawaihae and Anaeho’omalu as a major
visitor destination area has increased the importance of Kailua as an economic center. These
developments have contributed to increased resident and visitor populations, traffic congestion, the
demand for goods and services, and a host of new commercial developments. In the course of
twenty years, Kailua has been transformed from a sleepy little village noted for its proximity to
excellent deep-sea fishing grounds to a bustling center of commercial tourism.
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2. PROJECT BACKGROUND

In 1911, Queen Lilivokalani placed in trust over 1 1,000 acres of herland. The Queen’s
intent was that income derived from the sale or lease of these lands was to be used to assist
orphaned Hawatian children. Included in these lands was an ahupud'a of approximately 4,000
acres just north of Kailua. This property extends along the ocean from Kuka'ilimoku Point to
Kaiwi Point and inland to the 3,600 foot elevation.

The Lilivokalani Trust Estate (herein after called “the Trust”) is a non-profit organization. It
is administered by three lifetime trustees who are approved by the First Circuit Court. The current
Trustees are: Monsignor Charles Kekumano, David Peters, and First Hawaiian Bank. The mission
of the Liliuokalani Trust Estate is to assist orphaned Hawaiian children by assurin gthateach is
provided a permanent, safe and nurturing home. Its income, after expenses, is used for these
beneficiaries. This is carried out through the Queen Lili’uokalani Children’s Center, a social
service agency. The Children’s Center is staffed by over one hundred people, including almost
sixty professionally trained child welfare social workers. This staff operates from nine offices on
the five major islands; four on Oahu, two on Hawait, and one each on Maui, Kauai and Molokai.
Among the services provided to beneficiaries by the staff professionals are: finding a suitable
home, assisting the child and its new parents in adjusting to one another, developing education
plans, arranging for psychological counseiin g where needed, providing for foster care or adoption
if needed, and extending financial assistance.

The Trust has been assisting orphaned children and other eligible destitute children of
Hawaiian ancestry from its Kona Center since 1979 and from Hilo since 1972. In all, there have
been over 13,000 Big Island children served as beneficiaries. The Kona Children’s Center is
located approximately one mile north of Kailua between Queen Kaahumanu Highway and the Old
Kona Airport beach.

3. DEVELOPMENT CONCEPT

The project area is proposed for reclassification from the State Land Use Agriculture and
Conservation Districts to the State Land Use Urban District to accommodate some of the urban
growth and development projected for West Hawaii. The Trust believes that its properties
immediately adjacent and contiguous to the existing urban area of Kailua provide an appropriate
location for some of this growth.

Population growth and urban expansion in the North Konaregion is resulting, in part,
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from planning decisions made by the State over thirty years ago to redirect growth from Qahu to
the Neighbor Islands. However, this growth and the changes it will bring are viewed by many as
a mixed blessing. While economic growth means new jobs and new opportunities for area
residents, the rural character and values of the Kona community can be easily jeopardized by
inappropriate development. Although new residential growth can mean exciting opportunities for
home ownership, Kona’s traditional sense of community could be disrupted by the steady arrival
of new residents.

The development concept for the proposed project is based upon the Trust’s commitment to
preserve the most vital element of the Kona community; its sense of self. The name “Kona”,
which is used to loosely describe the North and South Kona coastline, is much more than a
geographic description. It captures a feeling of a relaxed and friendly lifestyle that is strongly rural
in character and oriented to the ocean as well as the land. The “Kona” lifestyle immediately brings
to mind warm lazy days, the sparkling blue ocean, and friendly gatherings of neighbors and
family. The Trust recognizes that above all, the “Kona” community must be preserved. Todo so
will require the careful integration of new growth into the community. It will require a look, a feel,
and a texture to new development that is consistent with historic Kona and its lifestyle.

The proposed project includes approximately 1,135 acres and is intended to accommodate
growth for 20 years or more. While the actual development of the Trust property will be phased to
meet the needs of the region and respond to market demand, it is essential to master plan the entire
area to assure its orderly and timely development. Master planning will provide the community
and its decision makers adequate lead time to Plan and implement the infrastructure required to
accommodate growth and to minimize undesirable impacts of new development.

The proposed project is low-density in nature. It features low-rise buildings, pedestrian-
oriented spaces, courtyards, mauka-makai oriented view corridors and breezeways, ample open
space, and extensive landscaped setbacks and buffer zones. The character of the proposed
development is intended to reinforce and extend the existing character of Kailua,

4.  STATEMENT OF OBJECTIVES

The development proposal envisions a new urban expansion for the West Hawaii area
surrounded up slope by a series of residential villages. The urban expansion incorporates land
uses which are vital to a growing community and creates an activity core for the region. In
realizing this development concept, the Trust hopes to achieve several major objectives:
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* Preserve the character and lifestyle of the historic Kailua Village area.
* Improve existing and future traffic circulation in the Kailua area.
* Assistin Implementing the State and County’s growth polices.

* Increase the income eamed by the Trust to better serve the growing needs of its
beneficiaries.

* Balance private and public benefits derived from the various project components,

* Preserve significant historic sites on the property and regulate developmentin a
manner that will enhance the traditional Hawaiian character and culture of the area.

* Separate industrial and commercial land uses in a manner that will benefit both.

* Maximize pedestrian access 1o facilities and amenities in the project.

* Encourage development consistent with a low-rise, open space character of the
existing community.

* Create an attractive landscaped environment with many shade trees to promote
pedestrian-oriented activity. :

5. NEED FOR THE PROJECT

A Market Study conducted specifically for the proposed project concludes that economic
growth for the County of Hawaii in general and West Hawaii in particular are tied directly to the
forecasted growth of the visitor industry. Visitor industry growth will create jobs and economic
opportunity to sustain an expanded resident population which, in turn, will require housing, retail,
light industries, as well as institutional, recreational, and public service facilities.

Recent trends confirm these projects. Not only has West Hawaii’s visitor industry grown
rapidly, but its resident population has expanded as well. The Kona and South Kohala areas have
replaced Hilo as the tourist center for the County of Hawaii and West Hawaii’s resident population
accounted for 40,200 persons, or 34.2 percent of the County total in 1988. Projections indicate
that this figure will increase to 144,200 persons, or 54.7 percent of the County total by 2020.
Overall, the Island of Hawaii should have a very healthy economy.
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The expanding econoriy of West Hawaii will, in turn, require a concentrated planning
effort to coordinate the development of new infrastructure, new residential areas, expanded
commercial and industrial areas, and the careful integration of all these elements to preserve the
best attributes of the Kona area. The existing business district of Kailua is a confusion of mixed-
uses and cross-purposes. Historic Kailua Village has grown into a high-activity visitor center, yet
contains a number of resident-oriented businesses and services, e.g. film processing, which are
increasingly difficult to access during peak business hours. Continuing demand for new
commercial space has converted the Kona Industrial Subdivision into a mix of industrial and
commercial uses. Finally, a rapidly expanding population has increased the demand for vital
services including a regional hospital, schools and government services, and waste disposal. The
sum impact of these changes is a region that is rapidly outgrowing its business district. Whatis
needed is a large urban expansion area, carefully planned to absorb new regional growth while
redistributing existing uses in‘a more functional and esthetically pleasing design.

6. PROJECT DESCRIPTION

The proposed project consists of an approximately 1,135 acre portion of the Keahuoly
ahupua'a in North Kona and is identified as Tax Map Key Numbers of the Third District: 7-4-08:
portion 2 and 7-4-08: portion 12 (see Figure II-2). The project area extends east from the Old
Kona Airport Park mauka to Palani Road in the vicinity of Queen Lilivokalani Village, a distance of
about two and a half miles, and north from the intersection of Palani Road and Queen Kaahumanu
Highway to the Kealakehe Landfill, a distance of just over a mile. It contains two primary land
areas; a generally triangular shaped area north of Palani Road consistin g of approximately 917
acres extending mauka from Queen Kaahumany Hij ghway to the intersection of Palani Road and
Kealakaa Street, and wedge of approximately 229 acres located between Queen Kaahumanu
Highway and the Old Kona Airport Park and bordered on the south by the 100 acre Kona
Industrial Subdivision expansion area, and on the north by the Conservation district lands owned
by the Trust (see Figure II-3).

The proposed project consists of the four principal elements, an Urban Expansion Area, a

Residential Community, a Business Expansion Area, and the Regional Transportation Network, A
summary of the land uses in each element is presented in Table II-1.
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TABLE II-1: LAND USE SUMMARY

Elemen Code Designation
URBAN EXPANSION AREA ( LILIUOKALANI TRUST)
mmercial: Cl Regional Shopping Center
C2 West Commercial
C3 Central Commercial
C4 Civic Center Commercial
ffice: 01 Financial Plaza
02 Professional Plaza
03 Office Square
o4 Mauka Office
05 Office Expansion
Hotel: H Business Hotel
Public Facilities: PF1 Civic and Cultural Center
PF2 Regional Hospital
k nSpace: Pl Central Open Space
P2 Historic Reserve
Subtotal:

RESIDENTIAL COMMUNITY (STATE OF HAWAIT)

Residential: R1
R2
R3
Commercial: NC
Park: NP

Kealakehe Yillages

North Residential

South Residential

Neighborhood Commercial

Neighborhood Park
Subtotal:

BUSINESS EXPANSION AREA ( LILIUOKALANI TRUST)

Office: 06
o7

REGIONAL TRANSPORTATION NETWORK (STATE, COUNTY, QLD
Mid-Level Roadway (120’ R.O.W.)

Streets and Roads: S1
S2
S3
5S4
S5

Note: Total portion of project area (360 acres) proposed for sale to the State includes Residential
Development area (339) plus upper portion of Queen Liliuokalani Boulevard (8 acres),
upper half of Mid-Level Roadway (8 acres) and Waena Drive (5 acres).

QLT Children’s Center (existing)
Makai Business Expansion Area
Subtotal:

145
40
20

20

15
45
35
20
30
35
10
20
465

Queen Liliuokalani Boulevard (120’ R.O.W.) 18

Road “A” (60’ R.O.W.)
Waena Drive (60’ R.O.W.)

Queen Kaahumanu Highway 200’ Setback

Minor Streets
Subtotal:

TOTAL:

II-7
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Figure II-3
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It is intended that the Trust will retain ownership of the Urban Expansion Area and the
Business Expansion Area, sell the Residential Development Area to the State of Hawaii, and
participate with the State, County, and other land owners in the construction and dedication of
regional infrastructure. For those areas retained by the Trust, developers will be selected to
construct the individual projects according to specifications established by the Trust concerning
Floor Area Ratio (F.A.R.), landscaping, open space, setbacks and building heights. Restrictive
covenants will be established to guide the development, operation and maintenance of buildings
and facilities developed on Trust property. Lease rents derived from the various projects will
provide the Trust with 2 major source of new revenue to support its beneficiaries.

6.1 URBANEXPANSION AREA

This 465 acre component of the project is proposed as the central element of urban
expansion in the North Kona region. It will provide a variety of land uses which combine to create
a new region-serving activity center for Kailua. Following is a description of each of the
individual elements proposed for the urban expansion. An index number identifying each element
correlates with the Concept Plan presented in Figure 1I-4.

Regional Shopping Center (C1): This facility is proposed as the first phase of the urban expansion
and will ultimately provide over one million square feet of gross leasable area with approximately
58 acres of parking. Itis envisioned as a spacious, low density and generously landscaped facility
containing several major department stores and anchor tenants and a variety of smaller shops and
stores. Located on a 145 acre parcel near the intersection of Palani Road and Queen Kaahumanu
Highway, the shopping center will have excellent visibility and access. The facility is proposed to
attract residents and is not intended to provide direct competition with or replace existing shops and
outlets in Historic Kailua Town. At ultimate buildout, the shopping center could employ up to
3,700 persons.

Historic Reserve (P2): Although there are a number of historic sites scattered throughout the
proposed project area, a large concentration of them have been identified near a remnant of
Kuakini Wall just north of Palani Road. The number and diversity of these sites are a valuable
cultural asset to the Kailua community as well as to the entire West Hawaii region. In recognition
of their cultural and educational significance it is proposed that these sites be set aside or
preservation as an Historic Reserve. Interpretive development for the sites within the 20 acre
(approximately) area would include a self-guided pathway and signage. Preservation of the sites
would be conducted in full cooperation with the State’s Historic Sites Office and local civic and
cultural organizations to ensure that the proposed preservation is appropriate.
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Financial Plaza (O1): Situated at an intersection of Queen Kaahumanu Highway and a new mauka-
makai roadway, the Financial Plaza will be located ona 20 acre parcel across from the Regional
Shopping Center. It is intended to provide up to 175,000 feet of gross leasable area and will
include a spacious tree-lined pedestrian mall linking the various financial institutions, banks, real
estate offices and insurance companies in a campus like setting. In keeping with the low density
character proposed for the entire development project, the Financial Plaza will be landscaped with a
variety of large canopy trees and palms and individual buildings will be sited to preserve view
corridors. With a distinctive pedestrian orientation, the plaza will be designed to eventually
become the financial center of West Hawaii.

Business Hotel (H): Located mauka of the Financial Plaza on a 20 acre parcel, this facility is
proposed to provide the business traveler with strategically located accommodations within the
urban expansion. The hotel i$ proposed to contain about 250 rooms and will be designed as a low-
rise facility allowing its low profile to blend in with the landscaped surroundings. It is intended
that the hotel would target the business traveler.

Regional Hospital (PF2): Proposed to contain up to 120 beds, this facility will be sited ona 35
acre parcel of land at the intersection of a new Mid-Level roadway and a new mauka-makai
roadway. This location will afford convenient vehicular access from the region’s major highways
and will be within ten minutes traveling time from the Keahole Airport. Also, the proposed site is
large enough to accommodate a helipad should it be deemed necessary. In addition to the hospital
itself, the site is intended to include an emergency clinic and all necessary support services.

Professional Plaza (O2): Situated between the Regional Hospital and the Business Hotel, this
facility would serve as a major office complex for the region. Located on 25 acres of land, the
plaza is intended to contain over 200,000 square feet of gross leasable area at full build out.
Designed with the same concern for open space and density as the Financial Plaza, this plaza will
provide a similar campus setting. Its proximity to the Regional Hospital will make it ideal for
private medical and dental offices, medical laboratories, and out-patient services.

Community Shopping Center (C2): Unlike the Regional Shopping Center, this facility will be
anchored by one or more major supermarkets and drug stores, together with a mix of restaurants
and businesses designed to serve the regional commuter as well as the community resident. With
over 340,000 square feet of gross leasable area, the Community Shopping Center is intended to
eventually employ over 1,000 persons. The facility will provide ample parking for its employees
as well as clientele with over 1,100 parking stalls proposed. The 40-acre parcel is proposed to
include a series of single-story structures set back from the Queen Kaahumanu Highway and
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buffered with landscaping to reduce its visual impact from the makai side of the highway.

Civic and Cultural Center (PF1): Envisioned to become part of West Hawaii’s government center,
the center is intended to accommodate County, State and Federal offices, including the State and
County administrative and judicial offices, courtrooms and legislative offices, as well as Federal
offices including a postal facility and Federal office building. Also provided in the 30 acre Center
could be a number of the cultural facilities including an auditorium or theater for the performing
arts and a museum. Specific development sites within the Civic and Cultural Center project area
are intended to be made available to appropriate government agencies as the need arises.

Civic Center Commercial (C4): This 5 acre area located at the makai end of the Civic and Cultural
Center will provide a variety of retail outlets to serve the surrounding land uses.

Office Square (O3): Located across a principal thoroughfare from the Civic and Cultural Center,
this 15 acre parcel is intended to provide office space for lawyers and other professionals and
businesses. Taking advantage of the gently sloping land, the site will provide space for a series of
low-rise office buildings situated to maximize views of the ocean. At build out, the site is intended
to provide over 130,000 square feet of gross leasable area. The Office Square site will be a
comerstone of the proposed project due to its proximity to the Civic Center and its prime frontage
on the Central Open Space area discussed below.

Central Open Space (P1): Centrally located between the Business Hotel, Financial Plaza,
Professional Plaza and Office Square, this 10 acre area will be set aside to provide open space
amenities for the entire business district in the form of a shady park area or festive pedestrian mall.

Central Commercial (C3): Located just up slope from the Office Square and Downtown Open
Space and adjacent to the Professional Plaza, the 20 acre site is intended to provide over 140,000
square feet of gross leasable area and a variety of restaurants and shops to serve both the daytime
business community and the weekend shopper. Itis intended to include over four acres of parking
and will be developed in a spacious low-density character similar to the other principal elements of
the proposed project.

Mauka Office Complex (O4): This complex consists of a 45 acre parcel located on a slope
overlooking the Civic and Cultural Center. With over 380,000 square feet of gross leasable area
proposed, the Mauka Office Complex will provide general office space to a variety of businesses
serving the West Hawaii region as well as the neighboring Kealakehe and Kailua communities.

1I-13




Office Expansion Area (O5): This 35 acre parcel is included as an expansion area for the Mauka
Office parcel as well as the proposed Regional Hospital. Its proximity to the Mid-Level Roadway,
Hospital and neighboring residential areas was a determining factor in the choice of its location.

6.2 RESIDENTIAL DEVELOPMENT AREA

Lands to be Purchased by the State (R1,R2 and R3): The proposed project involves a unique set
of circumstances concerning residential development on the project site. A 450-acre area including
all of that portion of the project mauka of the center line of a planned mid-level roadway is
proposed for sale to the State of Hawaii.' The land uses for this mauka area will, subsequently, be
determined by the State of Hawaii rather than by the Trustees. A number of alternative uses have
been considered including affordable and market housing, a West Hawaii university campus, and a
regional sports facility. However, because the property will be purchased by the State through its
Division of Land Management, it will be initially controlled by the Department of Land and Natural
Resources (DLNR). Any other State agency desiring to use the land would first need an approval
for its transfer and sale by the DLNR.

It should be noted that the propused purchase area includes 90 acres of Trust land that was
previously designated Urban by the State Land Use Commission and which is not part of the land
area included in the Trust’s current Petition before the State Land Use Commission. This 90 acre
area is situated between the existing Kealakehe School and Palani Road. Consequently, only a
portion, approximateiy 360 acres, of the proposed 450 acre purchase area is included for
evaluation in this document.

To date, the only firm commitment for a portion of the property rests with the Housing
Finance and Development Corporation (HFDC) which is developing the 840 acre tract of land
north of Keahuolu for affordable housing. The HFDC'’s project, Kealakehe Planned Community,
includes a 195-acre public golf course just mauka of the Queen Kaahumanu Highway. To offset
the land devoted to the golf course, which is proposed to be developed by the County of Hawaii,
the HFDC is planning to include at least 150 acres of the Trust’s land in its Kealakehe project. The
150-acre portion of the Trust’s property includes the 90-acre Urban area discussed above and the
60-acre portion designated R1, NP and NC (residential, neighborhood park, and neighborhood
commercial) on the Trust’s Concept Plan. These uses reflect the HFDC’s present land use plan for
the area. The State’s intended use of the remaining 300 acres of land proposed for sale is
unknown at this time.

However, in an effort to evaluate potential impacts, it is assumed for the purposes of this
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environmental impact staternent that the entire parcel to be sold to the State will eventually be
developed with a variety of affordable housing opportunities at an overall density of 6 units per
acre. This would result in a total of approximately 2,700 units with a total population of up to
7,300 persons. In addition, the HFDC has proposed the siting of a Neighborhood Park and a
Neighborhood Commercial area with the 450 acre parcel.

The 4-acre Neighborhood Park and the 3-acre Neighborhood Commercial area included in
the State’s proposal are all proposed as support services for the 150-acre area. According to
HFDC plans, the 150-acre area would ultimately consist of three separate Villages, each to be part
of the overall phased development of the project.

6.3  BUSINESS EXPANSION AREA

Makai Keahuolu Lands (Q7): The third component of the proposed project consists of a 229-acre
(approximately) parcel of land located makai of Queen Kaahumanu Highway between the Trust’s
Conservation district land and the Kona Industrial Subdivision 100-acre expansion area. It is just
mauka of the Old Kona Airport Park. This parcel is proposed for long-term development as a
mixed-use expansion area for retail, commercial and wholesale businesses.

Kona Children’s Center (O6): The Kona Children’s Center presently occupies a small parcel
within the proposed expansion area and, in addition, has leased an adjoining parcel to a privately-
owned aquaculture project. The Children’s Center consists of a sin gle building containing a
number of administrative offices. Because the Business Expansion Area is proposed for
development in a later phase of the project, neither the activities of the Kona Children’s Center nor
the aquaculture facility will be disrupted in the foreseeable future.

6.4 REGIONAL TRANSPORTATION NETWORK

Implementation of the proposed project according to the Development Concept and
Objectives discussed earlier demands that the proposed facilities and uses be carefully integrated
into the existing community with minimum disruption and careful attention to the region’s existing
problems, concerns, and needs.

The greatest concern expressed by residents is traffic congestion in the area and the
potential negative impact of new growth and development. As an active resident and member of
the West Hawaii community, the Trust shares this concern and proposes a Regional Transportation
Network designed to relieve major traffic problems, especially in the area of Palani Road and the
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Queen Kaahumanu Highway. The components of this system are discussed below.

Queen Kaahumanu Highway (S5): The Trust proposes that a 300 foot wide corridor be designated
for Queen Kaahumanu Highway fronting the project site. This corridor is included in the Concept
Plan. For much of the frontage, additions to the existing corridor would be located mainly on the
mauka side of the highway, due to the existing development associated with the Kona Industrial
Subdivision located makai of Queen Kaahumanu Highway. At the northern boundary of the
Business Expansion Area, makai of the highway, the setback shifts slightly makai to bring it into
conformance with a similar corridor proposed for the adjoining Kealakehe property.

The proposed corridor accomplishes three objectives. First, it provides space for an
expansion of Queen Kaahumanu Highway should the State deem this necessary. Second, it
provides sufficient room for a frontage road along the mauka side of the highway. Third, it
ensures the preservation of the portion of Mamalahoa Trail left intact after the construction of the
Queen Kaahumanu Highway. The trail would lie within the proposed corridor.

Queen Lilinokalani Boulevard (82): The Kailua community is unanimous in its agreement that
Palani Road presents the greatest traffic problem to the residents of North Kona. However, there
is no consensus about how to resolve the problem. Palani Road is a major arterial roadway linking
Kailua to the Hawaii Belt Highway (Mamalahoa) despite its narrow lanes and dangerous curves.
Improvements to Palani Road, including widening, straightening, and adding stacking lanes at key
intersections will bring long-term relief, but will increase congestion in the short-term, especially
during construction periods.

The Trust believes that while Palani Road will always serve as a regional connector, its
importance as a primary access roadway to Kailua can be greatly reduced with the provision of
alternative roadways to serve as relievers to the over-used road. It is therefore recommended that a
new mauka-makai roadway be developed on the Trust’s property linking the Old Kona Airport
Park to Palani Road at a point near the Queen Liliuokalani Village. This roadway, tentatively called
the Queen Lilinokalani Boulevard, will provide an alternate route and access to the proposed
project including the proposed Regional Shopping Center and help to reduce traffic congestion on
Palani Road.

Mid-Level Roadway (S1): In conjunction with the proposed mauka-makai road, a Mid-Level
Roadway separating the proposed urban expansion from the proposed Residential Development is
proposed. This roadway would consist of a 120 foot right-of-way with two lanes generally
paralleling Queen Kaahumanu Highway. Development of the Mid-Level Roadway would be
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coordinated with the phased development of the overall project. Intersecting Palani Road at a point
just over a third of mile mauka of the Palani Road-Queen Kazhumanu Highway intersection, the

Mid-Level Roadway is envisioned as major arterial route linking the mauka residential communities
proposed for development by the HFDC to the proposed urban expansion and existing Kailua area.

Road “A” (§3): A secondary roadway consisting of a 60 foot right-of-way is also included in the
Concept Plan. This roadway links the northern portion of the urban expansion to Queen
Liliuokalani Boulevard.

Waena Drive (S4): A 60-foot right-of-way, depicted by the HFDC in its Kealakehe Planned
Community Concept Plan, and by the County of Hawaii in its Keahole to Kailua Development
Plan is included in the Trust’s Concept Plan. It provides a link from Palani Road to the proposed
Kealakehe development.

Minor Roadways: Finally, eleven acres of land within the Trust’s urban expansion are set aside for
minor collector roadways. Although not shown on the Concept Plan, they will generally
correspond with the spaces between the various land uses presented.

6.5 PHASING

The project is proposed to be master planned by the Trust and implemented by a single
developer or group of developers, in coordination with infrastructure development by the State and
County. Full build out of the project is projected in 20 or more years, depending upon market
demand and the timely participation of government in the funding and construction of public
facilities and services.

Construction of the Regional Shopping Center is planned as the first phase of the project,
together with construction of the portions of the Mid-Level Roadway and Mauka-Makai Roadway
bordering the shopping center site. The second phase of the project will include development of
other facilities within the urban expansion area. The third development phase will involve the
development of the Business Expansion Area makai of Queen Kaahumanu Highway. At this
point, it is unknown what the schedule will be for the implementation of the Kealakehe Planned
Community on the land purchased from the Trust by the State of Hawaii,
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6.6 INFRASTRUCTURE

The proposed project will require major improvements to the existing infrastructure to
accommodate the planned urban expansion and residential development. Proposed improvements
to the infrastructure are discussed below.

6.6.1 Water
6.6.1.1 Source

At full buildout, the total water demand of the proposed project will be approximately 2.88
million gallons per day (mgd). A map of the infrastructure required to provide water to the project
site is presented in Figure [I-5. Water to meet projected demand will be provided by 2 series of
three wells to be located on Trust property above the 1,600-foot elevation along Mamalahuoa
Highway. Previous well drilling activities in the region have demonstrated this to be the elevation
above which potable quality water can be obtained. Domestic drinking water supply wells at or
above 1,600 feet mean sea level (MSL) have been successfully developed by Huihui Ranch and the
Nansay Corporation. Due to varying geological formations throughout the region, rainfall

" percolation rates and ground water migration patterns may vary from one area to another.

However, the long term sustained yield from any particular well is considered to be indefinite,
insofar as over pumping or siting another well in close proximity such that it withdraws water from
the same subsurface source is avoided. Well pumping rates and spacing are established by on-site
field-testing and operational experience from other area wells. For the project area, a yield of 700
to 1000 gpm per well can be anticipated. The spacing between the wells should be from 1,200 to
1,500 linear feet. The proposed wells will be located mauka of the Department of Health’s
Underground Injection Control (UIC) line, and therefore, will be designed and constructed to
prevent the possibility of groundwater contamination. The specific location of proposed wells will
be coordinated through DOWALD and DWS. The joint development of potable water resources
with neighboring property owners will provide the additional potable water needed to satisfy the
maximum daily demand of the project (see Table II-2). |

The basis for the determining the capacity of the project’s water transmission system is the
DWS’ “Water Systems Standards”, 1985. Area water demands were determined based on the size
of the proposed land use areas and are presented in Table II-2. The DWS’ domestic consumption
guideline for average daily demand and demand factors was used to determine pipeline flows to the
various areas. Pipelines were aligned to conform to major area right-of-ways.
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Three reservoir elevations were considered in the analysis of required infrastructure, based
on the established DWS pressure zones; the 325 foot zone which serves an area from 0 to 225 feet
MSL, the 595 foot zone which serves an area from 2235 to 495 feet MSL, and the 935 foot zone
serving an area from 495 to 835 feet MSL. However, it should be noted that because none of the
proposed development is located within the 935-foot zone, the project’s upper reservoir is
proposed to be located at the 1,600 foot elevation along Mamalahoa Highway and will serve as a
general supply tank for the middle reservoir at 595 feet. The 595-foot reservoir is located at the
eastern tip of the project area, adjacent to Palani Road. The site for a 325-foot elevation reservoir
is centrally located within the project area near the i mtcrsecnon of Mid-Level Roadway and the
proposed Queen Liliuokalani Boulevard.

6.6.1.2 Transmission System

The construction of a water transmission system will be phased to coincide with the
development of the proposed project as discussed in section 6.5 above. At full development, a
total storage of about 4.0 million gallons (mg) will be required for the project. This storage will be
distributed among the three reservoirs discussed above; a 1.0 mg facility at the 1,600 foot
elevation, a 1.0 mg facility at the 595 foot elevation, and a 2.0 mg facility at the 325 foot elevation.
The residential portion of the project will he deveioped by the state and served by the 595 foot
elevation reservoir. The urban expansion proposed for development by the Trust will be served by
the 325 foot elevation reservoir. The 1,600 foot elevation reservoir will serve as a general storage
facility for the project. The upper reservoir will be linked to the 595 foot reservoir by a 16-inch
water main extending north along Mamalahoa Highway and then west down Palani Road. A
pressure reduction valve will be required to complete the linkage.

The 595-foot zone was analyzed based on having a single supply line from the reservoir
with no connection to other lines. Based on this consideration, a 16-inch transmission line will be
required as indicated in Figure II-5. Tt will extend from the reservoir downslope to Waena Drive
and then south to Queen Liliuokalani Boulevard. A 12-inch water line will extend north along
Waena Drive from the northern end of the 16 inch line, with a second 12-inch line extending west
along the entire lenght of Queen Liliuokalani Boulevard.

The 325 foot zone was also analyzed based on have a single supply line from the 2.0 MG
reservoir. A 6-inch water line will extend along the entire length of the Mid-Level Roadway that
crosses the project site. The remainder of the project site will be served by a series of 12-inch, 8-
inch and 6-inch lines.

II-19



All transmission lines must receive final approval from the County DWS before they can be

constructed.
TABLE 1I-2: SUMMARY OF PROJECT WATER DEMAND
Total Average Maximum = Peak
Daily Daily Day Hour
Demand Flow Rate Demand Flow Rate
Land Use (gallons)  (gal/min)  (gallons) (gal/min)
C1 - Regional Shopping Center 435,000 302 652,500 1,510
C2 - West Commercial 120,000 83 180,000 417
C3 - Central Commercial 60,000 42 90,000 208
C4 - Civic Commercial 15,000 10 22,500 52
NC - Neighborhood Commercial 9,000 6 13,500 31
01 - Financial Plaza 60,000 42 90,000 208
02 - Professional Plaza 75,000 52 112,500 260
03 - Office Square 45,000 31 67,500 156
04 - Mauka Office 135,000 94 202,500 469
05 - Office Expansion Area 105,000 73 157,500 365
06 - QLT Childrens® Center 15,000 10 22,500 52
O7 - Makai Business Expansion Area 672,000 467 1,008,000 2,333
H - Business Hotel 107,200 74 160,800 372
PF1 - Civic and Cultural Center 90,000 63 135,000 313
PF2 - Regional Hospital 105,000 73 157,500 365
P1 - Central Open Space 18,000 13 27,000 63
P3 - Neighborhood Park 20,000 14 30,000 69
R1 - East Residential 108,000 75 162,000 375
R2 - North Residential 448,800 312 673,000 1,558
R3 - South Residential 240.000 167 360.000 833
DEVELOPMENT TOTALS 2,883,000 2,002 4,324,500 10,010
MAXIMUM FIRE DEMAND 3000 GPM X 60 MIN/HR = 540,000 GALS

(a) Average Daily Water Demand = 3000 gallons/acre

(b)  Average Daily Water Demand = 4000 gallons/acre

(©) Average Daily Water Demand = 400 gallons/unit

Notes: Demands = DWS standards. Maximum Day = 1.5 x avg.day. Peak Hour = 5 x avg.day
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6.6.2 Wastewater

The proposed project will generate approximately 2.9 mgd of wastewater. About 77% of
the wastewater generated is attributable to non-residential uses, with the remaining 23% being
generated by the residential areas included in the property to be sold to the State of Hawaii.

Wastewater generated by the project will be treated at the proposed Kealakehe STP
presently under construction to the north of the project area. The proposed configuration of
wastewater transmission lines is presented in Figure II-6. Gravity mains from the proposed
Regional Shopping Center (C1), a portion of the Residential Development (R3), the Business
Hotel (H), and the Financial Plaza (O1) will all feed into a sewage pump station to be located along
Queen Kaahumanu Highway., Wastewater will be pumped from the station via an 8-inch force
main to the 24-inch gravity main at the northwestern corner of the project site which is linked to the
Kealakehe STP. The remainder of the project site will be served by gravity mains leading directly
to the Kealakehe STP.

The transmission system will include a 12-inch gravity main extending along the northern
property boundary and linking to the 24-inch sewer main makai of Queen Kaazhumanu Highway.
A second 12-inch gravity main will follow the alignment of Queen Liliuokalani Boulevard and link
to a third 12-inch gravity main following the alignment of Queen Kaahumanu Highway. An 18-
inch gravity main follows the proposed alignment of “Road A” through the center of the urban
expansion area receiving wastewater from smaller lines feeding into ir.

6.6.3' Drainage

Drywells will be constructed in conjunction with each proposed land use on the subject
property to accommdate increased drainage from surface runoff. They will typically be located
with road right-of-ways wherever possible.

6.6.4 Solid Waste

At full build out, the proposed project will generate approximately 96 tons of solid waste
per day. This is equivalent to 250 cubic yards per day. Solid waste generated by the project will
be disposed of at a new County landfill which is anticipated to be operational by the time that
construction begins on the proposed project.
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6.6.4 Project Costs

The total cost of off-site infrastructure for the proposed project is approximately $130
million. This cost does not reflect survey, design, master planning, land and other non-
construction related costs. Costs are based on 1990 constant dollars.
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CHAPTER Il

ALTERNATIVES CONSIDERED

1. INTRODUCTION

The proposed project has been designed to accommodate some of the urban growth
and development projected, over the next 20 years or more, for West Hawaii. While actual
development of the property will be phased to meet the short-term needs of the region and
respond to market demand, the entire 1,135 acre area has been master planned to assure
orderly and timely development over the long-term. The proposed project consists of four
principal elements: an Urban Expansion Area; a Residential Community; a Business
Expansion Area; and the Regional Transportation Network (see Chapter II, Section 6). The
various facilities within the project would be designed to be low-density, featuring low-rise
buildings, pedestrian oriented Spaces, courtyards, mauka-makai oriented view corridors and
breezeways, ample open space and extensive landscaped setbacks and buffer zones. The

character of the development has been planned to reinforce and extend the existing character

of Kailua,

In compliance with the provisions of Title 11, Department of Health, Chapter 200,
Environmental Impact Statement Rules, Section 11-200-17(f), the "known feasible"”
alternatives to the proposed project are discussed in this chapter. Those alternatives which
could "feasibly” attain the objectives of the project are described and evaluated. An
exploration and evaluation of the environmental impacts of all reasonable alternative actions,
particularly those that might enhance environmental quality or avoid or reduce some or all of
the adverse environmental impacts, cost and risks, is included in order not to prematurely
foreclose options which might enhance environmental quality or have less detrimental effects,
In each case, the analyses have been sufficiently detailed to allow the comparative evaluation
of the environmental benefits, costs and risks of the proposed action and each reasonable
alternative. Also, in compliance with the applicable rules, the alternatives have been
evaluated relative to their capability to meet the proposed project objectives as stated in
Chapter II, Section 4, In addition to the preferred aiternative (proposed project), the
alternatives of no-action, alternative configurations and sizes of the project elements and
alternative uses of the project site property were evaluated.

II1-1
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2. EVALUATION OF ALTERNATIVES
2.1 PROPOSED ACTION

The proposed project (Figure II-4) has been designed to provide an Urban Expansion
Area consisting of a regional shopping center, historic preserve, financial plaza, business
hotel, regional hospital, professional plaza, community shopping center, civic and cultural
center, civic center commercial area, office square, central open space, central commercial
and mauka office complex. The central open space would be a 10-acre area located between
the business hotel, financial plaza, professional plaza and office square. The open space
would serve as a shady park area or festive pedestrian mall. The residential development
area involves 450 acres of land that will be purchased by the State. The land to be purchased
is all of that portion of the project mauka of the center line of a planned mid-level roadway
(see Figure II-4). The land uses for this mauka area will subsequently be determined by the
State of Hawaii rather than the Trustees. Numerous alternative uses have been considered,
including affordable and market housing, a West Hawaii university campus and a regional
sports facility. The project will also include the necessary roadway system to serve the
project site; potable water supply, storage, transmission and distribution system; on-site
wastewater collection, transmission, treatment and disposal systems; on-site electrical and
communications distribution systems; on- and off-site surface water drainage system; and
tsunami and civil defense warning system. A complete description of the proposed project is
included in Chapter II, Section 6.

The proposed project will have both positive and negative environmental impacts, as
described in Chapter IV. The positive impacts include sociceconomic impacts through the
provision of increased residential, public facilities, commercial and recreational opportunities
for West Hawaii residents and visitors; preservation of historical and cultural features; and
improved infrastructure systems. Potential negative impacts include increased urbanization of
the project area and attendant increased traffic, noise and air quality conditions. Increased
landscaping for the proposed facilities will add to the overall vegetation of the area but will
also entail the removal of the present native and introduced scrub-grassland vegetation.
Consequently, some wildlife habitat will be lost, but it will be replaced by an urbanized
landscape.
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The analysis of alternative configurations and sizes of project elements took into
consideration several elements. This included the number and types of individual components
that could be efficiently and economically located within the project boundaries, the
opportunities and constraints of the site and governmental agency input regarding the
proposed project. Following the evaluation of all of the various elements, the preferred
alternative (proposed project) was selected as the alternative that could best meet the
objectives of the project; provides for the best internal and regional traffic flows and patterns;
provides the greatest flexibility in phasing of construction; provides the most amenities and
services forecast to be required over the development period; and allows the state and county
overall goals and objectives regarding the development of a West Hawaii regional center to
be met in the most expeditious manner. Development of the master planned project as
described in this EIS will have definite positive social and economic benefits. The majority
of the alternative configurations and sizes of project elements investigated would have the
same or more onerous physical and natural environmental impacts as the proposed project.
therefore, given the positive social and economic advantages of the proposed-project,
adoption of an alternative configuration or sizing of the project elements does not appear
economically feasible, prudent or reasonable.

2.2  "NO-ACTION" ALTERNATIVE

The "no-action” or "no-project" alternative would retain the present status of the
project lands. This alternative would not allow the Trust to generate any income from the
project lands for the benefit of the Trust’s beneficiaries. To receive any direct monetary
benefit, the Trust would have to sell the land to either private or public buyers. To that end,
the Trust is proposing to sell approximately 450 acres of land to the state, 360 acres of which
is included in the proposed project area (the remaining 90 acres are already classified Urban
and are, therefore, not included in the petition area). It is expected that these lands (360
acres) will be developed in residential use by the state, although at this time the state has only
committed to developing 150 acres of the 450 acre parcel in residential use. While the sale
of the property will generate income, it will not provide a substantive source of long-term
income. Because of this, the Trust does not view the sale of the remaining 775 acres as a
viable alternative, i.e., it does not meet the objectives of the proposed project and is not
consistent with Trust land policies.
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Leaving the property undeveloped will result in the loss of a timely opportunity to
expand commercial, industrial and public services and facilities in an area contiguous to the
existing community. Development of these activities in an area other than Keahuolu will
likely result in increased infrastructure costs to the general public and a slower development
schedule due to the lack of an existing population base or economic market. Leaving the
property undeveloped will also result in the loss of potential revenue to the state and county
governments.

2.3 ALTERNATIVE USE OF THE SITE

In addition to the preferred alternative configuration for the proposed project, five
other site uses were examined. The five alternative uses included development of the lands
for agricultural purposes, park uses, resource extraction, residential development and resort
develcpment.

Due to the poor quality of the soils (classified as "E" by the Land Study Bureau) and
rockiness of the land, it is not presently suitable for large-scale mechanical cultivation.
While the property historically supported agricultural activities (small-scale plot cultivation),
these activities were limited to dry-land taro and similar crops that no longer enjoy the
demand they once did. Further, the costs to make the lands suitable for agricultural purposes
would be prohibitive and even if they could be overcome, the availability of water and the
costs to develdp the sources further denigrate the property’s value for crop type agriculture.
The use of the lands for grazing or similar non-cultivation type agricultural activities is
considered incompatible with the character of the neighboring urban area. Lastly, this
alternative use is inconsistent with the Hawaii County General Plan designations for the area.

Development of all or a part of the project lands for public park purposes implies its
acquisition by the state or county, actions that appear unlikely. Development of the area as a
private park cannot be justified in economic terms when considering the extent of investment
that would be required to convert the lava fields to usable park land versus the return on
investment. Similarly, a park development would not provide the level of long-term income
needed to meet the needs of the Trust’s beneficiaries. Similarly, retaining the land in open
space as a passive park does not fulfill the Trust’s responsibilities to its beneficiaries.
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CHAPTER IV

CRIPTION OF THE AFFECTED

1. INTRODUCTION

The general and/or specific physical, natural and social environmental characteristics,
archaeological and cultural resources and infrastructure and public facilities serving the proposed
project site and area are described in the following sections of this chapter. The analyses
presented herein are generally based on an assumed "worst case” situation that would include the
full development of the proposed project (as described in Chapter IT), within the project
boundaries. Should the proposed project be reduced in scale and/or types or numbers of
facilities and services provided, it is presumed that potential impacts would be less for most
environmental resource issue areas. Additionally, to the degree possible at this time, the
information contained herein covers both the on- and off-site infrastructural components that will
serve the proposed project. For ease of review and evaluation, information and analyses of the
impacts of the proposed project are provided from the standpoint of existing conditions, probable
impacts and mitigation measures that would be required to minimize potential adverse impacts,
The criteria against which the significance of potential impacts are measured are also stated.

The information contained in this chapter has been developed from: (1) specific field
and/or office environmental, engineering or planning studies conducted specifically for this
project and this EIS; (2) the input, advice, guidance and information provided prior to and
during the development and review of this EIS by public agencies, private groups, organizations
and residents in the project area; and (3) comparisons and evaluations by specialty consultants
(see Chapter 1, Section 13) of the proposed project relative to similar planned or existing housing
projects.
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2. PHYSICAL ENVIRONMENT

2.1 GEOLOGY, PHYSIOGRAPHY, SOILS AND AGRICULTURAL POTENTIAL

2.1.1 Existing Conditions
2.1.1.1 Geology and Physiography

The project area consists of approximately 1,135 acres extending from the Old Kona
Airport Park to Palani Highway in the vicinity of Queen Liliuokalani Village, a distance of about
2.5 miles. The topography of the area is gently sloping (0 to 5 percent) from the park to Queen
Kazhumanu Highway (Figure IV-1). From the highway, the elevation rises gradually to a height
of about 780 feet above sea level at Palani Road (the eastern and mauka property boundary).

The slope of this portion of the property varies from 5 to 10 percent with the average slope being
about 6.5 percent (Figure IV-2),

The project area is situated on the western slope of Hualalai volcano and is composed of
prehistoric lava flows estimated to be from 3,000 to 5,000 years old.

2.1.1.2 Soils and Agricultural Potential

Four soil types, as described below, have been identified on the project lands by the U.S.
Department of Agriculture Soil Conservation Service (SCS) (December, 1973) in a
comprehensive soil survey of the Island of Hawaii (Figure IV-3). None of the four soil types are
particularly agriculturally significant.

In general, lava flows (a’a and pahoehoe) have been mapped as miscellaneous soil types,
while the Punaluu and Kaimuy series (Punaluu extremely rocky peat and Kaimu) consist of well-
drained, thin organic soils over pahoehoe lava bedrock. These soils are located in gently sloping
to moderately steep topography and are on uplands at an elevation ranging from near sea level to
1,000 feet. These soils receive from 60 to 90 inches of rainfail annually.

(1) A’aLava Flows (rLV), A’a lava has practically no soil cover and
is generally bare of vegetation except for mosses, lichens, ferns and
a few small ohia trees. The surfaces of a’a flows are masses of
clinkery, hard, sharp pieces piled in tumbled heaps that are difficult
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to traverse on foot. It has been demonstrated that the clinkery a’a surface can be
easily moved and crushed by bulldozers into relatively smooth surface cobbles one
to 4 inches in size. In areas of higher rainfall the a’a surface contributes
substantially to the underground water supply and is used for watershed.

(2)  Pahoehoe Lava Flows (RLW). Pahoehoe lava flows, similar to the

a’a flows, are also a miscellaneous soil type. This lava has a
billowy, glassy surface that is relatively smooth. In some areas the
surface is rough and broken and with hummocks and pressure
domes. Pahoehoe lava generally has no soil cover and is typically
bare of vegetation except for mosses and lichens. Soil is, however,
found in cracks and depressions, that have been transported there by
wind and storm runoff. In areas of higher rainfall, this lava
contributes to the groundwater supply through percolation.

(3)  Punaluu extremely rocky peat (rPYD). This soil type is found on

the lower leeward side of Mauna Loa. Rock outcrops occupy 40 to
50 percent of the surface. In a representative profile the surface
layer is black peat about 4 inches thick and underlain by pahoehoe
lava bedrock. This soil type is medium acid. The peat is rapidly
permeable while the pahoehoe lava is very slowly permeable,
although water moves rapidly through the cracks. Runoff is slow
and the erosion hazard is slight. This soil is used for pasture land.

(4)  Kaimu (rKED). This soil type is generally found on the lower
slopes of Mauna Loa. In a representative profile the surface layer is
very dark brown extremely stony peat about 3 inches thick. It is
underlain by fragmental a’a lava and the soil is neutral in reaction.
Permeability is rapid, runoff is slow and the erosion hazard is
slight. This soil is not suitable for cultivation and most of it is in
native woodland. Small areas are used for pasture, macadamia nuts,
papaya and citrus fruit farming,

Agriculturally, the Detailed Land Classification, Island of Hawaii (University of Hawaii,

Land Study Bureau, 1972), classifies the project lands as "E" or very poorly suited for
agricultural productivity (Figure IV-4). Except for two small areas (approximately 30 acres) at
the upper elevations of the property just makai of Palani Road, none of the land within the
proposed project boundaries is classified in the Agricultural Lands of Importance to the State of
Hawaii (ALISH) system. The approximately 30 acres that are included in the ALISH system are
classified as Other Important Agricultural Land, indicating statewide or local importance for
agriculture. About 945 acres of the project site is located in lands that are presently designated
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Agriculture by the State Land Use Commission for possible future agricultural use. There are no
present agricultural uses of the project lands,

2.1.2 Probable Impacts

Impacts to the geology and physiography of the project lands could occur as a result of
extensive excavation and reshaping of the existing topography. Impacts to the soils and
agricultural potential of the project lands could occur as a result of disruptions to existing or
future agricultural activities; and large-scale alterations to or removal of the soils. The degree of
impact significance to the geology, physiography, soils and agricultural potential has been
assessed on the basis of alteration to existing conditions or effects on potential future conditions.

Development of the project lands as a regional center for West Hawaii will impact the
physical character of the land. Because the property is relatively level, site development will be
generally limited to crushing of the lava flows and site grading in the area makai of Queen
Kaahumanu Highway. In the area mauka of the highway, development of the property for
project purposes will require cut and fill as well as grading due to the increased slope of the
area,

Because the project lands are ziot currently used for agricultural activities the proposed
project will not have any impact on existing agricultural activities. Development of the project
would essentially preclude futire use of the lands for agricuitural activities. However, given that
less than 20 percent of the state’s land dedicated to agriculture is cultivated (Ramsour, 1990), it
does not appear that the loss of the project lands for future agricultural activities would result in
a significant adverse impact. The soils of the project site are relatively thin and would be used
on site for grading and landscaping purposes. It is likely that additional soils for landscaping
purposes will need to be imported from other areas on the island. Overall, potential impacts to
the soils and agricultural potential of the project site would be insignificant.

2.1.3 Mitigation Measures

Because of the lack of adverse impacts to the geology, physiography, soils and
agricultural potential of the project lands, mitigation measures to minimize potential adverse
impact are not warranted. Construction activities (clearing, grading and grubbing) would be
performed in compliance with applicable air and noise quality regulations to minimize potential
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fugitive dust and noise impacts on adjacent developed areas and will be subject to all relevant
county permit procedures and reviews.

2.2  GROUNDWATER, HYDROLOGY, SURFACE WATER AND DRAINAGE

2.2.1 Existing Conditions

2.2.1.1 Groundwater and Hydrology

The general character of Kona’s regional water resources is classified in three distinct
reserve types: basal groundwater, brackish basal groundwater and dike-impounded perched
groundwater (Figure IV-5). The region’s rainfall pattern is responsible for the recharge of the
basal aquifer that extends from the upper slopes of Hualalai to the shoreline. Seawater intrusion
at the shoreline results in the creation of brackish water. The extent of brackish water inland is
highly variable within the Kona region and depends on the character of rainfall, specific terrain
and geologic formations. Dike-impounded perched groundwater may exist at higher elevations

on Hualalai. The specific configuration of groundwater resources in the project area is unknown.

However, it is believed that the groundwater resources below the project lands are not sufficient
or suitable for potable or non-potable water resource development. Additional information
relative to the amounts of potable and non-potable water that will be required for the proposed
project is provided in Section 6.2 of this chapter.

2.2.1.2 Surface Water and Drainage

There are no perennial streams in the project area and no well-defined drainageways have
been identified, due in part to the high permeability of the soil types. No floodways or flood
zones have been identified in the project area. In general, because of the high permeability of
the soil types on the project lands, drainage of surface waters is reléﬁvely rapid.

2.2.2 Probabie Impacts

Impacts to the groundwater, hydrology, surface water and drainage characteristics of the
project lands could result from the introduction of pollutants into the groundwater stream,
interruption of the groundwater stream and alterations to existing surface water drainage patterns
or quantities, Impacts to the groundwater stream could also occur as a result of the application
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of fertilizers and biocides on landscaped areas. The significance of these potential impacts has
been assessed on the basis of the degree of alteration to existing conditions that might occur as a
result of the proposed project.

Surface water runoff and drainage from the property will increase due to an increase in
impermeable runoff surfaces, such as roofs and roadways. The increased surface water runoff
from roadways could carry petrochemical residues (oil and gasoline) and rubber substances from
tire wear that could enter the groundwater stream if allowed to percolate through the underlying
lavas.

Because no well-defined drainageways have been identified in the project area, significant
alterations to existing surface water runoff patterns are not expected to occur. A storm drainage
system will be master planned, designed and constructed as part of individual project components.
Storm water will be disposed of in a manner acceptable to the County Department of Public Works
and State Department of Health.

2.2.3 Mitigation Measures

Potential adverse impacts to ihe groundwater resources, hydrological characteristics,
surface waters and drainage of the project site and area would be mitigated through the design and
construction of a drainage infrastructure system in compliance with County Department of Public
Works and State Department of Health (DOH) standards; the use of slow, time release or rapid
uptake fertilizers; and the use of U.S, Environmental Protection Agency (US EPA) and State DOH
approved biocides applied by or under the direction of state-certified applicators.

If drywells are used to dispose of surface water runoff, all would require a UIC permit,
under State DOH rules and regulations, and would be located at least one-quarter mile away from
any potable drinking water well (see Section 6.2 below), Consequently, the project is expected to
result in positive impacts to the surface water and drainage characteristics of the project site.

As noted previously, it is likely that soils would be imported for landscaping purposes,
given the lack of suitable soils on the project site. These soils would tend to promote plant
absorption of fertilizers, thereby decreasing the potential for the fertilizers passing through the soil
layer into the underlying lavas and into the groundwater stream. Slow, time-release or rapid
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uptake fertilizers would be used and all biocides would be those approved for use by the US EPA
and State DOH. Further, all chemicals would be applied per manufacturer’s label instructions
and would be applied by or under the direction of state-certified applicators. In general,
scientific studies in Hawaii and on the mainland United States have indicated that there are no
adverse impacts to groundwater supplies resulting from the proper use of fertilizers and biocides
on landscaped areas. As such, the proposed project landscaping maintenance activities are not
expected to have a significant impact on the groundwaters of the project site or area.

2.3 NATURAL HAZARDS
2.3.1 ' Existing Conditiong

The potential natural hazards to which the project property could be subjected include
earthquakes, volcanic eruptions and tsunamis. Because of the nature of the land and soil types,
floods due to rainwater surface runoff are unlikely to occur.

Volcanic hazards in the area have been studied in detail (Mullineaux, er al, 1987). The
last volcanic eruption of Hualalai that affected the project lands occurred in 1800-1801. Lavas
emerged from the northwest volcanic rift zone at about the 1,600-foot elevation (in the vicinity
of the Puhi o Pele Cinder Cone, just makai of Mamalahoa Highway) creating a flow that entered
the ocean north of Keahole Point. Mullineaux, er al (1987), indicate that the project lands are in
lava flow hazard Zone 4. Less than 15 percent of the land in this zone has been covered with
lava in the last 750 years. Although lava flows on Hualalai have typically covered large areas,
the rift zones of the volcano do not seem to have a distinctly higher degree of hazard than do its
flanks. As such, lava flow hazards for the project site are relatively low.

In addition to lava-flow hazard zones, hazard zones for tephra falls (ashfall) have also
been defined for Hawaii (Mullineaux, er al, 1987). The project lands are located in ashfall-
hazard Zone 2, which indicates that tephra falls from lava fountains could be frequent but thin.

The project area is not included in the United States Geological Survey (USGS) hazard
zone for pyroclastic surges. The single pyroclastic surge hazard zone on the island surrounds the
Kilauea caldera, in Puna District, and extends to a distance of about 6 miles from its center. The
project site is more than 45 miles (direct distance) northwest of the Kilauea caldera.
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Hazard zones for volcanic gases are the same as hazard zones for tephra, i.e., Hazard
Zone 2, The project lands are outside hazard zones for ground fracture and subsidence.
However, a review of historical data indicates earthquakes, associated with underground
magmatic movement at Hualalai have been recorded. Based on this historical data, earthquakes
of a level of 6.4 Richter Scale Magnitude occur on an average of once every 62 years.

Historically the lower, makai portion of the project lands have been subject to tsunami
wave runup of about 8 feet. The base flood level is 6 feet.

2.3.2 Probable Impacts

The proposed project is not expected to have any impacts on the natural hazards to which
the project lands are subjected. However, natural hazards could impact the proposed project. As
noted above, the project lands have been subjected to lava flows from Hualalai, volcanically
related earthquakes and tsunami inundation. The significance of these potential impacts has been
assessed relative to the likelihood of occurrence of the events individually and concurrently.

Based on the information developed by Mullineaux, er al (1987), the likelihood of a
volcanic eruption of Hualalai resulting in impacts to the project lands appears small. However,
the project lands are impacted by earthquakes, most of which are relatively small and do no
damage. Should Hualalai erupt, it is likely that the eruption would be accompanied by an
earthquake. The concurrent event of an eruption and earthquake could cause significant impacts
to the project lands. '

The lower portions of the makai parcel could be impacted by tsunamis with wave runups
greater than about 8 to 10 feet. Should a tsunami of this height occur, potential impacts to
project related facilities could occur. The frequency of occurrence of tsunamis cannot be
predicted. Appropriate mitigation measures can considerably reduce the level of significance.

2.3.3 Mitigation Measures

Mitigation measures to reduce the significance and/or impacts of volcanic eruptions and/or
earthquake events include adherence to appropriate building codes and standards, as established
by the County of Hawaii; the inclusion of evacuation routes within the project and the inclusion
of a civil defense warning system within the project. These latter two measures would be
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included in the proposed project and all buildings and structures would be designed and
constructed in compliance with applicable building codes and standards.

2.4  VISUAL ATTRIBUTES

2.4.1 Existing Conditions

The present visual character of the project lands from Queen Kaahumanu Highway
looking makai, is best described as a mix of open lava field with scattered trees and grasses
adjacent to a light industrial subdivision. Looking mauka the view may be characterized as
gently upward sloping land, lava fields with dense stands of kiawe (Prosopis pallida), stands of
various grasses and a backdrop of Hualalai and residential uses bordering the project lands. The
view makai across the project lands from the upper elevations at Palani Road adjacent to the
upper (eastern) boundary of the project lands is similar to the: mauka view, with the exception
that the Pacific Ocean and Kailua town form the backdrop.

2.4.2 Probable Impacts

The proposed project will result in visual impacts in the form of a changed character of
the site; from vacant open land sparsely utilized by man, to an urban, built-up character. The
significance of impacts to the visual attributes of the site have been evaluated relative to the
ability to mitigate the loss of the present open space character of the site.

The general nature of the proposed development is intended to be relatively low in density
and consistent with the desired character and lifestyle of Kailua-Kona. To that end, buildings
will be designed with large setbacks from roadways, extensive landscaped areas and open
breezeways to take advantage of the climate in the area. The visual impact of the proposed
development will be an extensive, yet spacious, low-rise development area makai of the County’s
proposed mid-level bypass highway. Development mauka of the bypass roadway will replace
vacant slopes with a residential community. The visual impact will be that of a relatively low
density community consisting of single and multifamily dwellings. The degree of significance of
the changes in the visual character of che site is highly subjective. However, there will be
significant changes in the visual character of the site, as indicated above.
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2.4.3 Mitigation Measures

To the degree possible, potential impacts to the visual character of the site will be
mitigated through the use of special design features, extensive landscaping and open breezeways.
These measures are expected to ease the transition of the present visual character of the site to its
future visual character and blending with the existing urban Kailua-Kona area and the open space
character of lands north and east of the project site. Other mitigation measures will include the
adoption of special design standards for all facilities and the maintenance of as much open space
as possible while providing the leve! of services and facilities required for economic viability.

3. NATURAL ENVIRONMENT

3.1 TERRESTRIAL FLORA

3.1.1 Existing Conditions

The terrestrial flora of the project lands have been surveyed (Appendix B) by experienced,
qualified botanists through a pedestrian survey of the entire parcel and a literature search of
pertinent references regarding the project site and adjacent areas. Areas most likely to harbor
native species, such as Canthium/Christmas berry shrubland, were more intensively examined.

The vegetation on the project site (Figure IV-6) is dominated by introduced or alien
species. The makai portion of the project lands below Queen Kaahumanu Highway is generally
covered with the introduced fountaingrass (Pennisetum setaceum) along with scattered trees and
shrubs of various species and open scrub. On the lands mauka of Queen Kaahumanu Highway,

- kiawe forest with dense fountaingrass and ground cover dominate one-half of the parce] with the

remainder occupied equally by scrub vegetation and Canthium/Christmas berry shrubland. In the
Canthium/Christmas berry shrubland vegetation, Canthium ordoratum, an indigenous native
species, is codominant with the introduced Christmas berry (Schinus terebinthifolius). This
shrubland also supports a number of other native elements not found elsewhere on the site. A
list of all vascular plant species inventoried during the field survey is presented in Appendix B.
The following are brief descriptions of the three major vegetation types.

*  Scrub Vegetation - This vegetation type covers all of the makai
portion of the project lands and approximately 100 acres of the

mauka lands, adjacent to Queen Kaahumanu Highway and the
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Kealakehe County Sanitary Landfill. Fountaingrass with scattered shrubs and
kiawe trees typify this vegetation type. Fountaingrass cover may vary from 40 to
as much as 80 percent and is particularly dense in the area mauka of the highway.
Kiawe trees from 9 to 20 feet tall occur as scattered individuals or as small stands
of trees. Christmas berry, koa-haole (Leucaena leucocephala) and klu (Acacia
farnesiana) shrubs are often associated with these small stands of trees. In some
low-lying areas, koa-haole may form dense thickets from 6 to 12 feet tall.
Various densities of smaller shrubs in the scrub vegetation include 'ilima (Sida
fallax), 'vhaloa (Waltheria indica), maiapilo (Capparis sandwichiana), lantana
(Lantana camara) and noni (Morinda citrifolia). Other grass species are minor
components in this vegetation type, although, in places, Natal redtop
(Rhynchelytrum repens) may be locally abundant.

Minor variations of the scrub vegetation may occur where there are
differences in substrate types, past disturbances and drainage
patterns. For example, scattered throughout the scrub are large
pahoehoe knolls which are usually barren except for a few plants of
hairy sword fern (Nephrolepis multiflora) and kumu-niu
(Doryopteris decora). Areas containing relatively young a’a lava
flows as well as areas that have been recently disturbed (bulldozed)
support sparser vegetation, usually weedy annuals,

Kiawe Forest - The lowland, coastal vegetation of all main
Hawaiian islands is often characterized by kiawe (Prosopis pallida)
forests. This vegetation type is usually species poor and consists of
almost exclusively of species introduced to Hawaii in the 19th
century.

The kiawe forests on the project site occupy a large portion of the
mauka parcel, from Queen Kaahumanu Highway up to the 400-foot
elevation, and occur on old, broken pahoehoe and older a’a lava
flows. The canopy cover varies from open (less than 60 percent) to
closed (more than 60 percent), with the open canopy condition being
most common. Trees vary from 15 to 25 feet in height, although
some large trees, 30 to 40 feet tall, are found along the old quarry
road area. Koa-haole shrubs may form a subcanopy layer. Other
trees and larger shrubs found scattered through this vegetation type
include Christmas berry, pluchea (Pluchea symphytifolia), *opiuma
(Pithecellobium dulce), Klu, and a few plants of the endemic
wiliwili (Erythrina sandwicensis).

Fountaingrass is very dense in the kiawe forest vegetation type,

even where the forest cover is closed, thus there are few other
species. Most of the smaller shrubs, grasses and herbaceous
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material occur along roadsides, bulldozed areas and the old quarry
where the fountaingrass cover has been disturbed. Some of the
more frequently encountered plants in these areas include Florida
beggerweed (Desmodium tortuosum), Natal redtop, 'uhaloa, ’ihi
(Portulaca pilosa), red-flowered boerhavia (Boerhavia coccinea),
partridge pea (Chamaecrista nicitans), virgate mimosa (Desmanthus
virgatus) and love grass (Eragrostis tenella). At the Palani
Road/Queen Kaahumanu Highway intersection (near the runaway
truck ramp), Guinea grass (Panicum maximum) is locally abundant
under the kiawe forest, displacing the fountaingrass.

Canthium/Christmas Berry Shrubland - This vegetation type

generally occurs above the 400-foot elevation on the mauka parcel,
although smaller areas of shrubland may extend down into the kiawe
forest. this portion of the mauka parcel receives between 30 to 40
inches of rain per year. Canthium/Christmas berry shrubland occurs
on very rocky substrates consisting primarily of geologically
younger a’a lava flows or, in places, on rough, broken pahoehoe
lava flows with numerous rocky outcrops.

Canthium ordoratum or alahe’e and Christmas berry are of equal
dominance in this vegetation type. These two species form a dense
thicket, from 12 to 18 feet tall. Ground cover is about 40 percent
with the rugged a’a lava largely bare. Unlike the other two
vegetation types on the project site, fountaingrass is rare in the
shrubland. Low-lying areas accumulate slightly more runoff and
debris, supporting a dense growth of mixed species, usually weedy;
these include lantana, Natal redtop, molassesgrass (Melinis
minutiflora), guava (Psidium guajava) and air plant (Kalanchoé
pinnata).

Many native species are associated with this vegetation type,
including ’ohe (Reynoldsia sandwicensis), mamane (Sophora
chrysophylla), lama (Diospyros sandwicensis), vhiuhi (Senna
gaudichaudii), huehue (Cocculus trilobus), 'ala’ala-wai-nui
(Peperomia leptostachya), ulei (Osteomeles anthyllidifolia),
maiapilo (Capparis sandwichiana), 'ilima, and a'ali’i (Dodonaea
viscosa). The last three species noted occur throughout the site but
are most abundant in the shrubland vegetation type.

No officially listed, proposed or candidate threatened or endangered plants were
encountered during the botanical survey of the project lands. '
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3.1.2 Probable Impacts

Impacts to the existing flora of the project site could be caused by the grading and
clearing that will be necessary to construct the proposed project elements. Similarly, impacts
could be caused by the introduction of additional alien plants that might out-compete existing
species. As such, the significance of potential impacts has been evaluated based on the extent of
loss of existing vegetation, the potential for introduction of additional hardy, highly competitive
species and the potential for loss of endangered or threatened species.

The impacts that would be experienced to the existing flora can be considered significant
from the standpoint of loss of existing vegetation. That is, development of the proposed project
will require clearing portions of the site, which will include areas in each vegetation type. It is
unlikely, however, that additional species would be introduced that would out-compete existing
species. There are no endangered or threatened species on the site, and, therefore, no impacts to
these species.

While none of the native species or: the site are considered rare or depleted, continued
development within lower elevation habitats islandwide will eventually cause these lowland
populations to be uncommon or rare in some cases.

3.1.3 Mitigation Measures

To mitigate the loss of native vegetation, native plants would be used in the landscaping
for the project facilities. These plants have adapted to the climatic conditions of the site and
would require less maintenance than introduced ornamental species. Several species, including
wiliwili, mamane, uhiuhi, *ohe, maiapilo and alahe’e would be suitable for landscaping purposes
and will be incorporated into the landscaping plans. In addition, only those areas that require
clearing and/or alteration would be cleared, thereby retaining significant portions of the site in its
present "natural” condition.
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3.2 TERRESTRIAL FAUNA

3.2.1 Existing Conditions

The terrestrial fauna of the project lands was surveyed by a qualified biologist in late June
to early July 1989. The results of that survey are included in Appendix C. The following

summarizes the information contained in Appendix C.

Resident Endemic (Native) Land and Water Birds - No endemic

species were recorded during the site survey. The Short-eared Owl
or Pueo (Asio flammeus sandwichensis) might be expected to
occasionally occur within the project boundaries. The species is
relatively common on the Big Island, particularly at higher
elevations. This species is listed, by the State Department of Land
and Natural Resources, but not the US Fish and Wildlife Service, as
endangered on Oahu but not on other Hawaiian Islands. Although
not recorded during the project survey, Pueo have been found in
similar habitat elsewhere in West Hawaii. No other endemic birds
would be expected at the project site given the location and nature
of the habitats available. The small, coastal anchialine ponds makai
of the project property may provide occasional foraging
opportunities for the eridemic and endangered Black-necked Stilt or
Ae’o (Himantopus mexicanus knudseny).

Migratory Indigenous (Native) Birds - Migratory shorebirds winter
in Hawaii between the months of August through May. Of all the

shorebird species that winter in Hawaii, the Pacific Golden Plover
(Pluvialis fulva) is the most abundant. This species prefers open
areas such as mud flats, lawns, pastures, plowed fields and
roadsides. The birds are site-faithful and many establish foraging
territories that are defended vigorously. The populations tend to
remain fairly stable over many years. No plover were recorded
during the project survey, probably due to the time of the year and
the lack of suitable habitat on the site. Two migratory species,
Ruddy Turnstone (Arenaria interpres) and Wandering Tattler
(Heteroscelus incanus) were recorded along the shoreline makai of

the project property.

Resident Indigenous (Native) Birds and Seabirds - No indigenous

species were recorded nor would any be expected at the site given
the nature of the habitat available. Black-crowned Night Heron
(Nycticorax nycticorax) probably forage infrequently in the off-site
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anchialine ponds. No seabirds were seen on the project site. Some
native seabirds nest and roost in barren lava flows in Hawaii, but at
a much higher elevation than the project property.

*  Exotic (Introduced) Birds - A total of 17 species of exotic

(introduced) species were recorded on the project site during the
survey. A listing of the species, their relative abundance and
general habitat preferences is included in Table 1 of Appendix C.
In summary, the most abundant species were the Japanese White-eye
(Zosterops japonica), Nutmeg Mannikin (Lonchura punctulata) and
Zebra Dove (Geopelia striata). Black and Gray Francolin
(Francolinus francolinus and F. pondicerianus respectively) were
also common on the project site. The following exotic bird species
may also occur on or near the project property: Erckel’s Francolin
(Francolinus erckelii), California Quail (Callipepla californica),
Japanese Quail (Coturnix japonica) and Northemn Mockingbird
1 (Mimus polyglottos). Unexpected species sightings on the project
» site included the Lavender Waxbill (Estrilda caerulescens) and a
parrot (Psirtacula sp.??) that was too far away to positively identify.

._: ¢  Feral Mammals - A total of 18 Small Indian Mongoose (Herpestes
auropunctatus) were seen during the survey. Two cats were also

‘ recorded along with the skeletal remains of pigs and cows.

~ Evidence of rats and mice were also found. No individuals of the
endemic and endangered Hawaiian Hoary Bat (Lasiurus cinerus

, : semotus) were observed during the survey, despite attempts to sight
— the species. This species roosts solitarily in trees and has been’
sighted in West Hawaii.

3.2.2 Probable Impacts

- The present habitat provides a limited range of living spaces that are utilized by the
- typical array of exotic species of birds that would be expected to occur at the project site.
_ Potential impacts to the bird and mammal species that occur or might occur on the project site

have been evaluated in terms of increasing or decreasing population levels, loss of available
habitat and potential impacts to endangered or threatened species.

The proposed development will create a more urban-like environment that might increase
the abundance of some species such as the Common Myna (Acridotheres tristis) and House
1 Sparrow (Passer domesticus). The significance of these potential population increases is
- somewhat subjective, depending on the reviewer’s like or dislike of these particular species. The
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anchialine ponds. No seabirds were seen on the project site. Some
native seabirds nest and roost in barren lava flows in Hawaii, but at
a much higher elevation than the project property.

e  Exotic (Introduced) Birds ~ A total of 17 species of exotic
(introduced) species were recorded on the project site during the

survey. A listing of the species, their relative abundance and
general habitat preferences is included in Table 1 of Appendix C.

In summary, the most abundant species were the Japanese White-eye
(Zosterops japonica), Nutmeg Mannikin (Lonchura punctulata) and
Zebra Dove (Geopelia striata). Black and Gray Francolin
(Francolinus francolinus and F. pondicerianus respectively) were
also common on the project site. The following exotic bird species
may also occur on or near the project property: Erckel’s Francolin
(Francolinus erckelii), California Quail (Callipepla californica),
Japanese Quail (Coturnix japonica) and Northern Mockingbird
(Mimus polyglottos). Unexpected species sightings on the project
site included the Lavender Waxbill (Estrilda caerulescens) and a
parrot (Psittacula sp.??) that was too far away to positively identify.

e  Feral Mammals - A total of i8 Small Indian Mongoose (Herpestes
auropunctatus) were seen during the survey. Two cats were also
recorded along with the skeletal remains of pigs and cows.
Evidence of rats and mice were also found. No individuals of the
endemic and endangered Hawalian Hoary Bat (Lasiurus cinerus
semotus) were observed during the survey, despite attempts to sight
the species. This species roosts solitarily in trees and has been’
sighted in West Hawaii.

3.2.2 Probable Impacts

The present habitat provides a limited range of living spaces that are utilized by the
typical array of exotic species of birds that would be expected to occur at the project site.

Potential impacts to the bird and mammal species that occur or might occur on the project site
have been evaluated in terms of increasing or decreasing population levels, loss of available

habitat and potential impacts to endangered or threatened species.

The proposed development will create a more urban-like environment that might increase

the abundance of some species such as the Common Myna (Acridotheres tristis) and House
Sparrow (Passer domesticus). The significance of these potential population increases is

somewhat subjective, depending on the reviewer’s like or dislike of these particular species. The
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population levels of these species is not particularly threatened. However, any increase in
population levels is not expected to positively or adversely affect either the population levels of
other species or the nature of the proposed project. Other species populations, such as Japanese
White-eye, Warbling Silverbill (Lonchura malabarica) and some game birds like Black
Francolin, may decline as a result of the project. This could be seen by some as an adverse
impact. However, other habitat opportunities are available on the island and in the West Hawaii
area. As such, in this instance, the impact is viewed as insignificant. As noted above, no
endangered or threatened species of birds or mammals were observed on the site. No impacts to
these species would occur as a result of the project.

3.2.3 Mitigation Measures

Given the lack of adverse impacts, mitigation measures to minimize potential adverse
impacts do not appear warranted. Project landscaping will replace some of the natural habitat to
be lost while increased human activities will reduce some species populations. The majority of
the bird and mammal life to be impacted is exotic species, for which other habitat opportunities
in West Hawaii exist.

3.3 CLIMATE, METEOROLOGY AND AIR QUALITY

3.3.1 Climate and Meteorology

3.3.1.1 Existing Conditions

The climate of the project lands is generally mild with a mean annual temperature of 73
degrees (F) with relatively small daily and seasonal variations, although because of the range of
elevations in the project site, lower temperatures would be expected at the higher elevations.

At the coastline, daytime temperatures above 88 degrees F. or nighttime temperatures
below 63 degrees F. are rare. The average rainfall for the project property ranges from between
20 inches at the coastline to 40 inches per year in the Queen Liliuokalani Village-area (Figure
IV-7). The frequency of rainfall is related to elevation; the upper slopes of Hualalai are prone to
a higher incidence of rainfall than the coastal areas. Winds are generally light to moderate and
are predominantly from the southwest as a result of seabreezes and Kona (southerly) storms.
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3.3.1.2 Probable Impacts
The proposed project is not expected to have any impact on the climatological or

meteorological characteristics of the project site or area. Potential impacts to the air
quality aspects of the project site and area are discussed and evaluated in the next subsection.

3.3.1.3 Mitigation Measures

Because no impacts have been identified, mitigation measures are not warranted,

3.3.2 Air Quality

3.3.2.1 Air Quality Standards

National Ambient Air Quality Standards (AAQS) and State of Hawaii AAQS are
summarized in Table IV-1. AAQS have been established for six pollutants including particulate
matter, sulfur dioxide, nitrogen dioxide, carbon monoxide, ozone and lead.

National AAQS are stated in terms of primary and secondary standards. National pn'mafy
standards are designed to protect the public health with an "adequate margin of safety.” National
secondary standards, on the other hand, define levels of air quality necessary to protect the public

‘welfare from "any known or anticipated adverse effects of a pollutant.”

In contrast to the national AAQS, state AAQS are given in terms of a single standard that
is designed "to protect public health and welfare and to prevent the significant deterioration of air
quality.” State AAQS are in some cases considerably more stringent than comparable national
AAQS. In particular, the state one-hour AAQS for carbon monoxide is four times more
stringent than the comparable national limit.
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TABLE IV-1

SUMMARY OF STATE OF HAWAII AND NATIONAL
AMBIENT AIR QUALITY STANDARDS (AAQS)

. . .. ..% . MAXIMUM ALLOWABLE CONCENTRATION
- POLLUTANT . AVERAGING ~ NATIONAL ~ NATIONAL  STATE OF
- (Units) = . . TIME ' PRIMARY SECONDARY  HAWAI
Suspended Annual - - 60°
Particulate Matter
(ng/m’)
24 Hours - - 150°
Particulate Matter® Annual 50 50 -
(ng/m®)
24 Hours 1500 150° -
Sulfur Dioxide Annual 80 - 80
(pg/m?)
24 Hours 365° - 3650
| 3 Hours - 1,300° © 1,300°
Nitrogen Dioxide Annual 100 100 70
(ng/m’)
Carbon Monoxide 8 Hours 100 - 5P
(mg/m?)
1 Hour 4Q° - 10P
Ozone (ug/m) 1 Hour 2350 235° 100°
Lead (ug/m®) Calendar 1.5 - 1.5 1.5
Quarter :

* Geometric Mean
® Not to be exceeded more than once per year
¢ Particles less than or equal to 10 microns aerodynamic diameter
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3.3.2.2 Existing Conditions

An air quality study for the project has been prepared and is included as Appendix D. The
purpose of the study was to describe existing air quality in the project area and to make a
preliminary assessment of the potential short- and long-term direct and indirect air quality
impacts that could result from the proposed project. Measures to mitigate potential impacts are
suggested where possible and appropriate.

The Trust lands and proposed project elements are classified as an "indirect source” of air
pollution as defined in the Federal Clean Air Act of 1977 because their primary association with
air pollution would be due to the inherent generation of mobile source, i.e., motor vehicle
activity.

The present air quality in the project area is mostly affected by air pollutants from
natural, industrial, agricultural and/or vehicular sources. Natural sources that may affect the
project area, but cannot be accurately quantified, include the ocean (salt spray), plants (aero-
allergens), wind-blown dust and volcanoes. Of these natural sources, volcanoes are the most
significant, especially since the Jatest eruption phase of Kilauea Volcano which began in 1983
and is continuing. Air pollution emissions from the volcano consist primarily of sulfur dioxide
and are carried to the project area by prevailing winds. The volcanic emissions are seen in the

form of a volcanic haze (vog) which persistently hangs over a majority of the West Hawaii area.

the American Lung Association is studying the character and concentrations of volcanic air
pollution in the area, but to date no results are available.

the major industrial sources of air pollutants in the project area include the Keahole Power
Plant, operated by Hawaii Electric Light Company (HELCO) and the Kailua Landfill, operated
by the county. Air pollution from the power plant consists mostly of sulfur dioxide and oxides
of nitrogen. Emissions from the landfill consists mostly of fugitive dust and noxious fumes from
underground fires. '

Vehicular sulfur dioxide and particulate emissions, as measured about 12 miles from the
project site by the State Department of Health (DOH) during 1985 and 1986 (the latest data
available) indicated consistently low 24-hour average concentrations, with mean sulfur dioxide
values ranging from less than 5 to 12 pg/m®. No exceedances of the state/national 24-hour
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AAQS for sulfur dioxide were recorded. Twenty-four hour average particulate concentrations
ranged from 4 to 28 ug/m’ with no violations of state AAQS recorded.

3.3.2.3 Probable Impacts

To ascertain the significance of potential long-term direct and indirect air quality impacts
of the proposed project, estimates of air pollution emissions associated with the proposed project
and occurring in the project vicinity were prepared for comparison to the "significant” emission
rates as defined by the State DOH. If emissions are below the significant levels, it is very
unlikely that any significant impacts on air quality would occur. If emissions exceed the
significant levels, it does not necessarily mean that there would be significant impacts, but it does
suggest that a more detailed analysis is required.

33.24 Long-Term Impacts

Following construction of the various elements of the proposed project there will be an
increase in vehicular traffic in and around the project site. This increase will potentially cause
long-term impacts on ambient air quality. Based on the air quality computer modeling that has
been performed (see Appendix D), 1990 1-hour carbon monoxide (CO) concentration in the
project area during the afternoon peak traffic hour are 17.4 mg/m?3, at the Kuakini Highway/
Palani Road intersection. The worst case 1950 1-hour afternoon peak traffic hour CO
concentrations at the Queen Kaahumanu Highway/Palani Road intersection was estimated to be
16.4 mg/m>.

In the year 2010 without the proposed project, a worst case 1-hour afternoon peak traffic
hour concentration at the Kuakini Highway/Palani Road intersection was estimated to be 16.2
mg/m®. At the Queen Kazhumanu Highway/Palani Road intersection, the 1-hour 1990 afternoon
peak traffic hour CO concentration was estimated to be 15.8 mg/m3, The estimated
concentrations are based on a set of assumptions regarding roadway configurations and
improvements or lack of them to present roadway conditions (see Appendix D).

Analysis of air quality under three different roadway improvement concept scenarios
implemented in conjunction with the proposed project indicate that for all scenarios the estimated
worst-case 1-hour CO concentrations would be well within the federal AAQS of 40 mg/m? in the
year 2010, However, it appears likely, based on the modeling performed, that existing
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concentrations of CO, either with or without the proposed project, may exceed state 1-hour
AAQS of 10 mg/m® on occasion at several locations in the project area. With two of the
roadway improvement concepts (Concepts 2 and 3), the state AAQS may be achieved along
Queen Kaahumanu Highway at Liliuokalani Boulevard and at Palani Road. Tables [V-2 and IV-
3 indicate 1-hour and 8-hour estimate worst-case CO concentrations in the project area both with
and without the proposed project. '

The proposed project will also cause long-term air quality impacts due to electrical
generation required to support the proposed project. Estimates of the emissions resulting from
the generation of electricity to serve the project amount to about a 25 percent increase in total
emissions from the Keahole Power Plant. Recent expansion of the Keahole plant required State
DOH permits and demonstration that state and federal air quality standards would be met.

Occasional impacts may also occur from natural, agricultural and/or vehicular sources as
well as the disposal of solid wastes. Natural sources of air pollution emissions which could
affect the project area include the ocean (sea spray), plants (aero-allergens), wind-blown dust,
and volcanic activity in the Puna District (vog). These potential minor emissions do not
represent significant air quality impacts. Emissions from solid waste disposal would be primarily
linked to exhaust fumes from refuse trucks and heavy equipment used to place the refuse in a
landfill, fugitive dust and potential contarninants from burning either at a landfill or municipal
incinerator. It is likely that the solid waste refuse generated at the project site would be hauled
to the new county landfill site as described in Section 6.4 below.

3.3.2.5 Short-Term Impacts

_ Short-term direct and indirect impacts on air quality could potentially occur during project
construction. For a project of this nature, there are two potential sources of air pollution
emissions which could directly result in short-term air quality impacts during project
construction: 1) fugitive dust from vehicle movement and soil excavation and 2) exhaust
emissions from on-site construction equipment. Indirectly, there could also be short-term
impacts from slow-moving construction equipment travelling to and from the project site and
from a temporary increase in local traffic caused by commuting construction workers.
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TABLE IV-2

ESTIMATED WORST-CASE 1-HOUR CARBON MONOXIDE CONCENTRATIONS
ALONG ROADWAYS NEAR KEAHUOLU LANDS DEVELOPMENT PROJECT
DURING AFTERNOON PEAK TRAFFIC HOUR
[milligrams per cubic meter (mg/m?)]

S CYEAR/SCENARIO |
Gt o0 2010/WITH o 201/WITH  2010/WITH |
1990/ ..~ 2010/WITHOUT = 'PROJECT ' PROJECT  PROJECT
_PRESENT ! - PROJECT - CONCEPT I  CONCEPT 2 CONCEPT 3

Queen Kaahumanu — — 11.7 7.6 8.9
Hwy/Liliuokalani

Blvd.?

Queen Kaahumanu 16.4 15.8° 11.5 9.4 9.4
Hwy/Palani Rd.

Mid-Level Rd/ 1.5¢ 2.3° 11.2 — -
Palani Rd.

Mid-Level Rd./ - — 12.2 - -
Liliuokalani Blvd.?

Kuakini Hwy./ 17.4 16.2 18.6 - —
Palani Rd ’

Source: Appendix D, Neal & Associates. 1990.

Notes:
* In 1990 and 2010 without project scenarios, intersection does not or will not exist.

b Assumes intersection with three northbound and three southbound through lanes, two
eastbound and two westbound through lanes and two left-turn and one right-turn lanes on all
approaches.

° Assumes through traffic only.

State AAQS = 10 mg/m®
Federal AAQS = 40 mg/m®
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TABLE IV-3

ESTIMATED WORST-CASE 8-HOUR CARBON MONOXIDE CONCENTRATIONS =
ALONG ROADWAYS NEAR KEAHUOLU LANDS DEVELOPMENT PROJECT o
DURING AFTERNOON PEAK TRAFFIC HOUR

[milligrams per cubic meter (mg/m?)] -
'
0 2010/WITH o 201/WITH  2010/WITH -
- +'PROJECT , :PROJECT - . PROJECT L
 ANTERSECTIVN: - 1 NT i 'CONCEPT'1 - CONCEPT 2 . CONCEPT 3 ol
'_—__—____.__-_-—-—-__———_'—_——_'—_'-'_—'——_‘——————-——-—-——-—-
Queen Kaahumanu — — 5.8 3.8 4.4 ""'"
Hwy/Lilivokalani P
Blvd.®
Queen Kashumanu 8.2 7.9 5.2 4.7 4.7 -
Hwy/Palani Rd. -
Mid-Level Rd/ 0.8° 1.2° 5.6 - - —
Palani Rd. :
Mid-Level Rd./ — - 6.1 — R
Lilinokalani Blvd.* =
Kuakini Hwy./ 8.7 8.1 9.3 - — -~
Palani Rd
| - T
Source: Appendix D, Neal & Associates. 1990. -
Notes: - T"
* In 1990 and 2010 without project scenarios, intersection does not or will not exist. i
® Assumes intersection with three northbound and three southbound through lanes, two '_'J
eastbound and two westbound through lanes and two left-turn and one right-turn lanes on all
approaches. -
o
¢ Assumes through traffic only.
State AAQS = 10 mg/m® L
Federal AAQS = 40 mg/m?
L
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Fugitive dust emissions may arise from grading and dirt-moving activities within the
project sites. The emission rate for fugitive dust is nearly impossible to estimate accurately
because of its elusive nature and because the potential for its generation varies greatly depending
upen the type of soil at the construction site, the amount and type of dirt-disturbing activity
taking place, the moisture content of exposed soil in work areas, and the wind speed. The US
EPA has provided a rough estimate for uncontrolled fugitive dust emissions from construction
activity of 1.2 tons per acre per month under conditions of "medium” activity. Uncontrolled
fugitive dust emissions in the project area would probably be somewhere near this level. State of
Hawati Air Pollution Control Regulations require that visible emissions of fugitive dust from
construction activity be essentially nil. Adherence to those regulations as recommended in
Section 3.3.2.6 will serve to mitigate any potentially significant short-term fugitive dust air
quality impacts.

On-site mobile and stationary construction equipment will also emit some air pollutants in
the form of engine exhausts. The largest of this equipment is usually diesel-powered. Nitrogen
oxides emissions from diesel engines can be relatively high compared to gasoline-powered
equipment, but the standard for nitrogen dioxide is set on an annual basis and is not likely to be

* violated by short-term construction equipment emissions. Carbon monoxide emission from diesel

engines, on the other hand, are very low and should be relatively insignificant. Adherence to the
below measures can mitigate these impacts to an insignificant level.

3.3.2.6 Mitigation Measures

Options available to mitigate long-term vehicular traffic-related air pollution are to
improve roadways, reduce traffic or reduce individual vehicular emissions. As indicated in
Section 6.1 below, major roadway improvements as part of and separate from the proposed
project are planned. These improvements will aid in the reduction of vehicular generated air
emissions. Vehicular generated emissions could also be reduced by the establishment of a mass
transit system on the island. However, this measure is beyond the scope of the proposed project.
A reduction in traffic levels could, however, be achieved by the use of staggered hours for
schools and work places and the active encouragement of car/van pooling,

Indirect emissions from electrical power generation could be mitigated somewhat by
utilizing solar energy design features to the maximum extent possible. As indicated in Section
6.5 below, the Trust will incorporate, to the maximum extent practical, the most energy saving
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technologies, including the use of energy saving lighting and use of solar power for water heating
and air conditioning purposes, in the design of the Trust facilities to minimize future electrical
power generation requirements and the costs of energy.

Short-term air quality impacts are foreseen as a result of project construction, creating
fugitive dust emissions from site grading and other construction activities, and fumes emitted
from gasoline and diesel-powered construction equipment. Short-term emissions can be
minimized by the following:

e  Strict adherence to state air pollutionr control standards.

®  Use of a frequent watering program to limit bare-dirt surfaces from becoming
significant dust generators;

*  Requirements that all open-bodied trucks be covered when transporting dirt or dust
producing materials;

*  The paving of parking areas and the establishment of landscaping early in the
construction process to limit areas of possible dust production.

3.4  NOISE QUALITY

3.4.1 Existing Conditions

The existing noise quality of the proposed project site is limited to three principal sources:
motor vehicle traffic; natural factors including wind moving through vegetation; and fixed source
noise. Fixed source noise is primarily associated with activities at the Kailua Landfill and light
industrial activities associated with the existing light industrial subdivision. None of these noise
generators are presently considered to be a significant source of noise. Traffic noise is associated
with the area’s roadway system, including Queen Kaahumanu Highway, Palani Road, the Qld
Airport Road and industrial subdivision roads. Traffic noise tends to dominate all other noise
sources in the project area.

The noise descriptor currently used by federal agencies to assess environmental noise is

the Day-Night Average Sound Level (L,,). This descriptor incorporates a 24-hour average of
instantaneous A-Weighted Sound Levels as read on a standard Sound Level Meter. Sound levels
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that occur during the nighttime hours of 10:00 Pm to 7:00 am are increased by 10 decibels (Db)
prior to computing the 24-hour average by the L, descriptor.

Table 1V-4 indicates the current federal noise standards and acceptability criteria for
residential land uses. Land use compatibility guidelines for various levels of environmental noise
as measured by the Ldn descriptor system are shown in Figure IV-8. In general, noise levels of
55 Ly, or less occur in rural areas, or in areas that are removed from high volume roadways. In
urbanized areas shielded from high volume streets, Ly, levels generally range from 55 to 65 |
and are usually controlled or driven by motor vehicle traffic noise. Residences that front major
roadways are generally exposed to levels of 65 Lin, and as high as 75 L,, when the roadway is a
high speed freeway. In the North Kona project area, noise levels at lots that front Queen
Kaahumanu Highway and Palani Road are typically above 60 L,,. Noise shielding by
intervening structures lowers noise levels 3 to 10 Ly, in interior lots.

For the purpose of determining noise acceptability for funding assistance from federal
agencies (FHA/HUD and VA), an exterior noise level of 65 L, or lower is considered
acceptable. This standard is applied nationally, including Hawaii, However, because of the
predominance of open-living conditions and naturally ventilated dwellings, and the relatively low
exterior-to-interior sound attenuation afforded by naturally ventilated structures, an exterior noise
level of 65 L, does not eliminate all risks of noise impacts. Because of these factors, a lower
level of 55 L, is considered as the "Unconditionally Acceptable” (or "Near-Zero Risk") level of
exterior noise. Relatively high exterior noise levels of 65 to 80 L, are considered to be
"Compatible" or "Marginally Compatible" for commercial land uses and hospitals are considered

. compatible in areas with exterior noise levels as high as 75 L, as long as sound attenuation

measures, such as, total closure and air conditioning, are provided to reduce interior noise levels
to acceptable levels,

To quantify existing noise conditions for comparison with expected future noise
conditions, field measurements were taken at the locations shown on Figure IV-9 in June 1989.
The complete results and analysis of those measurements are included in Appendix E and
summarized below.

The existing traffic noise levels in the project area are in the "Significant Exposure”,

Normally Unacceptable category at 50-foot distance from the centerline of Queen Kaahumanu
Highway and Palani Road. Traffic noise levels along the right-of-way of a roadway generally
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TABLE IV-4

EXTERIOR NOISE EXPOSURE CLASSIFICATION
(RESIDENTIAL LAND USE)

*NOISE EXPOSURE .. DAY-NIGHT . EQUIVALENT j ~ FEDERAL
. ASS - 7. g;...'_SOU_NP.;LEVEL;-:,{_; SOUND LEVEL STANDARD‘

Not Exceeding 55 Ly, Not Exceeding 55 ch Unconditionally

: Acceptable

MODERATE Above 55 L,, But Above 55 L., But Acceptable?

EXPOSURE Not Above 65 L,, Not Above 65 L,

SIGNIFICANT Above 65 L, But Above 65 L., But Normally

EXPOSURE Not Above 75 L, Not Above 75 L, Unacceptable

SEVERE Above 75 L, Above 75 L, Unacceptable

EXPOSURE

Source: Guidelines for Considering Noise in Land Use Planning and Control. Federal
Interagency Committee on Urban Noise. June 1980.

Notes:

! Federal Housing Administration, Veterans Administration, Department of Defense and

Department of Transportation.

2 FHWA uses the L., instead of Ly, descriptor. For planning purposes, both are

equivalent if (a) heavy trucks do not exceed 10 percent of total traffic flow in vehicles per
- 24 hours and (b) traffic between 10:00 pm and 7:00 am does not exceed 15 percent of
average daily traffic flow in vehicles per 24 hours, The noise mitigation threshold used

by FHWA for residences is 67 L
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Figure IV-8

LOCATIONS OF NOISE MEASUREMENT SITES

AUGUST 1990

NOISE STUDY, JUNE 1950
Prepared by: BELT COLLINS & ASSOCIATES «

Source: Y. EBISU & ASSOCIATES
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represent the worst case levels due to the proximity of the right-of-way to the noise sources. At
greater setback distances of approximately 75 to 100 feet, traffic noise along Queen Kaahumanu
Highway decreases to the "Moderate Exposure”, "Acceptable” category. Setback distances of
approximately 45 to 80 feet are required from the centerline of Palani Road to be in the
"Moderate Exposure”, "Acceptable" noise exposure category.

Calculations of the existing traffic noise levels during the peak pm traffic hour were made
as were the existing setback distances from the roadways’ centerlines to their associated 60, 65
and 70 L, contours. The contour line distances, as shown in Table IV-5, do not take into
account noise shielding effects or the additive contributions of traffic noise from intersecting
street sections. The existing setback distances to the 65 L, contour lines are relatively large
along Queen Kaahumanu Highway and the makai (or west) section of Palani Road. Along the
mauka (or east) section of Palani Road and along Kuakini Highway, the setback distances to the
65 L,, contour lines are relatively small (see Table IV-5).

Existing traffic noise levels at the mauka (inland) portions of the project site are very low
(less than 60 L,,) due to their Jarge setback distances from Queen Kaahumanu Highway.

3.4.2 Probable Impacts

Noise quality impacts resulting from the proposed project have been evaluated based on
comparisons with existing noise conditions and relation to generally accepted noise levels as
specified by federal lending institutions for residential properties (HUD/FHA/VA).

Predictions of future traffic noise levels were made using the traffic volume assignments
included in Appendix E for calendar year (CY) 2010, both with and without the proposed
project. The major project roadways, for which traffic noise levels were calculated, are shown
in Figure TI-4. As will be indicated below in Section 6.1.1 (Highways and Public Access), by
CY 2010 traffic conditions on all existing roadways will worsen and major improvements to the
roadway network will be required with or without the proposed project. If these roadway
improvements are implemented to accommodate the projected future traffic volumes, traffic noise
levels will increase significantly (by 5.5 to 7.4 L;,) above existing levels. If the required
roadway improvements are not implemented to maintain current levels of service, future traffic
noise level increases will be less than those calculated (see Table 3, Appendix E) due to
increased congestion and reduced average vehicle speeds.
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The predicted increases in traffic noise levels associated with non-project traffic by CY
2010, and as measured by the Ly, descriptor system are shown in Table IV-6. As indicated in
the table, the increases in traffic noise along Queen Kaahumanu Highway due to project traffic
are relatively small when compared to those increases expected from non-project traffic, Similar
conclusions apply along Palani Road. Project traffic noise increases are expected to be greatest
relative to non-project traffic along Kuakini Highway, where existing and future land uses are not
considered sensitive.

As a result of the construction of the Mid-Level roadway and Liliuokalani Boulevard,
traffic noise levels are expected to increase significantly at the inland areas mauka of Queen
Kaahumanu Highway. By CY 2010, following the construction of these new roadways, traffic
noise levels at the future residential area mauka of the Mid-Level roadway are expected to
increase (or decreases) to the levels indicated in Table IV-6. Setback distances of approximately
183 feet from the centerlines of the Mid-Level roadway will be required to mest FEA/HUD
noise standard of 65 Ly, under unobstructed line-of-sight conditions. Setback distances of 97 to
106 feet from the centerlines of Palani Road and Liliuokalani Boulevard will be required to meet
the same standard. It is noted that the primary cause of these relatively large setback distances is
the forecast non-project traffic.

Relatively large increases in traffic noise levels along the improved Palani Road are
expected to occur as a result of project and non-project related traffic. By CY 2010, non-project
traffic is expected to increase noise levels along Palani Road by 3.6 to 5.3 L,,, with project
related traffic adding 0.0 to 0.3 Ly, to the non-project noise levels. Setback distances of 106 to
139 feet from Palani Road’s centerline will be required to meet FHA/HUD noise standards under
unobstructed line-of-sight conditions between the roadway and noise sensitive receptors.

Potential noise impacts along the improved Palani Road are possible, both in respect to
existing and planned noise sensitive receptors along the roadway. Existing residences along the
road may be impacted by the added traffic noise as well as by future roadway improvements if
noise mitigation measures are not included with the construction of the roadway improvements.
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TABLE IV-6

CALCULATIONS OF PROJECT AND NON-PROJECT
TRAFFIC NOISE CONTRIBUTIONS (CY 2010)

‘.ol U Cielioite o NOISE LEVEL INCREASES (L) DUE TO
- STREET SECTION _ -

' 'NON-PROJECT TRAFFIC PROJECT TRAFFIC

Queen Kaahumanu Hwy. (North) 6.3 0.9
Queen Kaahumanu Hwy. (Front) 5.4 0.8
Queen Kaahumanu Hwy. (South) 7.0 0.5
Palani Road (North) 5.3 0.3
Palani Road (South) 3.6 -0.1
Kuakini Highway -0.7 1.8
Mid-Level Road 73.3 0.2
Liliuokalani Blvd. (North) 0.0 69.3
Liliuokalani Blvd. (South)

Source: Appendix E.

Audible construction noise will be unavoidable during the entire project construction
period. However, actual length of exposure to construction noise at any one receptor location
will be less than the entire construction period as construction moves from one site to another.
Typical construction activity noise levels (excluding pile driving activity) are shown in Figure
IV-10. The impulsive noise levels of impact pile drivers are approximately 15 dB higher than
the levels shown in Figure IV-10, while the intermittent noise levels of vibratory pile drivers are
at the upper end of the noise level ranges depicted in the figure.

Adverse impacts from construction noise are not expected to be in the "public health and
welfare" category due to the temporary nature of the work and due to the administrative controls
available for its regulation.
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3.4.3 Mitigation Measures

‘The increases in traffic noise levels attributable to the proposed project from the present
to CY 2010 are predicted to range from 0.5 to 0.9 L, along Queen Kaahumanu Highway, where
traffic noise levels are expected to remain above 65 L, along the highway right-of-way. This
degree of noise increase will be difficult to perceive over a 20-year period and is not considered
to be significant. The proposed residential areas of the project would be located beyond a half-
mile from Queen Kaahumanu Highway. Existing and planned uses along the highway are
primarily commercial and light industrial. Therefore, traffic noise impacts along the highway
resulting from the proposed project are not considered to be serious.

At 45 feet or greater setback distance from the centerline of the mauka sections of Palani
Road, traffic noise levels from this lower volume roadway are less than 65 L,. For these
reasons, the existing levels of roadway traffic noise at the proposed residential portions of the
project are not expected to exceed current FHA/HUD noise standards or cause noise impacts on
future residents.

Mitigation of construction noise to inaudible levels will not be practical in all cases due to
the intensity of construction noise sources (80 fo 90+ dB at 50-foot distance), and due to the
exterior nature of the work. The use of properly muffled equipment would be required on the
project. Similarly, all construction noise limits and curfew times, as specified by the State DOH
rules and regulations, would be followed during construction.

4. HISTORICAL AND ARCHAEOLOGICAL RESOURCES
4.1  EXISTING CONDITIONS

To determine the archaeological and historical resources of the proposed project site, a
surface and limited subsurface archaeological inventory survey of the entire project parcel has
been conducted and is included as Appendix F to this EIS. The survey report has been
forwarded to the State Department of Land and Natural Resources, Historic Preservation
Program/State Historic Preservation Office (DLNR/HPP/SHPO) for review and confirmation of
preliminary assessments regarding the significance of sites and measures required to mitigate
potential impacts to those sites. The following is a summary of the information contained in
Appendix F.
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The area of North Kona between Kailua Bay and Keauhou Bay is generally recognized as
the population core and fertile agricultural district of North Kona. To the north of Kailua Bay,
beginning at Honokohau, is the relatively dry Kekaha district of North Kona. Keahuolu, the
project site, is situated in the transition zone between these two contrasting environmental
districts.

The Keahuolu area, along the shoreline, has been recorded as the site of various
habitation and agricultural activities. However, there is little historic information regarding the
traditional Hawaiian land use for the inland portion of the project area and no kuleana grants
were awarded there. It is apparent from the archaeological record observed at Keahuolu,
Kealakehe and Honokohau 2nd, that agricultural activities (apparently prehistoric, i.e., pre-
western contact) were relatively intensive in the area historically designated as grazing land.

During the inventory survey conducted for the project, 239 sites consisting of 1,810+
component features were identified within the project area. The approximate locations of the
sites is shown on Figure IV-10. State Inventory of Historic Places (SIHP) site numbers were
assigned to 237 sites. Two sites, Mamalahoa Trail (Site 00002) and Kuakini Wall (Site 07276)
had been previously assigned SHIP numbers.

Within the project area there are four relatively distinct clusters of sites. These occur at
the northwestern end of the project area between 9 and 20 feet above mean sea level (AMSL);
along the east side of Queen Kaahumanu Highway between 50 and 150 feet AMSL; along the
north side of Palani road between 200 and 400 feet AMSL; and at the eastern end of the project
area between 450 and 600 feet AMSL. The pattemning of these clusters is such that they are in
non-overlapping elevation ranges that encompass the overall elevation range of the project area,

The distribution of sites in general shows no marked tendency toward higher densities at
specific elevations. To examine patterning of features by elevation, the consulting archaeologists

- selected three general intervals: less than 200 feet (101 sites in approximately 580 acres or 53

percent of the total surface area); 200 to 300 feet (117 sites in approximately 380 acres or 34
percent of the total surface area); and 40{ feet or more (51 sites in approximately 140 acres or
13 percent of the total surface area). These three elevation intervals approximate three annual
rainfail zones of 20 to 30 inches, 30 to 40 inches and 40 to 50 inches.
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A breakdown of formal feature types by elevation interval (Table IV-7) indicates that,
overall, feature density is greater in the upper interval (400 feet or more). In this interval, 26.4
percent of all features occur in 13 percent of the total surface area. This equals approximately
3.4 features per acre. In the lower elevation interval (less than 200 feet), the feature occurrence
rate is approximately 1.3 features per acre, and in the 200 to 399-foot elevation interval, there

. are approximately 1.5 features per acre.

Twenty-six formal types are represented among the identified features. These include
those listed in Table IV-7 plus five types with less than three occurrences that are listed as
"other” in Table IV-7. These five types included two roadbed sections, a cupboard, a loading
ramp, two modified poles and two uprights. Predominant among the formal types are pahoehoe
excavations, three varieties of rock mounds and modified blisters and outcrops.

The clear majority of these features, which together comprise 76 percent of all features,
reflect agricultural activities, Agricultural activities are also represented by enclosures, terraces,
rubble walls and low platforms. Overall, approximately 90 percent of all features are associated
with agricultural functions.

4.2  PROBABLE IMPACTS

The basic purpose of an archieological inventory survey is to identify, i.e. to discover
and locate on available maps, all sites and features of potential archaeological significance present
within a specified project area. An inventory survey constitutes an initial level of archaeological
investigation. It is extensive rather than intensive in scope and is conducted primarily to
determine the presence or absence of archaeological resources. This level of survey indicated
both the general nature and variety of archaeological remains present, and the general distribution
and density of such remains. It permits a general significance assessment of the archaeological
resources and facilitate formulation of realistic recommendations and estimates for any
subsequent mitigation work as might be appropriate or necessary. Such mitigative work could
include further data collection involving detailed recording of sites and features and limited test
excavations; mitigation could also include more extensive and intensive data recovery
excavations, construction monitoring, interpretive planning and development and/or observation
of sites and features with significant scientific research, interpretive and/or cultural valyes.

IV-45



TABLE IV-7

ARCHAEOLOGICAL FEATURE COUNTS BY FORMAL TYPE

AND ELEVATION INTERVAL

. FORMALTYPE '~ N.° N a
Alignment 16 516 8 258 7 226 31 1.7
Cairn 10 250 13 322 17 425 40 2.2
Cave 9 180 24 480 17 340 50 2.8
C-Shape 2 400 1 200 2 400 5 0.3
Enclosure 8§ 186 17 395 18 419 43 2.3
Faced Mound - - 2 154 11 846 13 0.7
Filled Crevice 4 800 - - 1 200 5 0.3
Linear Mound 4 22 13 7122 1 56 18 1.0
Midden Scatter 3 1000 - - - - 3 0.2
Modified Blister 12 190 17 270 34 540 63 3.5
Modified Outcrop 136 743 20 109 27 148 183 10.1
Mound 46 24 20 97 139 678 205 11.3
Overhang 9 9.0 - - 1 100 10 0.6
Phh. Excavation 392 439 368 413 132 148 892 49.3
Pavement 5 313 2 125 9 562 16 0.8

| Petroglyph 3 722 2 i1 3 167 18 1.0
Platform 8 182 2 500 14 3.8 44 2.4
Rock Concentration 17 1000 - - - - 17 0.9
Tetrace 27 325 27 325 20 349 83 4.6
Tril 7 538 - ~ 6 462 13 07
Wall (bifaced) 1 125 6 750 1 125 8 0.4
Wall 11 2.8 23 561 7 171 4t 2.3
Other 5 556 2 22 2 22 9 0.5

TOTAL 745 412 587 324 478 26.4 1810  99.9
T A2 S8 324 478 264 1810 999

Source: Appendix F.
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Based on the preceding, significance categories used in the site evaluation process are
based on the National Register criteria for evaluation. Both the federal and state governments
use these criteria for evaluating cultural resources. Sites determined to be potentially significant
for informational content fall under Criterion D, which defines significant resources as ones
which "... have yielded, or may be likely to yield, information important in prehistory or
history." Sites potentially significant as representative examples of site types are evaluated under
Criterion C, which defines significant resources as those "... which embody the distinctive
characteristics of a type, period or method of construction... or that represent a significant and
distinguishable entity whose components may lack individual distinction."

Sites with potential cultural significance are evaluated under guidelines prepared by the
Advisory Council on Historic Preservation. The guidelines define cultural value as "... the

contribution made by an historic property to an ongoing society or cultural system. A traditional

cultural value is a cultural value that has historical depth.” The guidelines further specify that
"[a] property need not have been in consistent use since antiquity by a cultural system in order to
have traditional cultural value.”

To further facilitate management decisions regarding the subsequent treatment of
resources, the general significance of the archacological resources identified during the inventory
survey were also evaluated in terms of potential scientific research, interpretive and/or cultural
values.

Based on the criteria cited above, 207 of the 238 sites identified during the archaeological
inventory survey for the project are assessed as significant solely for information content. No
further work is recommended for 84 of the 207 sites. These 84 sites are generally isolated
agricultural features which lack cultural deposits and portable remains; they have been measured,
mapped, described, photographed, plotted and selected samples have been excavated. Data
collected from them during the survey is considered sufficient; their preservation is not essential,
although perhaps they could be considered for inclusion into development landscaping. Further
data collection is recommended for the remaining 123 of the 207 sites. After further data

collection is completed, if warranted, a data recovery plan should be prepared and implemented

for sites not recommended for preservation or interpretation,

Twenty-three of the 238 recorded sites are assessed as significant under National Register
Criteria C and D. The majority of these sites are habitation/agriculture complexes located within
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a distinct concentration at the northern end of Kuakini Wall, along Palani Road. The spatial
concentration within a "district-like" area greatly enhances their integrity and Criterion C
significance. It is the intention of the landowners to establish an "Historic Reserve” for these
sites, i.e., an area that would be set aside with the archaeological features preserved "as-is" with
interpretive signage describing the sites and their interrelationships. As a group, these sites also
exhibit a high cultural value, which cannot be attributed to them on an individual basis. One site
((13441 - complex) is not located within the preserve district. This complex includes a number
of unique and exemplary agricultural and habitation features and is contained within a relatively
well-preserved enclosure. The formal attributes of the features at this site are not repetitive of
the features within the preserve district and it is likely that a different time period, social group
or agricultural pattern is represented.

Eight of the sites within the preserve district with Criteria C or D significance are
individually assessed as having provisional cultural value, in addition to high interpretive and
information values. These sites include features which potentially contain human interments,
Presence or absence of the burials can only be determined through subsurface testing. If,
however, the features are preserved for their interpretive value within the context of the
surrounding area, there would be no need to disturb the features or potential interments.

Seven of the 238 total identified sites are assessed as significant under Criterion D and as
having high cultural value, due to the presence of human remains. These sites consist of cave
shelters with exposed human interments that are generally in poor preservation and disturbed. It
has been recommended that the remains be preserved "as is” in the location of the original
interment, with stabilization of the disturbed burial features and documentation of the nature
(i.e., disposition prior to stabilization) and the location of the remains. If the burials are not

. preserved "as is", the procedures of Section 43 of Chapter 6E (Historic Preservation, HRS, as

amended) would be followed. A mitigation plan would be developed and agreed to by
DLNR/HPP/SHPO and a plan for final disposition of the remains developed in accordance with
Chapter 6E.

Two sites, Mamalahoa Trail and Kuakini Wall, are assessed as significant under Criteria

C and D as well as having high cultural value. Preservation with interpretive development of the
portions of the sites within the project area has been recommended.
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4.3 MITIGATION MEASURES

In compliance with applicable federal, state and county archaeological, historical and
cultural features preservation laws, rules and regulations, the recommendations of the consulting
archaeologist will be followed. That is, sites will be preserved as required under the various
significance criteria and preservation methods for those criteria. A mitigation plan is being
developed by the consulting archaeologist and that plan will undergo review and approval of
DLNR/HSS/SHPO prior to implementation. Further, appropriate mitigation measures would be
taken prior to the initiation of construction activities that might disturb any sites recommended
for preservation. The creation of an Historic Reserve to protect the concentration of sites at the
northern end of the Kuakini Wall near Palani Road constitutes an additional mitigation measure.

3. SOCIOECONOMIC FACTORS
5.1 EXISTING SOCIOECONOMIC CONDITIONS

5.1.1 Qverview of Existing Conditions

A Socioeconomic Impact Assessment of the proposed project has been completed and is

included as Appendix G. Additionally, a Public Revenue - Cost and Economic Impact Analysis

has been performed and is included as Appendix H. The following summarizes those studies.

Existing socioeconomic conditions have been anélyzed in terms of (1) historic and
geographic factors; (2) economic base and employment; (3) population; (4) housing patterns; and
(5) lifestyle and values.

5.1.1.1 Historic and Geographic Factors

'North and South Xona: Kailua-Kona was one of the centers of government for all of
Hawaii during the rule of the Kamehameha dynasty. In the later years of the Hawaiian
Kingdom, it receded in importance and became a small fishing village again. With the
emergence of the sugar industry, Hilo (in East Hawaii) became the predominant population and
political center for the island of Hawaii.
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Unlike many other rural parts of Hawaii, Kona’s social and economic systems did not
depend on a few large employers. During much of this century, economic activity in the Kona

area centered around small-scale ranching and coffee farming. In the 1960’s, Kailua-Kona began

to emerge as a new economic and population center as the visitor industry developed along the
West Hawaii coast. While the first major luxury hotel, the Mauna Kea, was in South Kohala,
North Kona soon became the most developed site of hotels and resort condominiums on the Big
Island. In the 1980s, new hotel development shifted from North Kona to South Kohala, but
condominium construction continued in Kona. Consequently, there has been more recent
population growth in the coastal resort areas of Kailua and neighboring Keauhou.

South Kona has remained relatively undeveloped, with little in the way of direct resort
activity. The indirect effects of North Kona's visitor industry growth have produced more
population in South Kona villages, but many residents are still involved in farming or fishing.

South Kohala: The Kohala Mountains divide, both South and North Kohala into a "dry
side" and a "wet side.” For much of the past century, the majority of South Kohala's sparse
population lived in or around the cool mauka town of Waimea (also called Kamuela), which
straddles the South Kohala wet side/dry side boundary.

Until the mid-1960’s, South Kohala’s economy centered on truck farming and ranching,
particularly the sprawling Parker Runch headquartered in Waimea. In 1965, tourism began to
bring economic prominence to the dry coastal Tegion with the opening of the 310-room Mauna
Kea Beach Hotel. The 1970’s saw construction of the Queen Kaahumanu Highway to Kona;
development of the Lalamilo water system; expansion of the Waikoloa resort/residential
subdivision south of Waimea; and the establishment of numerous second homes and an
observatory base camp in Waimea.

The 1980’s brought new resort hotel operations to South Kohala including the Sheraton
Royal Waikoloa (now the Royal Waikoloan), the Mauna Lani Bay Hotel and the Hyatt Regency
Waikoloa opened in late 1988, In addition, there was continued population growth in the
Waikoloa residential area mauka of Waikoloa Resort, as well as some growth in the non-resort
coastal communities of Puako and Kawaihae. |

North Kohala: This district is a peninsula formed by the Kohala Mountains. Until very
recently during historic times, the western, "dry side" mountain slopes and coast have been
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almost unpopulated, except by a few cattle ranch employees. Human settlement has been
concentrated in villages located in the "wet side,” on the northeastern part of the peninsula. The
road comes to an end at Pololu Valley, which marks the beginning of a series of steep cliffs and
valleys that render the rest of the eastern coast basically uninhabitable for significant numbers of
people. Thus, the settled parts of North Kohala have historically been isolated from the rest of
the island.

In the 1980’s, there was modest growth in the population of subdivisions located in the
"dry side" between Hawi and Kawaihae, as well as a few new mauka "wet side” subdivisions.

5.1.1.2 Current Economic Base and Employment

Major Industries: The current principal economic activities in West Hawaii are the
visitor industry, construction, diversified agriculture and ranching, and high technology activities
in astronomy and ocean science. The visitor industry is the most important of these, in economic
terms.

Labor Force and Employment: West Hawaii employers report a labor shortage,
particularly among skilled construction workers and entry level service workers for restaurant,
retail, and resort operations.

The most recent available unemployment and workforce estimates from the Department of
Labor and Industrial Relations (DLIR) are shown below in Table IV-8.

The most recent detailed analysis of occupational patterns is provided by the 1980 Census.
Table IV-8 shows selected data from the 1980 and 1970 Censuses. Some important conclusions
from this table:

*  Compared to workers countywide or statewide, employed residents of North Kona,
North Kohala and South Kohala were much more likely to be in tourism-related
occupations or industries in 1980.

. In North Kohala, there was a dramatic 1970-80 shift from agriculture to
tourism-related work, due to the phaseout of sugar cultivation. Many such tourism
jobs were located outside North Kohala, as indicated by high average commute
times.
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TABLE IV-8

SELECTED HAWAII COUNTY UNEMPLOYMENT
AND WORKFORCE ESTIMATES

" 1988 ANNUAL AVERAGE AUGUST 1989
" AREA' . "LABOR FORCE . RATE (%) LABORFORCE RATE (%
North Kona 9,776 3.7 10,645 2.1
South Kona 3,778 4.0 4,108 2.4
North Kohala 1,795 6.6 1,929 3.9
South Kohala 2,819 4.4 3,060 2.6
West Hawaii 18,168 4.3 19,742 2.4
Hawaii County 54,676 5.0 59,206 2.9

(NOTE: DLIR estimates for sub-county areas are based on 1980 census shares, hence
usually under-estimate numbers for high-growth areas like West Hawaii. Based on actual
population and labor force participation rates, CRI would estimate West Hawaii’s 1988 civilian
labor force as about 19,100 -- a figure to be used later in this section for forecasting purposes.)

e  South Kona’s workforce was more involved in agricultural occupations and
industries than was the case elsewhere in West Hawaii or the rest of the county, on
average.

e  South Kona and North Kohala had relatively low proportions of
managerial/professional workers.

Continuing West Hawaii resort development would suggest even more concentration in
tourism today, as well as more intensive use of available workers. Pretiminary results of the
1988 "Tourism Impact Management System™ (TIMS) survey by the Department of Business and
Economic Development (1989) indicate:

e  The percentage of employed workers who consider themselves "in the visitor
industry™ was around 40 percent in Kona and 35 percent in Kohala, compared to
an islandwide figure of just 25 percent.
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¢  North Kona’s civilian labor force participation rate is now close to 80 percent --
i.e., four out of every five potential workers aged 15 or above now holds a job or
is actively seeking one.

e  West Hawaii workers (particularly those in North Kona) are more likely than those
in East Hawaii to work more than 48 hours a week and to work standard evening
and/or weekend hours.

5.1.1.3 Population Levels and Composition

West Hawaii has been one of the fastest growing areas in the State of Hawaii. As shown
in Table IV-9, its population nearly tripled from 1970 to 1988 (from 14,500 to 40,700). The
growth rates have been particularly high in North Kona and South Kohala, sites of major resort
development in the 1970’s and 1980’s. Growth in South Kona has essentially just matched the
islandwide rate. In North Kohala, there was no growth from 1970 to 1980 and only modest
estimated population increases since 1980.

As of 1980, North Kona was the only district in Hawaii County where a majority of the
population consisted of Caucasians. (See Census data in Table 2-C, Appendix G.) Nearly a
quarter of North Kona's population at that time had been living on the Mainland five years
previously, and 40 percent had been Mainland-born -- much larger percentages than for the
county as a whole.

Substantial in-migration from the Mainland is also apparent in the 1980 Census data for
South Kohala. South Kona and North Kohala had a more ethnically mixed population, including
more people born in Hawaii (more than 70 percent each) than North Kona and South Kohala.

Although there have been anecdotal reports of a surge of retirees moving to West Hawaii
in the 1980’s, the earlier Census data indicate that North Kona and South Kohala had relatively
few senior citizens in 1980. The more youthful North Kona/South Kohala population was better
educated, on average, than populations elsewhere on the Big Island. By contrast, the aging
North Kohala population had lower than average educational levels.

5.1.1.4 Housing Stock

Housing in West Hawaii (with the possible exception of North Kohala) is now considered
to be in very short supply, leading to crowding and to high rentals and sales costs.
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TABLE IV-9 !

POPULATION TRENDS, STATE OF HAWAII, COUNTY OF HAWAII, -

AND STUDY AREA, 1970 - 1988 =

s AREA L ¢ UAPRIL 1, 1970 APRIL 1';‘1980-,_‘f JULY 1, 1988 .

North Kona District 4,832 13,748 21,600 —

South Kona District 4,004 5,914 7,500 .

South Kohala District 2,310 4,607 7,900 -

North Kohala District 3.326 3,249 3,700 %

Total West Hawaii Study Area 14,472 27,518 40,700 -

County of Hawaii 63,468 92,053 117,500

State of Hawaii | 769,913 964,691 1,098,200 ~

| AVERAGE A NNUAL RATE OF GROWTH (%) 3

North Kona District 11.0 - 5.6 8.6 "

South Kona District 4.0 2.9 3.5 I

South Kohala District 7.1 6.8 7.0 -

North Kohala District -0.2 1.6 0.6 :
Total West Hawaii Study Area 6.6 49 5.8

County of Hawaii 3.8 3.0 3.4 3

| State of Hawaii 2.3 1.6 2.0 .

- Source: Hawaii State Department of Business and Economic Development, Data Book, L"'

November 1989, : oy

-
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During the 1980's, the West Hawaii housing inventory grew more slowly than the
resident population, meaning that more people must share living quarters. From 1980 to 1988,
population increased by more than 48 percent. However, County figures, as shown in Table IV-
10 (from Appendix G), indicate that, even by March 1989, the total West Hawaii housing unit
inventory had increased by only 26 percent. Moreover, over 40 percent of the new units were
visitor units. In the rest of Hawaii County, proportionate growth in housing units more closely
matched growth in population.

Furthermore, Hawaii Visitors Bureau data indicate that nearly 2,000 of the 16,000 West
Hawaii housing units are actually condominiums for visitor use. (Condominiums in resort areas
may be made available for visitor use during peak travel years, then revert to long-term
residential rentals when tourism declines.) An unknown number of West Hawaii single-family
homes may also now be reserved for visitor rentals or second homes.

In 1988, the average resale price for a single-family home was about $160,000 in West
Hawaii, but less than $95,000 in the rest of the county. Of all Hawaii County single-family
homes sold for $175,000 or more in 1988, 89 percent were in West Hawaii (Neighbor Island
Muitiple Service Data Base). Table 2-E, Appendix G, contains additional descriptive information
from past Censuses.

5.1.1.5 Lifestyle and Values

Historically, the Kona Coast has been populated by highly independent and individualistic
people. By contrast, neighboring South Kohala was historically a much more close-knit
community, following establishment of the Parker Ranch in the 1800's. In the manner of the
times, Ranch managers exercised paternalistic control over many aspects of employees’ lives,
including provision of housing and heaith care.

In the past several decades, the transition from an agricultural to a service-based economy
-- along with substantial in-migration and demographic shifts -- has modified these patterns.
South Kohala’s social fabric has become more diverse and independent, while Kona residents
now are somewhat more likelyb to belong to some common social or economic institutions (e.g.,
labor unions at major hotels).
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TABLE IV-10

HOUSING UNIT INVENTORY, COUNTY OF HAWAII AND WEST
HAWAII DISTRICTS, 1980 AND 1989 .
M TR T S e e T T " % CHANGE |
s - AREA/THOUSING TYPE. 1980 - © 1989 1980 TO 1989 -
WEST HAWAII Single Family 4,105 5,322 29.6 =.
Duplex 122 146 19.7
Multi Family 2,934 4,109 40.0 T
Other 37 N/A —_—
DISTRICT TOTAL - ALL UNITS 7,540 9,577 27.0 B
SOUTH KONA Single Family 1,631 1,974 21.0 "
Duplex 28 34 21.4 -
 Multi Family 48 88 83.3
Other _15 N/A . o
DISTRICT TOTAL - ALL UNITS 1,722 2,096 21.7 ~
NORTH KOHALA  Single Family 1,092 1,235 13.1 .
" Duplex 12 14 16.7 -
Muiti Family 7 7 0.0 -
Other Il N/A ot
DISTRICT TOTAL - ALL UNITS -
SOUTH KOHALA Single Family .
' Duplex -
Multi Family i
Other -
DISTRICT TOTAL - ALL UNITS o
TOTAL STUDY AREA Single Family —
Duplex &
Multi Family
-
N Other i
DISTRICT TOTAL - ALL UNITS |
REST OF COUNTY TOTAL - ALL UNITS L
HAWAII COUNTY TOTAL - ALL UNITS =
"y
NOTE: "N/A" Category no longer used by county. ..J
SOURCE: Data File, Land Use Inventory, County of Hawaii Planning Department, March 1989,
by
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Nevertheless, Kona residents are stil regarded as very different in lifestyle and values
from the more populous East Hawaii area, where plantation life has left a legacy of more
communal values,

Some quantified indications of lifestyle and values are provided by preliminary results of
a 1988 State survey with Separate samples for North Kona, Kohala, South Kona/Ka'u, and other
Big Island areas. Asked why they chose to live in their part of the island, North Kona residents

were much more likely than other Big Island residents to talk about "convenient location,” "clim-

ate," or Kona’s "outdoor character” — much less likely to refer to family or other longtime
"roots" (Table [V-1 1).

TABLE IV-11
REASONS FOR CHOOSING TO LIVE IN VARIOUS PARTS OF THE BIG ISLAND
Question: "Why did you choose to live in THIS PART of the island?”

(Answers were given in respondents’ own words, then later coded into categories. Percentages
sum to more than 100 percent because more than one answer could be given.)

North N. & 8. S. Kona Hawaii
Kona (%) Kohala (%) Ka’u (%) ounty (%

Convenient/close to Jjobs, : :

schools, shopping, etc. . 34 27 22 27
Climate/health 31 25 13 16
Family/roots in area 21 39 37 32
Lack of congestion, traffic 20 24 27 24
Outdoor character of area 15 23 8 10
Social character of area 12 8 3 6
(No sense of choice) 8 5 10 9
Housing value/affordability 5 3 3 11
Like neighborhood character 1 1 2 1
Non-replies 2 1 1 3

Survey Base; 168 152 155 789

SOURCE:  Hawaii State Department of Business and Economic Development, Tourism
Branch, 1989. (Preliminary Results).

IvV-57

T e i e st e+ T s . " i Ve et e m weens




5.1.2 Forces For Change

The discussion below is a review of future changes expected to occur with or without the
proposed project.

5.1.2.1 Quantitative Projections

Countywide: The State of Hawaii’s official "M-K Series” forecast for the period through
year 2010 (as shown in Table 2-G, Appendix G) indicate substantial economic and population
growth for Hawaii County:

*  Resident population increasing by 75 percent over the estimated 1988 figure of
117,500, to reach 180,800 persons by the year 2005 and 206,100 by year 2010;

The average daily visitor count more than tripling, to reach 36,900 in 2010;
An ongoing shift in the distribution of jobs, with fewer people working in
agriculture and more in tourism (hotels, eating and drinking);

®  Per capita personal income increasing by 40 percent from 1990 to 2010, to an
- average of $13,600 (1982 dollars).

West Hawaii: Projected massive growth in West Hawaii’s visitor industry is expected to
produce major increases in employment and population. For exampie, the West Hawaii Regional
Plan (Office of State Planning, 1989) estimated current West Hawaii "resort units" (hotel plus
condominiums) at 7,429 -- 2 figure which would increase to 39,009 if all planned and proposed
resort developments were to build out. (The report assumes the actual build-out figure by the
year 2005 would be just 25,279 units, which is still nearly three and a half times the existing'
inventory.) :

Unpublished projections made by the Hawaii County Planning Department in April 1989
assumed only slightly slower growth -- a total of about 26,000 visitor units (13,600 hotel rooms
plus 12,400 resort condominiums) by the year 2010. More than 60 percent of these are assumed
to be located in North Kona; most of the rest in South Kohala; and only a handful in South Kona
or North Kohala.
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In terms of population and employment, the State’s M-K projections apply only to the
county level. However, several other documents (all roughly compatible with the M-K
projections at the countywide level) provide forecasts for West Hawaii in particular. These
include:

(1) The Hawaii County Plarining Department’s General Plan contains three series of
population and visitor industry projections. The lowest of these ("Series A," the current basis
for County infrastructure planning) indicates a year 2005 countywide population of 173,000,
slightly lower than the M-K figure of 180,809.

Additionally, the County Planning Department’s unpublished April 1989 projections
anticipate that about 53 percent of the island’s employment will be located in West Hawaii
(primarily North Kona and South Kohala) by the year 2010.

(2) The Office of State Planning’s West Hawaii Regional Plan also extends to the year
2005. Tt projects a year 2005 countywide population of 170,400 and a West Hawaii population
of 79,000 -- figures highly compatible with the General Plan “Series A" and preliminary draft
M-K forecasts. The plan also assumes 25,900 new countywide jobs resulting from West Hawaii
resort development, but does not attempt to predict what portion of these jobs will be in West
Hawaii.

(3) The market assessment for the project (Natelson, Levander, Whitney, Inc., 1989) is
based on the final M-K projections, extrapolated to the year 2020, with additional assumptions
and projections for West Hawaii. It projects a slightly higher year 2005 West Hawaii resident
population (87,005) than do the West Hawaii Regional Plan or the County Series A projections,
but is otherwise consistent with them. That is, all three assume the West Hawaii population will,
roughly, double by 2005. Table 2-H (Appendix G) contains a summary of key assumptions and
results from this market assessment. Based primarily on Table 2-H (Appendix G) and the M-K
projections, as well as current employment estimates, Community Resources Inc. (CRI) has

" developed some additional projections of future West Hawaii jobs and labor supply, for the years

2005 and 2020. These are shown in Table 2-1, Appendix G.
The CRI analysis results in a total projected West Hawaii jobcount of 37,500 for the year

2005 and 65,200 for 2020. New labor supply resulting from natural increase (excess of births
over deaths) in the existing West Hawaii population -- as measured by two separate methods
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producing highly similar results - would be able to fill only about 13 percent of the new jobs
from now until 2005 and a little under 12 percent of the projected new jobs from 2006 to 2020.
If there is no increase in commuting from East Hawaii, the remaining 88 percent of the new jobs
would have to be filled by net in-migration (that is, more people moving into West Hawaii than
moving away).

As the table (Table 2-1, Appendix G) notes, however, the actual proportion of jobs going to
net in-migrants may be somewhat lower, perhaps only 60 percent by 2005. That is because the
analysis is based primarily on M-K assumptions for Hawati County, and these assumptions
include very low rates of labor force participation compared to other counties. If existing
residents and their children absorb more jobs, fewer in-migrants will be needed.

The analysis deals with a long period, and does not distinguish recent in-migrants from ones
who have lived in the area for decades. If in-migrants come to take West Hawaii jobs at a
constant pace, recent in-migrants, who have lived 5 years or less in West Hawaii, would account
for about 16 percent of the 2005 workforce, and 10 percent of the 2020 workforce.

5.1.2,2 Qualitative Changes in West Hawaii

The social impacts of the preceding quantitative changes will depend in large part on (1)
geographical distribution of growth; (2) location and timeliness of development of infrastructure
(including housing); and (3) characteristics of in-migrant workers. All three topics are discussed
in detail in Appendix G. In brief, geographical distribution and growth are still being
determined through the government land use process. Indications of broad policies have been
provided by the County and the market assessment prepared for the project (Appendix G), the

West Hawaii Regional Plan and the Hawaii County Planning Department’s Draft Keahole to
Kailua Development Plan.

5.1.3 Community Issues and Concerns

The most recent community survey shedding light on major issues in West Hawaii was
the State Tourism Impact Management System (TIMS) study conducted in later 1988.
Preliminary results, as shown in Table 3-A, Appendix G, indicate that:



g A T

Lack of affordable housing was the top issue throughout the island, but was ranked
even more highly in West Hawali -- and particularly in'North Kona, where 76

percent said it was a "big problem" for that part of the island.

Cost of food/clothing and traffi¢ congestion were the next most important North
Kona issues, rated as "big problems" by nearly 60 percent.

For virtually all the issues on the list (except lack of jobs or urban amenities),
North Kona residents were more likely than people elsewhere on the island to feel
there was a serious problem. However, the gap was particularly large for traffic.
The proportion of North Kona residents saying this was a "big problem" was twice
as much as the rate for the island as a whole.

k of [recreation facilities was also counted as a major problem by more
than 50 percent of both North Kona and South Kona/Ka'u residents. This was of

much less concem in areas such as Kohala or East Hawaii, where plantations and
large ranches built gymnasiums and playing fields in earlier years.

Environmental and/or crowding concemns (rapid population growth, crowded

parks, destruction of natural beauty, pollution) were counted as "big problems” by
more than a third of North Kona residents — higher than in most other parts of the
island.

Qverall quality of life was felt to have grown worse over the past five years by
about a third of North Kona residents -- compared to only 18 percent islandwide.
(However, 36 percent of IHorth Kona residents felt it had grown better. Statewide,
North Kona was the only heavily resort-impacted area in which a few more people
felt life had grown "better” rather than "worse." By comparison, in West Maui 63
percent said "worse" vs. just 16 percent "better.”)

Negative attitudes toward further tourism growth were prevalent throughout the

island (and the state), but even more so in West Hawaii than elsewhere in Hawaii
County. Statewide preliminary TIMS results indicate such attitudes largely reflect
growth-related problems.

Both the TIMS survey and a recent study by the University of Hawaii School of Social

had been, on balance, very positive because of the economic berefits. There were, however,
strong concemns about continued growth. '

(.0

.2

:; Work (Matsuoka et. al., 1988) found that most Kona respondents thought tourism impacts to date
a
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Surveys such as the TIMS study indicate broad background issues for entire populations.
Specific controversies may involve a more limited group of people not necessarily representative
of the entire population, but these individualized issues are often related to the more general
themes.

A review of major Big Island publications (particularly the newspapers West Hawaii
Today and the Hawaii Tribune-Herald) indicate a great variety of such issues and controversies
relating to the North Kona area. A sampling from the latter part of 1989 would include:

e  Plans for a commercial rocket launching facility in Ka'u produced strong public
reaction in Kona. Some residents expressed concern with impacts on air quality,
and consequently health, plant life, and the visitor industry. Another issue was the
possibility of the island becoming a military target.

e A proposal to build a gymnasium on the State-managed part of the Old Airport
Park and the subsequent decision by the County to build it on the County-leased
section of the park were debated. Many thought that accessible sports facilities are
much needed, and the Old Airport Park is a good site for these. Others thought the
Park should remain dedicated to passive uses.

e  The police in the Kona Station have complained that fumes from the adjacent
dump enter the station and affect their health. (Community interviewees cited this
as an example of poor government planning in Kona. See Appendix G, Sections
3.2.2 and 3.3.)

¢  The County review of the chana zoning law responded to complaints in Kona that
developers were creating double density, residential condominiums. Residents
were concerned that developers are able to sell many extra units, straining the
infrastructure.

5.1.4 Information from Community Tnterviews for Thi

Community interviews for this study included questions about issues and concerns
independent of (although potentially related to) the proposed project. The major issues emerging
from these interviews were all generally linked to rapid growth and its control or management.

They can be classified into the three broad categories listed below and discussed in detail in
Appendix G: -
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»  Physical planning and infrastructure;
° Social infrastructure; and

¢  Socio-political concerns.

5.1.5 Community Issues and Concerns With Regard to The Project

Table 3-B, Appendix G, summarizes the issues raised in the interviews. The following
provides a general overview of individual issues and concerns.

5.1.5.1 Overview and Context for Evaluation

The preceding discussion of "Background Issues” provides the broad context in which
interviewees responded to the Keahuolu Lands proposal. However, three particular issues
seemed critical for people: Kona’s rapid growth, its infrastructure problems, and the need for
more recreational opportunities.

5.1.5.2 Specific Concerns

The speciﬂc concerns mentioned in the interviews fall into five broad sets of issues.
These are listed in Table 3-B, Appendix G, in order of frequency — the topics listed near the
beginning of the table were discussed by more informants than the topics listed near the end.
(Within each section, views expressed by informants are also grouped by order of frequency.)
The five sets of issues (and various sub-issues) were:

¢ The Project as a Planned Development

e  The Makai Keahuolu Property

*  Reactions to Specific Proposed Components
*  Aaticipated Impacts on Adjacent Uses

o Liliuokalani Trust/Children’s Center
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5.1.5.3 Interest Groups with Distinctive Concerns

Most concerns were shared by nearly all those interviewed. However, merchants and real
estate professionals showed more interest than others in the project’s possible impact on retail
and industrial areas. Members of the Hawaiian community and several other community leaders
were most likely to mention concerns about use of the makai parcel and the activities of the
Trust. Hawaiian respondents were also more likely than others to express concern over potential
historic sites on the property.

5.1.6 Qverview of Existing Market Conditions and Potentials

The economic growth potential for the County of Hawaii in general and West Hawaii in
particular are intrinsically linked with the visitor industry. The tourist industry creates the
potential for growth for local resident population with its own set of housing, retail, light
industrial, institutional, recreational and public service requirements. Recent trends show growth
for the West Hawaii area not only in the visitor industry but also in the resident population. The
resident population of West Hawaii is projected by 2020 to increase to 144,200 persons, or 54.7
percent of the county total. Overall, the county should have a growing economy due to the
expanding tourist industry. The following identifies the market potentials for several categories
of functions that could be supported or: the project property. A complete analysis of these
potential is presented in Appendix A. The key element of the analyses that have been conducted
is that all of the functions and elements of the proposed project appear to be economically and
socially supportable.

5.1.6.1 Residential Market Potentials

The demand for residential development on the project property has been determined
through a review of regional market forces in the county as well as local trends within the
immediate Kailua-Kona area. As noted previously, at present there is a shortage of affordable
housing, not only in Hawaii County, but throughout the state. However, in Hawaii County, this
shortage is highlighted in the West Hawaii area, particularly in North Kona and South Kohala. It
is estimated (Appendix A) that the cumulative demand for new housing in West Hawaii is about
41,500 units over the next 32 years. It is further estimated that the proposed project could
reasonably be expected to capture approximately 15 percent of this demand, or over 6,200 units,
the majority of which could be single family units.
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5.1.6.2 Commercial Retail Potentials

The market potential for retail goods and supportable retail space is primarily a function of the
market area population, personal income and that proportion of personal income that is expended on
various retail goods. In 1988 the total capturable sales in West Hawaii was estimated to be about $245
million. This is expected to increase to about $1.1 billion by 2020 as measured in constant 1988
dollars. It has been estimated (Appendix A) that the project property has the potential to capture about
35 percent of the increase in retail demand in West Hawaii. At this capture rate, approximately
960,000 additional square feet of retail gross leasable area will be supportable within the project by
2020. This translates to four major retail centers: (1) a regional shopping center with two to three
major department stores; (2) two community/ neighborhood centers; and (3) a heavy
commercial/automobile-related center.

5.1.6.3 Office Space Potentials

The demand for office space within the proposed project has been determined through an
examination of current and future market forces as well as a review of the current supply of office
space in North Kona. The .project site has an excellent potential to provide office space for the area
because it is located near employee generating areas such as Keahole Airport, the Kona Industrial
Subdivision and the Kona Central Business District. There is also the opportunity to work with the
county to provide a West Hawaii Civic Center/Government facility. It is estimated that by 2020 the
project property should be able to support about 490,000 square feet of office space.

5.1.6.4 Industrial Market Potentials

The potential for development of major industrial activities in the county in the immediate future
appear limited. West Hawaii is not expected to emerge as a rriajor industrial/ manufacturing center.
However, there is a mix of activities that could engender a substantial demand for industrial land.
Those businesses that could require industrial land include automobile-oriented activities; wholesalers
serving retail, restaurant and hotel operators, cottage industries such as traditional handicrafts, sports
equipment and apparel manufacturing; businesses providing services and supplies to the building
industry; contract construction storage yards and other storage facilities, including public storage; and
local consumer oriented businesses.
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5.1.6.5 Hotel Market Potentials

Hotel development on the project property is limited due to its location off the waterfront
and the likelihood that the surrounding development would have a commercial/industrial
character. However, there could be a need for a business-related traveler hotel with moderate
prices, access to a golf course, meeting/conference rooms and other special services to business
travelers. Such a hotel could be expected to capture between 1.5 and 2.0 percent of the West
Hawaii demand for visitor accommodations. This translates to between about 130 and 170 rooms
by 2005 and between about 200 and 270 rooms by 2020, assuming an occupancy rate of 80
percent annually.

5.1.6.6 Public and Institutional Lands Potentials

Because of the location of the project property and the existing businesses and land uses
and the expected surrounding land uses, such as the state’s Kealakehe project, the potential for
the establishment of a new West Hawaii count and/or state governmental center exists. Such a
center could house various offices for general administrative functions, social services, police and
fire stations, a regional library, district and family courts, etc. Additionally, the location offers
the potential to house a regional sports complex, a golf course oriented to local residents and
neighborhood parks, at least one of which could be sited with an elementary school. All of these
facilities are in short supply in the North Kona area.

5.2 PROBABLE SOCIOECONOMIC IMPACTS

Based on the interviews and socioeconomic impact assessment research performed for the
proposed project, a consultant assessment of both quantifiable changes (e.g., employment and
residential population) as well as more qualitative (social) impacts associated with the proposed
project was developed. The analyses conducted to determine probable impacts also considered
the market potentials as described in the preceding section.

Many of the impacts or effects associated with the project are positive. However, as

appropriate, the section also includes some discussion of ways to mitigate negative effects and/or
enhance positive ones.
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5.2.1 Concept of "Impact” as Applied to The Proposed Project

In a socioeconomic impact assessment, an "impact” is usually not defined as the
difference between existing conditions and the future with the proposed project. Rather, it is
defined as the difference between two possible futures: future conditions which will occur even
without the project and future conditions with the project.

Projected West Hawaii future conditions expected to occur whether or not the project is
developed are discussed in Section 5.1.3. That future included:

e  An expected boom in visitor industry construction, with the West Hawaii resort
unit inventory at least quadrupling by the year 2005.

e  Resident population roughly doubling by the year 2005, then nearly doubling again
by 2020.

e  Major in-migration of workers (as well as full-time resort residents and hotel
visitors), resulting in substantial socio-political change.

The latter effects are all consequences of the first point, the expected rapid growth of
West Hawaii tourism. A few other activities may generate some employment and population
growth -- ocean science, agriculture, retirees - but their impacts are expected to be very minor
compared to tourism growth.

Similarly, the project will be, for the most part, a consequence of tourism growth, not
something independent of it. The project’s commercial, office and housing components will all
be responses to growth, not causes of growth.

If it is assumed that the employment and population growth outlined in Section 2.2 will
definitely occur, then commercial, office and residential housing support development is needed
to support the new population. The "impact" of the project development is a matter of where
such development takes place in West Hawaii, not whether it takes place. If the support activity
does not take place at the project site, it must occur at other locations.

Preventing support activities could prevent tourism growth by interfering with labor
supply. Few workers might move to West Hawaii without places to live or shop. However,
many of the resorts already have their approvals and can be expected to proceed with
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development even if it is necessary to attract workers with makeshift solutions (e.g.,
dormitories). Building new resorts without providing support services for new population would
produce extreme negative impacts on cost of living and quality of life for existing residents.

Therefore, the major socio-economic impacts of the project (and particularly of the
Regional Center) will involve location: effects of concentrating future retail and commercial
activities in such a way as to expand and re-organize the existing Kailva Village.

The alternative future, for comparison’s purpose, could generally be an unplanned and
dispersed development of such urban support activities. As noted in Chapter III, alternative
commercial, office and light industrial zoned lands do exist in other West Hawaii locations.
Depending on the effectiveness of marketing and development decisions, it is possible that the
project could capture less than its anticipated share of development. However, this scenario is
just another version of the ndispersed development” future. Impact assessments are expected to
consider maximal effects of project approval. The maximal socio-economic effects of the project
will occur if it builds out rapidly, in such a way as to create a new Regional Center for West

Hawaii.
5.2.2 Quantitative Effects

Given the preceding discussion, it could be argued that the project will have no real
*impact” on West Hawaii jobs, population growth, or housing. That is, the various jobs which
may be sited within the project would be located somewhere else, if the project does not take
place. However, with implementation of the project there would be a significant increase in the
number of jobs available in the West Hawaii region, as is noted below. |

To permit full understanding of project implications, the following have been analyzed
and described in detail in Appendix G and are briefly described below.

e  Employment associated with the project;
e  Population supported by these jobs, plus on-site population;

e  Housing units occupied by employees and dependents.
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5.2.2.1 Employment

Broad estimates of the phasing of development at the project site can be derived from the
market assessment (Appendix A). That study identifies markets for various project elements in the
period ending in 2005, and in the period ending in 2020, Remaining project elements are expected to
be built in a third period, beginning in 2021. That period is likely to be longer than the preceding
periods and its exact length cannot be specified.

As shown in Table 4-A of Appendix G, over half the project area could likely be developed in
the first period. Development would continue in the remaining periods. Consequently, both
construction and operational jobs will be generated on-site in each period.

Construction Employment: Construction activity in the 15- year period 1991-2005 is
expected to generate over 8,600 jobs (see Table 4-B, Appendix G). The annual average number of
construction jobs for the project in that period is under 600 jobs. (The annual average figure provides
only a rough estimate of the actual construction workforce at any point in the period. The pace of
construction will likely vary during each period. Also, the number of workers involved in any
construction project changes during the course of the project. Furthermore, the number of workers
on-site is smaller than the total number of workers employed in construction on a project, as some !
construction activities are performed off-site.)

In the second period, construction work is expected to generate nearly 5,000 jobs, yielding an
annual average jobcount over 300. In the last period, the total construction jobcount would rise to over
17,000 jobs (no annual average jobcount can be estimated). '

Operational Employment: By the end of the first period, over 2,700 jobs are likely to be
created on-site. By the end of the second period, an additional 2,800 jobs would be created. By the
final buildout of the project, the total operational workforce on-site would reach nearly 15,000
persons. In each period, the leading source of new operational jobs is commercial operations. Offices
on-site are projected as employing about a third of the total operational labor force,

Operation employee income, on an annual basis at buildout, is forecast to be about $106
million in direct wages and the project will generate an average direct sales and rental income of about
$3,582 million per year, in constant 1990 dollars.
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Indirect and Induced Employment: As noted above, the project is responsive to
anticipated growth in West Hawait, rather than a major cause of growth. The jobs created
on-site are hence largely indirect and induced employment impacts of income brought to Hawaii
by new resorts. The State’s West Hawaii Regional Plan estimates that nearly 26,000 new jobs
will be created in Hawaii County by 2005. The construction and operational jobs projected as
existing on-site by 2005 amount to about 12 percent of those new jobs.

Indirect and induced employment effects of the project can be estimated. Tables 4-C and
4-D of Appendix G provide information on direct, indirect, and induced employment associated
with the project. (Direct employment consists of work on the construction of a project, and
operational work on-site at the project. Indirect employment consists of jobs created as |
establishments that receive income from a project as a result of the purchase of goods and
services in Hawaii. Induced employment consists of jobs created as the employees of a project
spend their wages and pay their taxes, and hence support both private sector and government
jobs.)

Combining the analyses of construction and operational employment in Tables 4-C and
4-D (Appendix G), the direct, indirect and induced employment effects of the project are
estimated to be, for the following poiuts in time:

2005 2020 Buildout
Direct Employment 3,300 5,800 14,900
Indirect and Induced ‘
Employment, On-Island 800 1,900 3,900

Total Indirect and Induced _ 2,500 3,400 9,000
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5.2.2.2 Population
The size of two population groups associated with the project can be calculated:
. People staying on-site; and
. People living in the area who depend on jobs at the project.

Most of the population living on-site at the project will consist of Hawaii residents. In
addition, visitors at the proposed hotel and patients staying in the proposed hospital are part of the
continuing on-site population,

Table IV-12 shows the population staying on-site for three points in time. Project residents are
expected to number about 6,500 by 2005, approximately 8 percent of the West Hawaii population at
that time (Office of State Planning, 1989). Over time, the project population will amount to a smaller
fraction of the regional population, as little further residential construction is slated for the project site
after 2005.

A few visitors would be on-site by 2005, at the business hotel located in the project. They
would form a very small part of the visitor pcpulation in West Hawaii.

Employees of the project and project construction workers will support a population estimated
to number about 8,400 in 2005, as shown in Table IV-13. The population supported by employment at
the project is forecast as growing to 14,600 by 2020. Eventually, it could reach over 36,000.

5.2.2.3  Housing

The residential portion of this project consists of two components: an elderly retirement village
of about 35 acres, and a 352-acre residential community. The latter is comprised entirely of land to be
sold to the state and potentially developed by the state's Housing and Finance Development
Corporation (HFDC). While the HFDC is only committed to developing 150 acres of the total 352
acre parcel at this time, for purposes of this study it is assumed that the state will ultimately develop all
352 acres in housing. The proposed project would complement the HFDC Kealakehe project by
providing additional housing opportunities for the residents of West Hawaii.
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TABLE IV-12

i’ROJECTED RESIDENT AND VISITOR POPULATION AT THE
KEAHUOLU LANDS PROJECT

Hospital*

" POPULATION GROUP *" " * 2005 . °2020 " BY BUILDOUT
RESIDENTS IN:
Single Family Units! 6,120 5,910 5,910
Elderly Units? 360 310 210
TOTAL RESIDENT POPULATION 6,480 6,420 6,420
" Average Daily Visitors in Hotel 240 400 400
Units® . |
Average Daily Patients in Regional 90 90 90

NOTES:

For phasing of construction of residential areas, hotel and hospital, see Table 4-A,

Appendix G.

! Household size assumed to be 2.9 persons/unit in 2005, then 2.8 persons/unit in 2020
and subsequently, based on historic trends in Hawaii County.

2 Household size assumed to be 1.5 persons/unit.

3 Party size assumed to be 1.85 persons. Occupancy rates assumed to be 80 percent.

% Occupancy assumed to average 72 percent, based on West Hawaii Health Conference

Task Force Report (1989).
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TABLE IV-13

PROJECTED HOUSEHOLD POPULATION SUPPORTED BY PROJECT
EMPLOYMENT, KEAHUOLU LANDS PROJECT

NOTES:
I From Table 4-B, Appendix G.

2 Household size projected at 2.9 in 2005 and 2.8 in 2020 based on historical Hawaii
County experience. Number of workers per household estimated as 1.3 (affecting number

of dependents per worker.

? Construction workforce is based cn an average over the periods ending in 2005 and

e o o TIME PERIOD
' "POPULATION GROUPS = - " 2005 _ 2020 AT BUILDOUT
CONSTRUCTION:

Annual Average Jobs! 580 330 0
Workers 580 330 0

I Dependents® _ 1100 630 0
Total in all construction Worker Households 1,680 960 0
OPERATIONS:

Total Operations Jobs! 2,730 5,500 14,940
Workers 2,730 5,500 14,940
Dependents? 3,990 8.112 21,835
Total in all Operations Worker Households 6,720 13,662 36,775
BOTH GROUPS:
Total in All Households 8,400 14,622 36,775

2020, while operational employment is calculated on the basis of the number of jobs
created on-site by those points, so the combined figure is necessarily inexact.
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Al build-out, the project will include approximately 2,112 single-family housing units (at
a density of 6 units per acre) and 340 residential units for the elderly. In light of current and
anticipated demand for housing in the study area, all of these except 100 units for the elderly are
projected to be built by 2005, as shown in Table 4-A, Appendix G.

Project employees (operational and construction) are expected to need about 2,100
housing units in 2005 (see Table 4-G, Appendix G). Many or most will already have homes in
the area, and will not need new housing. Still, the project will provide housing equivalent to all
the demand generated by employees in 2005, and about half the demand associated with project
employment in 2020.

When the project is viewed along with the State’s Kealakehe project, to be built on
adjacent land, the net result of new development in the area is an increase of housing well
beyond that needed by the on-site workforce in the next three decades.

5.2.3 Impacts on Liliuokalani Trust Operations and Programs

The project’s impact on the Trust is expected to be positive, as the project will provide a
new source of revenue:

®  Increased revenue will support existing programs of the Trust statewide; and

®  The Trust will be able to develop new programs. Plans for these are now under
review by the Trust. The Trust is likely to enter new ventures cautiously in the
coming years, "building on small successes based on community needs",

At this time, the Trust has made no definitive commitments to particular new programs.
New initiatives under study include day care programs, after school programs with an emphasis
on cultural education and a family life education program.

As few details of the project have been announced, many Kona residents are concerned
that the project would negatively affect existing Trust programs in Kona, notably the existing
Children’s Center and the family campground. However, the Trust is committed to maintaining
its Kona operations, and the development of the makai section of the project will be compatible
with continuing activity at the Children’s Center (situated in that section) and the campground
(outside the project site).
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With or without the project, a major influx of non-Hawaiians from Oahu and the Mainland
United States will occur in West Hawaii. Under the circumstances, some Hawaiians are likely to
be concerned that major social changes provide them with little beyond inconvenience. The
project, by assuring funding for Trust programs, will be able to stand out as a development that
is of benefit to the Hawaiian children and families in West Hawaii.

5.2.4 Impacts on the West Hawaii Region

Regional growth, of which this project will be an important, but limited, component,
must be taken as a baseline condition in assessing impacts of the project. The project is not a
motor for growth but an opportunity to organize development and to plan for future
developments, on-site and off-site. Impacts of a planned development, rather than unplanned
growth, include:

*  Creation of a regional center on the project lands will complement present services
and facilities found in Kailua town, thereby assisting in maintaining the vitality of
Kailua and providing new services and facilities that will meet both resident and
visitor needs.

®*  West Hawaii’s settlement pattern was one of widely separated villages in the recent
past. Kailua-Kona has increasingly served residents as a center, but to a limited
extent. With the creation of a planned regional center:

- The region’s villages will be increasingly viewed as satellites to Kailua, rather
than independent urban areas:

-Residents will be increasingly likely to shop and socialize in major public areas,
rather than in village centers; and

- Specialized small businesses in West Hawaii villages will be at a disadvantage
due to location, and may lose customers.

®  The project will provide a home for more government services in a single place
than now is found in West Hawaii. The region’s status in the County is likely to
increase as both demands for services and the delivery of services are centralized.

* By concentrating services to residents at the site, the project will encourage
residents and visitors to patronize separate areas;
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*  The project, as part of a larger planning effort in which the State and County are
involved, will lead to more coherent development of Kailua region lands, and
hence to less likelihood that growth will bring problems of infrastructure capacity;

. Conversely, the centralization of functions at one site makes the need to solve
local infrastructural problems -- notably, traffic congestion at the intersection of
Palani Road and Queen Kazhumanu Highway - all the more acute: and

*  The development of a planned urban center will counter the trend towards strip
development along the major roads in the Kona area.

Historically, politics in Kona was dominated by the mauka villages. Kailua-Kona has
gained in importance in recent years. The project will tend to concentrate power further in the
Kailua-Kona area.

5.2.5 'Impacts on Nearby Areas

The project will tend to mitigate the impacts of growth for the Kailua area. It will make
it possible for other nearby areas to be integrated into a larger urban system.

5.2.5.1 Impacts on Kailua Village

Over the long term, the project promises to complement Kailua Village as the major
urban area of West Hawaii. Kailua would retain importance and activity, and would continue to
function as both a seaside town with an ambience attractive to residents and visitors and as a
center where all sorts of business are done. The proposed project would provide an additional
area in which government and private services could be located, and perhaps consolidated.

- Particular impacts that seem likely as the project is developed include:

*  With residents’ urban functions largely met upland, in the project site and
elsewhere, Kailua Village can be gradually redeveloped as a center for visitor
activities, much as Lahaina has developed as a town appealing to the visitors
staying along a coastal area; and

®  Redirection of traffic upland will help to develop a "walker-friendly" village
atmosphere in Kailua Village and along Alii Drive.
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5.2.5.2 Other Residential Areas

The project site is near the Queen Lilivokalani Village residential area and the State’s
proposed Kealakehe housing area. Further upland along Palani Drive are several subdivisions.
Likely impacts of the project include:

. For nearby residents, convenient services, entertainment, and (in many cases)
work; and

e  With improved facilities in the area, the desirability and value of nearby residential
tracts will increase.

These upland areas will increasingly be seen as part of a Kailua urban area as the project
develops, rather than as subdivisions dispersed in the landscape.

5.2.5.3 Industrial/Commercial Areas

The makai portion of the projest adjoins the existing Trust industrial area. Other areas
considered in assessing potential impacts of the project were the Kaloko industrial area, Lanihau
Center and the North Kona Coast Shopping Center on Palani Road. Likely impacts include:

¢  Development of urban center will provide more customers for nearby businesses,
and will hence have a positive effect on tenants of existing industrial and
commercial areas;

e  Mix of uses in the nearby industrial area has been changing from industrial to
commercial; with the (eventual) development of the commercial area in the
project, the existing area may be less competitive as a site for the operations its
operators now seek;

¢  With increased traffic on Queen Kaahumanu Highway, the Kaiwi Street
intersection, already considered hazardous by many, will become more difficult to
use. Hence the project could aggravate the problem of access to the Trust
industrial area. (Road improvements are included in the project plans.
Setbacks along Queen Kaahumanu Highway may improve passage along the road
and turns into the side street.)
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5.2.5.4 Recreational Areas

The project is contiguous with Old Kona Airport State Recreation Area, although no
development of land adjoining the park is planned for the next few decades. On Trust land to
the north, the Trust has developed a camping area at Papawai. Over the long term, project
impacts will likely include:

®  Need for increased maintenance of both areas due to increased population in the
immediate area;

¢ Need for increasing security at Papawai, as others will also use its access road;

*  Noise and light from the project site could be noticeable in at least part of the
camping area.

The project’s timeframe extends for decades, and no changes in land use near existing
recreational areas is planned to occur in this century. Commercial, not residential or resort, uses
are indicated for the land nearest the camping area. Consequently, the foreseeable impacts of
development near recreational areas are small, However, the market potential analysis conducted
for the proposed project (Appendix A) notes that the project site could potentially support a 100-
acre sports complex; a 150-acre public golf course oriented to local residents; and two five-acre
neighborhood parks, one of which could be sited with an elementary school. The extent of
recreational facility development on the site is unclear at this time, but would be coordinated
with appropriate state and county agencies to avoid duplication of facilities and misuse of project
lands.

5.3 IMPACTS OF SPECIFIC PROJECT COMPONENTS

5.3.1 Residential

Demand for housing in the Kona area is great. The proposed project and the State’s
proposed Kealakehe development will significantly assist in meeting that demand. However,
neither project will totally satisfy the demand for affordable housing in West Hawaii, nor are
either project designed to accomplish that purpose. Other state, county and private projects will
be required to fully meet the affordable housing needs of the area. The proposed project will
supply about 13 percent of the new housing units estimated as needed by residents in West
Hawaii by the year 2005 and 6 percent of the units nesded by 2020 (according to estimates by
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Natelson, Levander, Whitney, Inc., shown in Table 2-H. Appendix G.) The state’s Kealakehe
project will supply an unknown, at this time, percentage of the affordable units needed over the

next 30 years.

5.3.2 Commercial

The project will greatly increase the commercial and office space available in Kona.
Developers of commercial and office segments of the project will implement the project plans
over a period of decades, so no abrupt changes in the amount of commercial space are likely.
Orderly development of commercial space at the project will encourage development of a more
segmented market for commercial space in the Kona area, with less mingling of specialized
retail, general retail and other businesses. As a result, commercial/industrial areas will aim
increasingly at distinct market niches. This process should help businesses and landholders to
plan commercial development economically.

3.3.3 Hotel

The hotel proposed for the project site is intended to attract business travelers, a small
segment of the existing West Hawaii hotel market. Its location will bar the hotel from competing
with coastal and resort hotels for the bulk of the visitor market. The hotel is accordingly
expected to have little or no impact on other hotels,

5.3.4 Hospital

The development of a community hospital at the project site would pre-empt other sites
now under consideration. Other sites are viewed as presently more accessible to the South
Kohala community and to the airport. However, the project will allocate some 35 acres to the
hospital, which will provide room for expansion, if needed. Also, development of a hospital at
the project site, near professional offices, will facilitate use of the hospital by private medical
practitioners. Further, the project site is relatively close to the airport (approximately 3 miles
northward), would be served by developed and improved infrastructural components (roads,
water and sewer) and would have relatively easy access from all directions.
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5.3.5 Civic Uses

The development of a government office complex is expected to improve the delivery of
services to West Hawaii's citizens by centralizing facilities that are presently dispersed
throughout the Kona area. Again, access to government offices is likely to become easier and
more convenient. The development of new government offices will free up space in existing
sites. That space could then be allocated to programs still based in existing offices.

5.4  GENERAL ECONOMIC IMPACTS/PUBLIC REVENUE/COST ANALYSIS

5.4.1 Public Revenue/Cost Analysis

Based on the present mix of facilities to be provided in the proposed project, the
cumulative discounted public revenues are estimated to be $382.5 million in constant 1990
dollars. The cumulative discounted public costs associated with the proposed project are
estimated to be $39.4 million in constant 1990 dollars. This represents a revenue/cost ration of
9.7 to 1.0. That is, an additional $9.70 in public revenue benefits would accrue to the state and
county for every dollar of public cost caused by the proposed project. Table IV-14 indicates the
sources of the estimated revenues and government support cost categories.

In general, a revenue/cost ration greater than 4.0 to 1.0 is considered high. The
unusually high revenue/cost ratio of 9.7 to 1.0 for the proposed project is attributable to the
proposed mix of commercial and business economic activities that tend to generate large tax
revenues and require relatively little public support. For example, the shopping centers will
generate nearly $140 million in tax revenues annually by the year 2020. However, they do not
require educational support and only minimal fire and police services.

The revenue/cost analyses have been conducted by distributing a set of financial impact
variables, listed below, over the 1995 to 2020 time period. The values attached to each of the
variables were calculated in 2 manner closely approximating the actual valuation approach. Each
of the variables were estimated in terms of constant 1990 dollars. To evaluate the flow of dollars
over time, standard present value analyses were used. Once all of the calculations were
completed for the cash flows for each year, the results were summed to represent the cumulative
effects of the project over time. The revenue variables were added together as well as the cost
variables. Then the ratio of the total revenues to the total costs was calculated.
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TABLE IV-14
SUMMARY OF REVENUES AND COSTS

* STATE -

COUNTY L TOTAL

TAX REVENUE ) REVENUE

" CATEGORIES (NPW)Y - REVENUE (NPV) REVENUE (NPV)
General Excise Tax - $ 6,893,174 $ 6,893,174
Construction
General Excise Tax - $307,640,569 $307,640,569
Operations
Corporate Income Tax $ 34,544,072 $ 34,544,072

$ 19,127,260 $ 19,127,260

Personal Income Tax

Property Tax $14.167,599 $ 14,167,599
Hotel Room Tax $___155.523 $___ 155,523
TOTAL REVENUE $368,360,598 $14,167,599 $328,528,197

'/ GOVERNMENT - STATE COSTS COUNTY COSTS "3?7:'1‘Q’1‘Ai‘-"‘ COSTS
SUPPORTCOSTS SNBY) o NPV NPV |

Lower Education
Higher Education
Health Services |
Transportation Services

Fire Services
Police Services
Public Facilities
TOTAL COSTS

REVENUE TO COST
RATIO

! NPV = Net Present Value.

Source: Appendix H.

$ 9,7-’)2,101
$ 1,151,214
$ 2,014,148

$14,218,022
$27,086,022

13.60
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$ 35,327
$ 3,367,491
$ 4,136,339
$_4.739.520
$12,278,677
1.15

$ 9,702,101
$ 1,151,214
$ 2,014,148
$ 35,327
$ 3,367,491
$ 4,136,339
$_18,958.078
$39,364,698
9.72
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The following lists the various variables the revenue/cost analysis assessed in detail to .
produce the financial impacts on public sector revenues and costs:

T
ol
1. Public Revenue Varigble

T
®*  General Excise Tax/Construction o
‘o General Excise Tax/Gross Revenues -k

L]
. Corporate Income Tax -
g
¢  Personal Income Tax b
*  Property Tax ]
* Hotel Room Tax -
[
(T

®*  County Excise Tax
2. Public Cost Variables .
*  Lower Education L
. Higher Education 5"1
]
¢  Health Services

"
®  Transportation Services w
-®  Police Services "'1
®  Fire Services ~
P
*  Public Facilities | ' -
N
A complete description of the above listed variables and the assumptions used for each L
factor in the calculations is included in Appendix H. As noted above and as shown in Table IV- -
10, the results of the revenue/cost analysis indicate a ratio of 9.7 to 1.0, E_,
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5.4.2 Economic Impact Analysis

As with any economic activity, the injection of dollars into the economy will result in
direct impacts through the purchase of goods and services from other industries and businesses.
The additional purchases made will cause these industries and businesses to purchase more goods
and services from others, resulting in a "multiplier" effect produced by the original increase in
purchases.

There are three effects that are relevant in the economic impact analysis: (1) direct
effects; (2) indirect effects; and (3) induced effects. The direct effect is the immediate and
primary impact of the project. The indirect effect is the secondary impact that would be
experienced within the economy and the induced effect is the subsequent rounds of changes in the
economy, such as increased purchases of goods and services as a result of increased buying by
primary or secondary purchasers of goods and services.

The direct effects or impacts represent the changes that could occur to the Gross State
Product, i.e., the effect on the total value of the goods and services produced within the state’s
economy. For the proposed project, it is estimated that the project’ will generate an average
direct sales and rental income of $3,582 million per year, in constant 1990 dollars, form the
operation of the shopping centers, office complexes and other income generating activities within
the project. It is further estimated that the project would generate an average direct personal
income of $106 million per year in constant 1990 dollars and 5,600 jobs per year.

The indirect and induced effects of the project can be measured in terms of enhanced
employment opportunities outside the proposed project. Utilizing the state’s Input-Output Model,
it is estimated that a new job is created for every $120,000 in construction. The proposed
project is expected to create up to 5,300 construction jobs, averaging 210 per year over the life
of the project construction period. Further, it is estimated, based on the state’s Input-Output
Model, that an additional 0.6 jobs are created for every job created through retail sales to out-of-
state visitors. Based on this assumption, the commercial enterprises proposed for the project will
generate 540 jobs in addition to the 2,240 direct employees. Lastly, the state Input-Output
Model projects that approximately 0.9 jobs are created in the state economy for every direct job
in the hotel industry, assuming that all customers will be out-of-state visitors. Based on this
assumption, the project will generate an additional 200 Jobs in addition to the 240 direct jobs in
the business hotel planned for the project. It is noted that the assumption that all of the
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customers would be out-of-state visitors is probably unrealistic in this case, because the business
hotel would probably cater primarily to in-state business travellers. However, the project would
have a positive impact by inducing the creation of additional jobs outside the project.

6. INFRASTRUCTURE AND PUBLIC FACILITIES

6.1 TRANSPORTATION FACILITIES

6.1.1 Highways and Public Access

6.1.1.1 Existing Conditions

The project property is presently served by two primary roads: Queen Kaahumanu
Highway, a state highway, that links Kailua-Kona to Kawaihae; and Palani Road linking Kailua-
Kona to Mamalahoa Highway, the Hawaii Belt Road. Mamalahoa Highway provides a linkage
from Kailua and other North Kona coastal areas and the Waimea-Hilo area. Mamalahoa
Highway also provides and alternative through traffic link to the south, bypassing kailua and
rejoining the Hawaii Belt Road at Honalo, approximately 10 miles south of Kailua. Figure II-2
depicts the majdr roadways in and around the project site.

The West Hawaii project area is in the midst of rapid development which includes resorts,
commercial, housing and supporting industrial types of development. The proposed project will
provide a focal point for the rapidly growing area with the planned regional shopping center,
civic and cultural center, business and financial centers, affordable and market-priced housing,
recreational facilities and a health care center. The magnitude of the project, in conjunction with
the neighboring state Kealakehe project will add significant amounts of traffic to the area’s
already heavily utilized roadways, necessitating major improvements to regional transportation
linkages.

Between 1976 and 1984, 24-hour traffic volumes, for the section of Queen Kazhumanu
Highway south of Keahole Airport, increased from 3,175 vehicles to just over 7,000 vehicles.
During the same period, the 24-hour accumulate traffic volumes on Palani Road increased from
4,073 vehicles to 9,437 vehicles.
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Traffic congestion along these primary roadways is considered to be a major problem by
residents of the region, as noted in the previous section. Continued population growth in the
area will require substantial improvements to the existing arterial roadways and the addition of a
mauka-makai roadway between Queen Kaahumanu Highway and Palani Road to relieve
congestion on Palani Road. Although Queen Kaahumanu Highway is proposed for expansion by
the State Department of Transportation, it is likely that a new roadway paralleling the highway
further inland will be needed. This "mid-level” roadway would provide an alternate route
linking Kailua-Kona to the Keahole region, including the Kona Palisades area. A precise
determination of how roadways will be funded has not been made. However, it is likely that the
mauka-makai roadway would be part of the State’s Kealakehe housing project.

A traffic study, to determine the impacts of project related and generated traffic on
existing roadways has been made and is included as Appendix I. The following summarizes the
results of that study.

Of the key intersections analyzed for the proposed project, two (Queen Kaahumanu
Highway at Palani Road and Palani Road at Kuakini Highway) are controlled by signals, while
the others are stop sign controlled.

Volume/capacity (V/C) and level of service (LOS) analyses for pm peak hour traffic
conditions were drawn from other studies (see References, Appendix I) or calculated specifically
for the proposed project. Figure IV-12 depicts the LOS concept for intersections and Figure IV-
13 indicates existing average weekday traffic volumes in the vicinity of the project site. The
intersection of Queen Kaahumanu Highway and Palani Road has been determined to be currently
operating at LOS "D", indicating substantial delays to traffic. Side street traffic at the stop sign
controlled Queen Kaahumanu/Kealakehe Parkway intersection is also subject to LOS "D"
conditions, while Kaiwi Road traffic at Queen Kaahumanu Highway has been determined to
operate at LOS "F" (unacceptably long delays) under present conditions. The Palani
Road/Kuakini Highway intersection is also estimated to operate at LOS "F". Table IV-15
summarizes traffic controls and existing LOS at the key intersections in the project area.
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LEVEL OF SERVICE "A" - V/C = 0 TO 0.60

Describes operations with very low delay, ie, less '

than 5 seconds per vehicle. This occurs when signal
progression is exwremely favorable, and most vehicles
arrive during the green phase. Most vehicles do not
stop at all.

LEVEL OF SERVICE "B" - V/C = 0.61 TO 0.70
Describes operations with delays in the range of S5to
15 seconds per vehicle. This generally occurs with
good progression and/or short cycle lengths. More
vehicles stop than for LOS "A", causing higher levels
of average delay.

LEVEL OF SERVICE "C" - V/C = 0.71 TO 0.80

Describes operation with delay in the range of 15 to
25 seconds per vehicle. Occasionally vehicles may
wait more than one red signal phase. The number of
vehicles stopping is significant at this level, although
many still pass through the intersection without

stopping.

LEVEL OF SERVICE D" - V/C = 0.81 TO 0.90
Describes operations with delay in the range of 25 to
40 seconds per vehicle. At LOS "D the influence
of congestion becomes more noticeable. Many
vehicles stop, and the proporion of vehicles not
stopping deciines. Noticeable numbers of vehicles
fail to clear signal during the first green phase.

LEVEL OF SERVICE "E" - V/C = 0.91 TO 1.00

Describes operations with delay in the range of 40 t0
60 seconds per vehicle. These high delay values
generally indicate poor progression, long cycle
lengths, and high V/C ratios. Vehicles frequently
fail to clear the signal during the first green phase.

LEVEL OF SERVICE "F" - V/C GREATER THAN 1.00
Describes operations with delay in excess of 60
seconds per vehicle. This condition often occurs
with oversaturation, i.e., when armival flow rates
exceed the capacity of the intersection.

SOURCE: Highway Capacity Manual, 1985.
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TABLE IV-15 ~
EXISTING TRAFFIC CONTROLS AND PM PEAK -
LEVELS OF SERVICE :
" LOCATION TRAFFIC VOLUME/ LEVEL OF _
: _ - CONTROL CAPACITY RATIO SERVICE '
Queen Kaahumanu Hwy./ Stop Sign N/A D —
Kealakehe Pkwy. "
Queen Kaahumanu Hwy./ Signal 0.86 D -
Palani Road '
Queen Kaahumanu Hwy./ Stop Sign N/A F -
Kaiwi Street :‘;
Palani Road/ Signal 0.84 D _
Kuakini Hwy. :
— —_— | \
Source: Appendix L s
Note: V/C ratio not relevant (not applicable) for stop sign controlled intersection. T
6.1.1.2 Probable Impacts b
The determination of poteniial traffic impacts resulting from the proposed project was ;,,
analyzed using the following three-stem modeling approach:
1. Trip generation of future land uses was projected based on historic trip generation ~
studies for respective uses. "~
_ i
2. Trip distribution of future traffic was estimated based on a gravitational model.
F-h'
3. Projected traffic was assigned to logical paths for assumed future roadway -
networks, based on time and distance considerations.
f‘,
i
A borizon year of 2010 was assumed for the purposes of determining future conditions, ~
i.e., traffic impacts. This is consistent with other traffic and roadway planning efforts underway IMT
in Hawaii County. Figure IV-14 indicates year 2010 pm peak hour traffic without the proposed Aot
project. by
i
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Figure V-14
YEAR 2010 PM PEAK HOUR TRAFFIC
WITHOUT PROPOSED PROJECT




The basic future roadway network modeled, to determine traffic conditions without the
proposed project, for the year 2010, included assumptions of several improvements to the
areawide highway network, independent of those planned to serve the project itself. These
improvements included the following and are the same as those included in the Draft Keahole to
Kailua (K to K) Development Plan:

¢  Upgrading Queen Kaahumanu Highway to a full control of access status, with an
interchange at Kealakehe Parkway. An interchange at Palani Road and frontage
roads on both sides of the highway were also built into the model, although the
configuration of these improvements are uncertain at this time. An overcrossing at
Kaiwi Street was also included in the network.

e  Extension of Kealakehe Parkway from Queen Kaahumanu Highway to Mamalahoa
Highway at a point north of the existing Palani Road/Mamalahoa Highway
intersection.

¢  Extension of Kealakehe Parkway southward from the Honokohau Boat Harbor to
connect with kuakini Highway at Kaiwi Street.

* A new mid-level north-south roadway located aﬁproximately one mile mauka of
Queen Kaahumanu Highway passing through the project site.

* A new Alii Highway paralleling Alii Drive from the Keauhou area to connect with
Kuakini Highway south of downtown Kailua.

Volume/capacity calculations were performed for three key. intersections for the year 2010
conditions without the project; (1) Palani Road at Mid-Level Road; (2) Palani Road at Queen
Kaahumanu Highway; and (3) Palani Road at Kuakini Highway. The results of this analysis are
shown in Table IV-15.

The modeling efforts did not assume a freeway interchange at Queen Kaahumanu
Highway and Palani Road. Volume/capacity analysis for year 2010 were performed with an at-
grade intersection, with an afray of different through and turning lane assumptions. The analysis
indicated that five to seven approach lanes, including turn lanes would be required at each of the
intersection approaches to accommodate forecast volumes. If an intersection is providad, a
minimum of two through lanes in each direction would be required for Queen Kaahumanu
Highway. Actual lane requirements for Palani Road would depend on the ramp configuration of
the interchange.
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TABLE IV-1€

VOLUME/CAPACITY RATIOS AND LEVELS OF SERVICE
YEAR 2010 WITHOUT THE PROPOSED PROJECT

 VICRATIO LOS
Palani Road at Mid-Level Roadway 2.16 F

Palani Road at Queen Kaahumanu Highway 2.13 F
Palani Road at Kuakini Highway 1.92 F

Source: Appendix I.

Palani Road mauka of the Mid-Level Road would require a minimum four-lane cross
section, as would Kealakehe Parkway between the Mid-level Road and Queen Kaahumanu
Highway. The Mid-Level Road would warrant a six-lane cross section in the vicinity of Palani
Road and a four lane cross section for the remaining segments between the Kealakehe Parkway
and its junction with the Queen Kaahumanu Highway extension.

As indicated in Table IV-15 and the above discussion, significant improvements to the
area roadway network will be required- without the proposed project if traffic is to move in a safe
and efficient manner,

The analysis of traffic impacts resulting in the year 2010 with the project assumed the
following areawide roadway network improvements that are independent of those serving the
project itself:

1 A Queen Kaahumanu/Palani Road interchange, along with a frontage road along
both sides of Queen Kaahumanu Highway from Kealakehe Parkway to Palani
Road.

*  Liliuokalani Boulevard would serve as a mauka-makai roadway extending from

Palani Road to the Queen Kaahumanu Highway frontage road in the vicinity of the
Kaiwi Street overcrossing.
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With the proposed project, overall pm peak hour traffic is projected to grow by
approximately 3,500 to 3,800 trips in each direction south of Palani Road in the Queen
Kaahumanu-Kuakini-Alii corridor, and by approximately 2,800 to 3,000 in each direction north
of the project site in the Queen Kaahumanu-Mid-Level Road corridor (Figure IV-15). Highest
volumes for a single roadway are projected at approximately 3,500 in each direction on the
Queen Kaahumanu Highway extension south of the point where Queen Kaazhumanu Highway and
the Mid-Level Road merge. Peak loads for the Mid-Level Road are projected just north of
Palani Road, with approximately 2,700 vehicles using this segment in the southbound direction
during the pm peak hour,

Major intersection impacts of the project will occur at the Palani Road/Mid-Level Road
intersection, where the project will add approximately 600 new pm peak trips. Similarly, at the
Palani Road/Queen Kaahumanu Highway interchange, the project is projected to contribute
approximately 800 new pm peak trips.

Measures to minimize potential traffic impacts resulting from the proposed project are
discussed below. Assuming that these measures are taken, volume/capacity ratios were
calculated for key intersections in the vicinity of the project. The results of this analysis are
shown in Table IV-16. The intersections of Mid-Level Road at Liliuokalani Boulevard, Mid-
Level Road at Palani Road and Liliuokalani Boulevard with Queen Kaahumanu Highway
northbound on-ramps would all operate at LOS "D" during the pm peak period under year 2010
conditions. The intersection of Liliuokalani Boulevard with Queen kaahumanu Highway
northbound off-ramps is projected to operate at LOS "C". Assuming no improvements to the
existing geometrics at the intersection of Palani Road and Kuakini Highway, this intersection
would operate at LOS "F" during the pm peak hour in the year 2010.

6.1.1.3 Mitigation Measures

Because of substantial traffic impacts the proposed project and other projects will have on
Palani Road and the junction of Palani Road with Queen Kaahumanu Highway, an alternative
network concept was developed that featured freeway interchanges at both Queen Kaahumanu
Highway and the new Liliuokalani Boulevard serving the project area. This concept was
designed to minimize the traffic impacts resulting from both the proposed project as well as
others, e.g., the state’s Kealakehe project. The addition of the Liliuokalani Boulevard
interchange would reduce traffic on the Mid-Level Road and Palani Road and increase traffic on

IvV-92

LI |

U3

3

Nl BSCANN I

L




L T 2 I T e I R e e e e
1

PR oA

-

A s e T ARt T A T S T

LY 1 i

-2

-1

¥

N

.

(.1

fom—"

<—100p €—1300
1100->  2100->

LEGEND:

<— 0000
0000 —>

Peak Hour Traffic Volume By Direction

QMO0 G-V DWW DS TG

Source: WILBUR SMITH ASSCCIATES
KEAHUOLU LANDS TRANSPORTATION ANALYSIS,
MAY 1990

Proparad by: BELT COLLINS & ASSOCIATES » AUGUST 1990

Figure IV-15
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TABLE 1V-17
YEAR 2010 LEVELS OF SERVICE

WITH PROPOSED PROJECT AND RECOMMENDED IMPROVEMENTS

Source: Appendix I.

MW'

LOCATION VOLUME/CAPACI ~ LEVEL OF
e L . .-~ TYRATIO - = SERVICE
Queen Kaahumanu Highway NB Ramps/ 0.86 D
Liliuokalani Blvd.
Queen Kaahumanu Highway SB Ramps/ 0.67 B
Liliuokalani Blvd.
Liliuokalani Blvd./ 0.83 D
Mid-Level Road
Mid-Level Road/Palani Road | 0.89 D
Palani Road/Kuakini Highway 2.13 F

L—-—-——————'-——__'"-__—_:—————_—-—_—-—-———_—-—_——

Queen Kazhumanu Highway in the vicinity of the project site. The section of Palani Road

" between the Mid-Level Road and Queen Kazhumanu Highway would have approximately 1,200
fewer vehicles in the pm peak hour. Volumes on Queen Kazhumanu Highway north of
Kealakehe Parkway and south of the Queen Kazhumanu Highway/Mid-Level Road juncture are
not projected to be changed significantly with the addition of the Lilivokalani Boulevard

interchange.

Traffic impacts resulting from the proposed project can be minimized to a certain extent
with a continuation of the regional planning underway by both the state and county. However,

with increased numbers of residents, businesses, public facilities and recreational facilities in the

vicinity of the project area, there will be some traffic impacts for which mitigation measures

would not be available.
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6.1.2 Air Transportation Facilities

6.1.2.1 Existing Conditions

The air transportation needs of the proposed project site and all of West Hawaii are
provided by Keahole Airport, located approximately 5 miles northwest of the project site,
Keahole Airport had over 56,000 operations (aircraft arrival or departure) in 1988 (the latest year
for which statistics are available), of which almost 21,000 were air carrier operations. Over
159,000 overseas passengers and over 1.6 million interisland passengers were processed through
Keahole Airport in 1988. In addition, over 16,000 pounds of cargo and mail passed through the
airport in 1988. As a result of existing increasing aircraft operations and passenger levels, as
well as planned resort, residential and commercial developments in West Hawaii, aircraft
operations, passenger and cargo levels are forecast to significantly increase in the future. Present
planning and construction at the airport by the State Department of Transportation includes
expansion of the airport facilities, including extension of the runway, to accommodate the
forecast aircraft operations, passenger and cargo increases and direct mainland US flights by
wide-bodied aircraft.

6.1.2.2 Probable Impacts

As noted in Section 5.2.1, the proposed project is expected to be a consequence of
continued tourism growth in West Hawaii, not something independent of that growth. As such,
the project, in and of itself, is not expected to significantly affect air passenger and/or cargo
levels at Keahole or any of the other state airports on the island. However, interisland
passengers (residents and visitors) utilizing some of the services to be provided within the project
will pass through the airport. Because the project is being planned to primarily serve the needs
of the residents of the Kailua-Kona area, the project is not expected to significantly affect
Keahole Airport service or facilities requirements.

6.1.2.3 Mitigation Measures
Because of the lack of expected significant impacts attributable to the project, mitigation
measures to minimize potential adverse impacts are not warranted. The Liliuokalani Trust would

continue to cooperate with the State Department of Transportation in the planning of the airports
serving the project.
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6.1.3 Harbors

6.1.3.1 Existing Conditions

The three principal harbors possibly serving the project are Kailua-Kona Harbor,
Honokohau Harbor and Kawaihae Harbor. The former two are primarily recreational vessel
harbors, while the latter is the only deep draft harbor serving West Hawaii. Kawaihae Harbor is
located approximately 28 miles north of the project site and is primarily used by interisland
barges. Over 870,000 short tons of cargo passed through the harbor in 1987. Cargo transiting
through the harbor includes building materials, consumer goods, large equipment and machinery,
as well as provisions and supplies to service the resort industry in West Hawaii.

6.1.3.2 Probable Impacts

As noted above, the project is being designed and planned to serve the residents of serve
the needs of the residents of the Kailua-Kona area, the project is not expected to significantly
affect commercial or recreational harbor service or facilities requirements. It is likely that a
major portion of the construction materials required for the project will transit through Kawaihae
Harbor. Similarly, it is likely that supplies and goods utilized within the project following
completion will pass through the harbor. However, given the existing capabilities of the harbor,
the transiting of these commodities through Kawaihae Harbor is not expected to significantly
affect harbor operations or facilities requirements.

6.1.3.3 Mitigation Measures
- Because of the lack of expected significant impacts attributable to the project, mitigation
measures to minimize potential adverse impacts are not warranted. The Liliuokalani Trust would

continue to cooperate with the State Department of Transportation in the planning and use of the
harbors serving the project.
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6.2 WATER SUPPLY

6.2.1 Existing Conditions

Existing potable water wells in the Kailua-Kona area include the Kahalu'u Wells A, B, C
and D. These wells have a safe yield capacity of 4.5 million gallons per day (mgd). The
aquifer’s maximum yield has been calculated to be about 10 mgd. The existing hydrogeological
characteristics of the project site and area have been discussed in Section 2.2 of this chapter.

Existing transmission facilities in the project area include three reservoirs with booster
pumps on Palani Road; a 300,000 gallon reservoir at the 325-foot elevation; a 100,000 gallon
tank at the 590-foot elevation; and a 50,000 gallon tank at the 935-foot elevation, all of which
are linked by an 8-inch main.

6.2.2, Probable Impacts

The proposed project will include substantial improvements and additions to the existing
potable water system. New piping will include 6- to 20-inch transmission lines with appropriate
valves and filters. Two new 1.0 million gallon supply tanks will also be constructed. In
addition, new supply wells will be reguired. The new wells may be located on Trust lands
mauka of the project site. Because each new well would serve 25 or more individuals at least 60
days per year or have a minimum of 15 service connections, the use of each well will require
compliance with the State’s Potable Water Systems Regulations, Chapter 20, Title 11,
Administrative Rules, Potable Water Systems. Section 11-20-29 of Chapter 20 requires that any
new source of potable water serving a public water system be approved by the Director of Health
prior to its use. Similarly, new potable water system improvements would be designed and
constructed in compliance with the County Department of Water Supply requirements and all

- new potable water well system improvements would be in compliance with State Water Resource

Management Commission requirements. Development of new sources of water mauka of the
project site is not expected to have a significant effect on existing sources, given that the aquifer
presently has excess capacity.

The majority of the project site mauka of Queen Kaahumanu Highway lies above the

Underground Injection Control (UIC) line. Land areas above the UIC are considered by the
Department of Health to contain underground sources of drinking water. These areas would,
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therefore, be protected against all sources of groundwater contamination (see Section 2.2
regarding groundwater). As such;, the proposed new wells will be designed and constructed so
that they do not in themselves contribute to groundwater contamination. The wells would be
designed with concrete pads to prevent seepage or flood waters migrating down the well shafts.

6.2.3 Mitigation Measures

The primary mitigation measures to be employed with regard to the potable water system
will be the application of all appropriate state and county rules and regulations. These include
proper location, design and operation of potable water wells, storage facilities and transmission
lines. As noted above, this includes compliance with State DOH Chapter 20 requirements,
Water Resource Management Commission and County Department of Water Supply rules and
regulations.

6.3 WASTEWATER COLLECTION, TREATMENT AND DISPOSAL

6.3.1 Existing Conditions

There is no public wastewater collection system presently serving the proposed project
site. A wastewater treatment plant is located within the Kona Industrial Subdivision. This is a
secondary, activated sludge treatment plant with a design capacity of 1.0 mgd. The entire
capacity of the plant is committed to units within the existing service area. Existing mauka
residential areas are served by individual septic tank or cesspool systems.

6.3.2 Probable Impacts

A new wastewater treatment plant with associated collection system is being constructed
to serve the existing Kailua-Kona area. This plant is being designed with an initial capacity of
2.8 mgd. As part of the proposed project, three additional 1.0 mgd expansions will be required
for the Kealakehe plant. In addition, new sewage pump stations would be required along with
new transmission lines. All new wastewater collection, treatment and disposal system facilities
serving the proposed project-would be planned, designed and constructed in compliance with
appropriate state and county rules and regulations.
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6.3.3 Mitigation Measures

The primary mitigation measures to be employed with regard to the wastewater collection,
treatment and disposal system will be the application of all appropriate state and county rules and
regulations. These include proper location, design and operation of the collection and treatment
facilities.

6.4 SOLID WASTE COLLECTION AND DISPOSAL

6.4.1 Existing Conditions

The project site is situated adjacent to the Kealakehe Landfill and Transfer Station..
Because the landfill is rapidly nearing capacity, it is scheduled for closure in the near future and
the County of Hawaii is actively engaged in identifying a location for a new facility. Once
closed, the landfill site will be mined for recyclable material before becoming available for
redevelopment. The closure schedule, including mining, is projected to be completed in
approximately ten years. A new 177-acre landfill site has been proposed by the county and is
expected to be in operation by August 1991. The new site is located in the Puu Waawaa area
close to Puu Anahulu in North Kona. The new landfill will be able to accommodate initial solid
waste volumes of 46,300 tons per year and more as the population in the area increases.

6.4.2 Probable Impacts

Because the exact numbers of the various types of facilities that would be located within
the project boundaries has not been determined, it is not possible to determine the exact quantity
of waste products that would be produced. However, the proposed project is expected to
generate a significant volume of solid waste, of all types. As such, timely development of a new
solid waste disposal facility for the region is critical. In addition to residential waste products,
offices within the proposed project can be expected to generate paper waste products,;
commercial facilities would generate a variety of waste products and medical facilities would
generate medical waste products. To the extent practical and possible, all facilities and uses
within the project would be encouraged to practice recycling and it is possible that a regional
recycling center could be established within the project boundaries. In addition, present tenants
of the Kona Industrial Subdivision would be encouraged to practice recycling to the maximum
extent possible.
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6.4.3 Mitigation Measures

To mitigate potential impacts resulting from the generation of expected significant
quantities of solid wastes, all facilities and types of uses within the project would be encouraged
to practice recycling measures to the maximum extent possible. In addition, the Trust would
continue to cooperate with the County Department of Public Works with the siting of a new
regional solid waste disposal facility.

6.5 ELECTRICAL POWER AND COMMUNICATIONS

6.5.1 Existing Conditions

Electrical power for the project area is provided by Hawaii Electric Light Company
(HELCO) facilities. HELCO’s available generating capacity is approximately 150 megawatts
(MW) with a present peak demand of about 130 MW. To meet the increasing future demands of
the region, HELCO is planning to construct additional petroleum or coal fired power plants. The
utility has forecast the need to generate an additional 200 MW of power by the year 2007.

The present electrical power transmission and distribution system in the vicinity of the
project site consists of overhead lines along the Palani Road right-of-way and along Queen
Kaahumanu Highway in the vicinity of the project site. Service from these lines would provide
electrical power to the project.

Telephone service to the project area is provided by Hawaiian Telephone Company via
their Kailua-Kona facilities.

Cable television (CATV) is provided to the project area via a private cable company
system serving the Kona and Waimea areas.

6.5.2 Probable Impacts

The electrical power delivery system that would serve the proposed project will require
upgrading and expansion to meet the needs of the project. At least one, and possibly more,
electrical substations would be required. Present planning calls for all distribution lines within
the project boundaries to be underground for aesthetic reasons. Presumably, with existing and
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forecast generating capacity, the project would not significantly impact the electrical power
system of the region. Transmission, distribution and service equipment would be located and
designed in consultation with HELCO and in compliance with applicable public utilities
commission rules and regulations and building codes and standards.

In addition, the Trust will incorporate the most energy saving technologies in the design
of Trust facilities so as to minimize future generation requirements and the cost of energy and
encourage developers of other facilities to utilize similar technologies. This will include the use
of active and passive solar systems, the use of heat pumps for heating and cooling and the use of
energy efficient light fixtures and systems.

Telephone service to the project area will also require upgrading the system to serve the
project. Telephone lines would also be located underground and services through a system of
underground duct lines and handholes. Increased telephone service to the project is not expected
to significantly affect Hawaiian Telephone Company capabilities or overall system.,

The CATV system would be expanded as requested and required to serve the project area.

The CATV system would also be located within the underground duct and handhole system.

6.5.3 Mitigation Measures

Because the project is not expected to result in significant impacts to either the electrical
or telephone systems of the project area, measures to mitigate potential adverse effects are not
warranted. The Trust will continue to work with both utilities in the location, design and
construction of the required facilities to assure compatibility of those facilities with existing
systems. Further, expansion of the utilities serving the project site would be accomplished in
compliance with public utilities commission rules and regulations and building codes and
standards.

6.6 POLICE AND FIRE PROTECTION SERVICES

6.6.1 Existing Conditions

. The project area police and fire services are provided by facilities located within and
around Kailua-Kona town. At present, these facilities are adequate to serve existing
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requirements. However, both police and fire department facilities and services will require
upgrading and expansion to meet the requirements of the proposed project as well as the state’s
proposed Kealakehe project.

6.6.2 Probable mpacts

Because the project, as well as other planned private and public projects, will require
expansion of both police and fire department services and facilities to serve the area, the project
is expected to result in positive impacts to these services. It is likely that fire department
facilities would be located near the project area and that existing police department facilities
would be expanded to meet the needs of the growing population or relocated to larger quarters.
The Trust would continue to work with the county and state in determining the extent of
expansion required and how to best meet future requirements.

6.6.3 Mitigation Measures

Because the project is expected to result in positive impacts to the police and fire services
of the project area, mitigation measures are not warranted.

6.7 HEALTH CARE FACILIYIES

6.7.1  Existing Conditions

The Island of Hawaii has five hospitals that provide a range of medical services. Kona
Hospital is a "full-service" health care facility serving the Kailua-Kona area. The Kohala area is
served by two state-operated hospitals, the Kohala Hospital located in Kapaau in North Kohala
and the Honokaa Hospital and, in Waimea, the Lucy Henriques Medical Center provides out-
patient health services. All of the public sector health care facilities serving the West Hawaii
area require upgrading and are being handled as such by the State Department of Health and
private operators.

6.7.2 Probable Impacts

As indicated in Chapter II, Section 6, Project Description, the proposed project includes
the development of a new regional hospital. The new hospital would contain up to 120 beds and

1vV-102



would be sited on a 35 acre parcel of land at the intersection of the new mid-level roadway and
the new mauka-makai roadway. This location would afford convenient vehicular access from the
region’s major highways and would be within ten minutes of Keahole Airport. The proposed site
is also large enough to accommodate a helipad is required. The hospital would include an
emergency clinic and all necessary support facilities and services. In addition, the project
includes the development of a Professional Plaza that would serve as a major medical office
complex for the region. It is expected that the Professional Plaza would be an ideal location for
private medical and dental offices, medical laboratories and out-patient services.

Because the project includes the new hospital and professional plaza, impacts to the health
care facilities and services of the area would be increased and upgraded at private expense. This
is expected to result in positive impacts to both the quality and quantity of services available to
the population and reduced public monies expenditure requirements.

6.7.3 Mitigation Measures

The proposed project is expected to result in significant positive impacts to the
availability, quantity and quality of health care facilities serving the West Hawaii area. As such,
mitigation measures to minimize potential adverse impacts are not warranted.,

6.8 SCHOOLS AND EDUCATICN FACILITIES

6.8.1 Existing Conditiong

The West Hawaii area is served by eleven public schools located in North and South
Kohala and North and South Kona. Those in the immediate vicinity of the project site include
Konawaena Elementary and Konawaena Intermediate and High School and Kealakehe Elementary
and Kealakehe Intermediate School. Present enrollment (1988-1989 school year) for the public
schools serving the project area was about 3,700 students. Private lower and upper schools
serving the project area include the Hawaii Preparatory Academy and Parker School.

6.8.2 Probable Impacts

Due to unparalleled growth in West Hawaii, the formulation of accurate enrollment
projections has become problematic. Although the proposed project is not expected to be a
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growth inducing project, but is being planned to accommodate present and future growth of the West
Hawaii region, the project, in and of itself, is not expected to cause a significant increase in student
enrollments. However, working in conjunction with the state's Kealakehe project, it is expected that a
significant number of new students would be generated. Some of these may be relocations from other
Big Island areas and some may be new to the area. However, until the state’s Kealakehe plans are
developed further, and the numbers and types of housing units to be developed are known, it is not
possible to estimate increased school facility requirements. The state's Kealakehe project does,
however, include one new, ten-acre elementary school site. Based on other state projects on Oahu and
Maui, it is possible that two school sites will be required in the final analysis. Space for these facilities
would be made available within the project and/or Kealakehe project boundaries.

6.8.3 Mitigation Measures

New schools and improved and increased facilities at existing schools would be required to
minimize potential adverse impacts to existing public education facilities. The Trust would continue to
work with the State Department of Education to assure that adequate public school services are
provided.

6.9 RECREATIONAL FACILITIES

6.9.1 Existing Conditions

The West Hawaii region in general, and specifically the project area, are served by numerous
public and private recreational facilities. The primary public facilities serving the project area include
the Old Kona Airport State Recreation Area, Pahoehoe Beach Park, White Sands Beach Park Kahaluu
Beach Park and the recreational facilities at Konawaena and Kealakehe schools. In addition
Honokohau small boat harbor provides public recreational opportunities.

6.9.2 Probable Impacts

As noted in Chapter II, Section 6, Project Description, the proposed project includes the
establishment of a historic preserve, and, in conjunction with the state's Kealakehe project, a new
neighborhood park and elementary school would be developed. These facilities would add to the
recreational opportunities of the project area. As such, the project is expected to result in positive
impacts to the recreational opportunities for the existing and future population of the project area.
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6.9.3 Mitigation Measures

‘The proposed project will improve the recreational facilities and amenities of the area.
mitigation measures are not warranted.
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CHAPTER V

RELATIONSHIP OF THE PROPOSED ACTION TO LAND USE PLANS,
FOLICIES, AND CONTROLS FOR THE AFFECTED AREA

1. HAWAII STATE PLANS AND CONTROLS

Alllands in the State have been placed in one of four land use districts (Urban, Agriculture,
Conservation, or Rural) by the State Land Use Commission (SLUC). State Land Use District
Boundary Reviews are undertaken by the State Land Use Commission to update its Land Use
District Maps. Besides this SLUC-initated review, provisions for applicant-initiated amendments
to the district boundaries have been established in Section 205-4 of the Hawaii Revised Statutes
(HRS), and further promulgated in Chapter 15-15, Hawaii Administrative Rules entitled Hawaii

Land Use Commission Rules (September 3, 1986, as amended).

1.1  EXISTING AND PROPOSED DISTRICT BOUNDARIES

The existing State Land Use District boundaries are shown in Figure V-1. The proposed
project area contains two State Land Use District classifications: approximately 945 acres are
designated Agriculture; and approximately 190 acres are designated Conservation, General
subzone. The Trust is currently requesting amendments to the State Land Use District boundaries
to change these two areas to an Urban designation. Figure V-2 shows the proposed District
boundary amendments.

1.2 REQUIREMENTS FOR BOUNDARY AMENDMENTS

Section 205-17, Hawaii Revised Statutes (HRS), sets forth the following decision making
criteria for reclassification of District boundaries by the State Land Use Commission:

(1)  Theextent to which the proposed reclassification conforms to the applicable goals,
objectives, and policies of the Hawaii state plan and related to the applicable priority
guidelines of the Hawaii state plan and the adopted functional plans;

(2)  Theextent to which the proposed reclassification conforms to the applicable district
standards; and

(3)  The impact of the proposed reclassification on the following areas of state concern;
(A) Preservation or maintenance of important natural systems or habitats;
(B) Maintenance of valued cultural, historical, or natural resources;
V-1
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(C) Maintenance of other natural resources relevant to Hawaii’s economy, including but
not limited to, agricultural resources;

(D) Commitment of state funds and resources;
(E) Provision for employment opportunities and economic development; and

(F) Provision for housing opportunities for all income groups, and gap groups.

The subject maiters of these criteria are addressed in the following sections in this chapter
and also in Chapter IV regarding probable impacts on the environment. Based upon these
discussions, the proposed project meets the criteria contained in Section 205-17, HRS.

The SLUC District Regulations require that the application for a boundary amendment
show that it is reasonable, not violative of Section 205-2 and consistent with Chapter 15-15,
Hawaii Administrative Rules. The reasons for the requested changes in the State Land Use District
Boundaries are discussed in Section 3-5, Chapter II of this document. The consistency of the
proposed district designation with Section 205-2, HRS and Chapter 15-15, Hawaii Administrative
Rules are discussed in the following sections. A discussion of how the proposed revisions meet
the special requirements for petitions for urban classification then follows.

1.2.1 Chapter15-135, State L.and Use Commission Administrative Rules

The proposed amendments to the State Land Use District boundaries are consistent with the
basic standards for determining boundaries that are set forth in Section 205-2, HRS and Chapter
15-15, Hawaii Administrative Rules. Relevant standards from the administrative rules are
- presented below and followed by a discussion of the proposed designations’ consistency with each
standard.

n Distric
“In determining the boundaries for the “U” urban districts, the following standards shall be used:

1. It shall include lands characterized by “city-like” concentrations of people, structures,
streets, urban level of services and other related land uses;
2. Itshall take into consideration the following specific factors;
A. Proximity to centers of trading and employment except where the development
would generate new centers of trading and employment;
B. Substantiation of economic feasibility of the petitioner;
C. Proximity to basic services such as sewers, transportation systems, water,
sanitation, schools, parks, and police and fire protection; and
D. Sufficient reserve areas for urban growth in appropriate locations based on a ten
year projection;
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It shall include lands with satisfactory topography and drainage and reasonably free
from the danger of floods, tsunami, unstable soil conditions, and other adverse
environmental effects;

Tn determining urban growth for the next ten years, or in amending the boundary, land
contiguous with existing urban areas shall be given more consideration than non-
contiguous land, and particularly when indicated for future urban use on state or county
general plans;

It shall include lands in appropriate locations for new urban concentrations and shail
give consideration to areas of urban growth as shown on the state and county general
plans;

It may include lands which to not conform to the standards in paragraphs 1-5:

A. When surrounded by or adjacent to existing urban development: and

B. Only when those lands represent a minor portion of this district;

It shall not include lands, the urbanization of which will contribute toward scattered
spot urban development, necessitating unreasonable investment in public infrastructure
OT Support services;

It may include lands with a general slope of twenty percent or more which do not
provide open space amenities or scenic values if the commission finds that those lands
are desirable and suitable for urban purposes and that official design and construction
controls are adequate to protect the public health, welfare and safety, and the public’s
interests in the aesthetic quality of the landscape.”

Discussion:  An examination of the proposed project area to Urban redesignation in reference to
each of the above-listed points follows.

1.
2.

The project area is adjacent to the regional center of population in West Hawati.

The project area will serve as an extension of Kailua-Kona, which is West Hawaii’s center
of economic activity. Development of the project area will expand the existing center of
trade and employment. As a private non-profit trust, the petitioner is committed to
preserving the Trust and expanding its services to its beneficiaries. To that end, the Trust is
committed to economic stability. A market analysis prepared for this project has concluded
that the proposed project is feasible. The proposed project area is adjacent to basic services
such as transportation systems, schools and police and fire protection. In addition, a new
region-serving sewage treatment plant is being constructed adjacent to the project area.
Potable water resources will be developed to serve the project area as part of the proposed
development. Finally, the proposed project includes sufficient property to provide for
urban expansion for the next 20 or more years.

The slope of the property is appropriate for urban development, and the property is not
subject to adverse environmental conditions.

The project area is designated for Alternate Urban Expansion by the Hawaii County
Ge=neral Plan and is contiguous to an existing urban area.

The project area is appropriate for new urban concentration due to its close proximity to
Kailua-Kona.

The proposed project area is consistent with paragraphs 1-5 of the urban standards.
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7. Development of the proposed project will not result in scattered spot urban development.
As a point of fact, the proposed project area is a logical extension of the existing
community.

8. The project area does not contain lands in excess of ten percent slope.

1.3 HAWAISTATE PLAN

The Hawaii State Plan (State of Hawaii, Department of Planning and Economic
Development, 1978, Revised 1989) consists of a series of broad goals, objectives and policies
which are to serve as the gnidelines for the growth and development of the State. The Plan is
divided into three parts; Part I (Overail Theme, Goals, Objectives and Policies), Part II (Planning,
Coordination and Implementation), and Part HI (Priority Guidelines). Part II pertains to the
administrative structure and implementation process for the State Plan. Because Part I is not
relevant to the proposed action, it is not included in this analysis. Discussed below are the specific
goals, objectives, policies, and priority actions contained in Part I and Part III of the State Plan
which are thought to be most directly related to the proposed project.

1.3.1 PartL Overall Theme, Goals, Obiectives and Policies

The Hawaii State Plan lists three “Overall Themes": (1) Individual and family self-
sufficiency; (2) Social and economic mobility; and (3) Community or social well being. These
themes are considered to be “basic functions of society” and goals towards which government
must strive. To guarantee the elements of choice and mobility embodied in the three themes, three
goals are presented in the Plan: '

SEC. 226-4  State goals. In order to guarantee, for present and future generations, those
elements of choice and mobility that insure that individuals and groups may
approach their desired levels of self-reliance and self-determination, it shall
be the goals of the State to achieve:

(1) A strong, viable economy, characterized by stability, diversity, and growth, that
enables the fulfillment of the needs and expectations of Hawaii's present and future
generations.

(2) A desired physical environment, characterized by beauty, cleanliness, quiet, stable
natural sysiems, and uniqueness, that enhances the mental and physical well-being
of the people.

3) Physical, social, economic well-being, for individuals and families in Hawaii, that

nourishes a sense of community responsibility, of caring, and of participation in
community life.
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Discussion:  The Liliuokalani Trust’s proposed Urban Expansion fully supports the three goals.
The development of the proposed land use activities on the Keahuolu property is intended to
accommodate major population growth that has been projected for the West Hawaii region. The
Urban Expansion is proposed as a diverse mix of business and residential opportunities that will be
needed to satisfy the growing demand for a full range of services and activities. The design of the
Urban Expansion will be consistent with the existing and perceived character of the region and will
be developed in a manner that is harmonious with the natural beauty of the area. The proposed
residential area, together with the commercial and civic activities, will help to fulfill the needs of the
area’s existing and future residents by ensuring that their physical, social, and economic well-being
are enhanced through a thoughtful urban design concept and efficient and timely implementation of
long awaited facilities.

SEC. 226-5 Objective and policies for population.

Objective: It shall be the objective in planning for the State's pc;pulation to guide
population growth to be consistent with the achievement of physical, economic, and
social objectives contained in this chapter.

Policies: (2)  Encourage an increase in economic activities and employment opportunities
on the Neighbor Islands consistent with community needs and desires.

(3)  Promote increased opportunities for Hawaii's people to pursue their socio-
economic aspirations throughout the islands.

€)] Plan the development and availability of land and water resources in a
coordinated manner so as to provide for the desired levels of growth in each
geographic area. .

Discussion:  The project is proposed in direct response to the projected population growth in the
West Hawaii region over the next 30 or more years. This population growth is being induced by
significant resort expansion along the South Kohala coastline and in the district of North Kona. In
the face of this growth, new employment and residential opportunities will be needed. The
proposed project will provide commercial, office, recreational, and civic land uses; public facilities;
and residential opportunities for the community. Construction of the project will be phased to meet
demand as it arises. Infrastructure, including water, will be provided to ensure the new
development is fully serviced and able to accommodate new growth.

SEC. 226-6  Objectives and policies for the economy--in general.
Objectives: (1)  Increased and diversified employment opportunities to achieve full

employment, increased income and job choice, and improved living
standards for Hawaii's people.
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(2) A steadily growing and diversified economic base that is not overly
dependent on a few industries.

Policies: (6) Strive to achieve a level of consq'uction activity responsive to, and
consistent with, State growth objectives.

(8)  Encourage labor-intensive activities that are economically satisfying and
which offer opportunities for upward mobility.

(9)  Foster greater cooperation and coordination between the public and private
sectors in developing Hawaii's employment and economic growth
opportunities.

(10)  Stimulate the development and expansion of economic activities which will
benefit areas with substantial or expected employment problems.

(14)  Promote and protect intangible resources in Hawaii, such as scenic beauty
and the aloha spirit, which are vital to a healthy economy.

Discussion: A wide range of employment opportunities will be created by the proposed project.
Planned uses include commercial and office space, a regional hospital, a business hotel, a civic and
cultural-center, and residential development. The proposed land uses will enable new businesses
and activities to locate to the West Hawaii region, as well allow existing businesses in place to
expand and prosper, resulting in the diversification of the region’s economy. Phasing of the
project over the next 30 or more years will help to ensure  stable level of construction activity.
Implementation of the proposed project in accordance with State and County plans will facilitate a
high level of cooperation with govemment agencies. Design of the various components of the
project will be consistent with the existing and preferred character of the Kailua-Kona area and will
strive to protect the scenic beauty and cultural and historic resources of the area.

SEC. 226-8  Objective and policies for the economy--visitor industry.

Objective: Planning for the State's economy with regard to the visitor industry shall be
directed towards the achievement of the objective of a visitor industry that
constitutes a major component of steady growth for Hawaii's economy.

Policies: (3)  Improve the quality of existing visitor destination areas.

(4)  Encourage cooperarion between the public and private sectors in developing
and maintaining well-designed, adequately serviced visitor industry and
related developments which are sensitive to neighboring communities and
activities.

Discussion:  Presently, the Kailua-Kona area contains two distinct visitor destination nodes,
historic Kailua town and Keauhou. While population growth at Keauhou has been relatively
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orderly, development in and around Kailua may be characterized by a distinct lack of commercial,
retail and office space needed to serve the growing community. Infrastructure such as a new
sewage treatment plant and roadway improvements have not kept pace with population growth. In
addition, an expanding population has generated a critical need for expanded public facilities such
as a regional hospital and government offices and services. The proposed project is intended to
provide a new growth area which will allow the orderly and timely development and expansion of
a central urban area. As such, it will also help to improve the visitor destination areas by providing
new opportunities for the growth of visitor related support services and businesses as well as
relocation opportunities for non-visitor oriented businesses that are presently located within the
visitor destination nodes. This will, in turn, help to improve the visual character of the existing
community by relieving traffic congestion in overcrowded Kailua town and the Kona Industrial
subdivision, and segregate commercial and industrial uses.

SEC. 226-11 Objectives and policies for the physical environment--land-based, shoreline, and
marine resources.

Objectives: (1) Prudent use of Hawaii's land-based, shoreline, and marine resources.

(2)  Effective protection of Hawaii's unique and fragile environmental
resources.

Policies: (2) Ensure compatibility between land-based and water-based activities and
natural resources and ecological systems.

(3)  Take into account the physical attributes of areas when planning and
designing activities and facilities.

(4)  Manage natural resources and environs to encourage their beneficial and
multiple use without generating costly or irreparable environmental damage.

(6)  Encourage the protection of rare or endangered plant and animal species and
habitats native to Hawaii.

(8)  Pursue compatible relationships among activities, facilities, and natural
resources.

(9)  Promote increased accessibility and prudent use of inland and shoreline
areas for public recreational, educational, and scientific purposes.

Discussion:  The proposed project is situated mauka of the Old Kona Airport Park and does not
include any shoreline areas. The project area slopes up to the 700 foot elevation, approximately
two miles inland. The project will be designed in a manner which will maximize view planes of
the ocean and Hualalai mountain while preserving view corridors. Development of the various
project elements will be sensitive to existing environmental conditions. Generous landscaping,
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pedestrian walkways, low-density development and spacious open space areas will all contribute to
a development character intended to be consistent with prevailing attitudes about quality of life in
the existing community. No endangered species of plant or animal life have been identified on the
project site. Endemic plants will be encouraged for use as landscape material wherever practicable.
Development of the project site will greatly increase public access to the area. The project will be
phased to correspond to future demand for commercial and office space. The subject property will
be developed in a prudent manner consistent with the master plan resulting in orderly and timely
development of infrastructure. Public open space areas devoted to passive recreational activities
will be provided within the phased development.

SEC. 226-12 Objective and policies for the physical environment--scenic, natural beauty, and
historic resources.

Objective: Planning for the State's physical environment shall be directed towards achievement
of the objective of enhancement of Hawaii's scenic assets, natural beauty, and
multi-cultural/historical resources.

Policies: (1)  Promote the preservation and restoration of significant natural and historic
Tesources.

(2) Provide incentives to maintain and enhance historic, cultural, and scenic
amenities.

(3) Promote the preservation of views and vistas to enhance the visual and
aesthetic enjoyment of mountains, ocean, scenic landscapes, and other

natural features.
(5)  Encourage the design of developments and activities that complement the
natural beauty of the islands.
Discussion:  Over 230 historic sites, many consisting of multiple features, have been identified

on the subject property. A detailed archaeological study of these sites has been conducted and
treatment ranging from data collection to preservation has been recommended, depending upon the
cultural and scientific value of individual sites. In recognition of the unique character of a large
complex of sites near Palani Road, a 20 acre area has been recommended to be set aside as an
Historic Preserve. Management of the Preserve will be consistent with procedures established by
the State Historic Sites Office and accepted archaeological procedures. Sites recommended for
preservation outside of the Preserve will be managed in the sarmne manner. Scenic views of the
ocean and Hualalai mountain will be preserve wherever possible. The low-density character of the
proposed project’s urban design will ensure the preservation of views, vistas, and the area’s
overall scenic beauty. Views of the subject property from Queen Kaahumanu Highway will be
preserved. Views from Palani Road will be improved by the replacement of dense thickets of
Kiawe and Haole Koa with landscaped areas. North-south view planes from Palani Road will be
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created by the careful siting of structures.

SEC. 226-13 Objectives and policies for the physical environment--land, air, and water quality.

Objective: (1) Maintenance and pursuit of improved quality in Hawaii's land, air, and
water resources.

Policies: (2>  Promote the Proper management of Hawaii's land and water resources.

(3)  Promote effective measures to achieve desired quality in Hawaii's surface,
ground, and coastal waters,

(4)  Encourage actions to maintain or improve aural and air quality levels, to
enhance the health and well-being of Hawaii's people.

(5)  Reduce the threat to life and property from erosion, floodin 8, tsunamis,
hurricanes, earthquakes, volcanic eruptions, and other natural or man-
induced hazards and disasters,

(6)  Encourage design and construction practices that enhance the physical
qualities of Hawaii's communities,

(7)  Encourage urban developments in close Proximity to existing services and
facilities,

Discussion: The proposed project is located adjacent to North Kona’s primary urban area and
will be designed in 2 manner consistent with the desired character of the existing communities.
Development of the project will ensure that threats to life and property from erosion and flooding
are minimized through the engineering of drainageways to accommodate surface runoff. A smali
portion of the project area adjacent to the Old Kona Airport park is located within a tsunami
inundation zone. No residential structures are planned for this area, Buildings located within the
zone will be constructed to meet the County’s current development standards. With regard to
seismic activity, buildings will be constructed according to accepted engineering methods to



Consequently, noxious activities which might impact air and ground water quality are not expected
to occur. Use of the property will be managed through the timely phasing of project elements in a
manner that is compatible and beneficial to the environment as well as existing neighboring
communities and the area’s future population.

SEC. 226-14 Objective and policies for facility systems--in general.

Objective: Planning for the State’s facility systems in general shall be directed towards
achievement of the objective of water, transportation, waste disposal, and energy
and telecommunication systems that support statewide social, economic, and
physical objectives.

Policies: (1)  Accommodate the needs of Hawaii's people through coordination of facility
systems and capital improvement priorities in consonance with State and
County plans.

(2)  Encourage flexibility in the design and development of facility systems to
promote prudent use of resources and accommodate changing public
demands and priorities.

Discussion:  The key element of the proposed project is the design and implementation of facility
systems which provide for the orderly and timely development of the project without placing undue
strain on existing infrastructure. In fact, the roadway network included in the design proposal is
specifically intended to assist in relieving existing traffic congestion on Palani Road and
accommodating increased levels of traffic along Queen Kaahumanu Highway.

SEC. 226-15 Objectives and policies for facility systems--solid and liquid wastes.

Objectives: (1)  Maintenance of basic public health and'sanitation standards relating to
treatment and disposal of solid and liquid wastes.

(2)  Provision of adequate sewerage facilities for physical and economic
activities that alleviate problems in housing, employment, mobility and other
areas.

Policy: (1)  Encourage the adequate development of sewerage facilities that complement
planned growth.

Discussion:  As a precursor to development in the Kailua region, the County of Hawaii is
presently constructing the Kealakehe Sewage Treatment Plant just north of the Trust’s proposed
project. Discussions have been held with the County to ensure that expansion plans for the facility
will include the Trust’s project. With regard to solid waste, the County of Hawaii is presently
proposing the development of a new land fill to serve the Kailua area at Puu-Waawaa in North
Kona. The County has also proposed the closing of the Kealakehe landfill adjacent to the Trust’s
project, including the removal of metals and recyclable materials from the landfill. Solid arid liquid
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waste generated by the proposed project will be accommodated by these proposed facilities.

SEC. 226-16 Objective and policies for facility systems--water.

Objective: Planning for the State's facility systems with regard to water shall be directed
towards achievement of the objective of the provision of water to adequately
accommodate domestic, agricultural, commercial, industrial, recreational, and other
needs within resource capacities.

Policy: (1)  Coordinate development of land use activities with existing and potential
water supply.
Discussion:  The master plan for the proposed project includes the phased development of

potable water wells to serve the project area. Water wells will be developed either on Trust owned
land or by a joint development agreement on neighboring properties. Development of water
resources will be fully coordinated with State and County agencies.

SEC. 226-17 Objectives and policies for facility systems--transportation.

Objective: (1)  Anintegrated multi-modal transportation system that services statewide
needs and promotes the efficient, economical, safe, and convenient
movement of people and goods.

Policies: (6)  Encourage transportation systems that serve to accommodate present and
future development needs of communities.

(10) Encourage the design and development of transportation systems sensitive
to the needs of affected communities and the quality of Hawaii's natural
environment.

Discussion:  Specific transportation elements included in the project include the provision of a
300 foot setback from Queen Kaahumanu Highway, the acquisition of Trust land by the County to
facilitate the widening of Palani Road, a new mauka-makai roadway linking the Queen Kaahumanu
Highway to Palani road, a grade-separated intersection at Queen Kaahumanu Highway, and a mid-
level roadway across the project site linking Palani Road to the Kealakehe property. Also included
within the proposed development are a series of pedestrian walkways linking project elements and
providing an alternative to vehicular transportation.

SEC.226-18 Objectives and policies for facility systems--energy/telecommunications.
Objective: 2) Increased energy self-sufficiency.
Policy: (3)  Promote prudent use of power and fuel supplies through conservation

measures including education and energy-efficient practices and
technologies.
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Discussion:  The proposed project is intended to utilize the latest advancements in energy-
efficient construction practices and alternate energy development technologies to facilitate the
prudent use of power and fuel supplies. Conservation methods including the siting of buildings to
take advantage of prevailing winds and the use of shade trees to help shelter buildings as a method
of reducing reliance upon air-conditioning,

SEC.226-19 Objectives and policies for socio-cultural advancement--housing.

Objectives: (1)  Greater opportunities for Hawaii's people to secure reasonably priced, safe,
sanitary, livable homes located in suitable environments that satisfactorily
accommoedate the needs and desires of families and individuals.

(2)  The orderly development of residential areas sensitive to community needs
and other land uses.

Policies: (1)  Effectively accommodate the housing needs of Hawaii's people.

(2)  Stimulate and promote feasible approaches that increase housing choices for
low-income, moderate-income, and gap-group households.

(3) Increase homeownership and rental opportunities and choices in terms of
quality, location, cost, densities, style, and size of housing.

(5)  Promote design and location of housing developments taking into account
the physical setting, accessibility to public facilities and services, and other
concerns of existing communities and surrounding areas.

Discussion:  Included in the proposed project is the designation of approximately 450 acres of
property for the development of affordable and market-priced housing. Approximately 450 acres
of Trust land is planned for purchase by the State of Hawaii, 150 acres of which is proposed for
inclusion in the Housing Finance and Development Corporation’s proposed Kealakehe Planned
Community (KPC). The KPC is intended to provide affordable housing opportunities to meet
projected growth in West Hawaii. The remaining 300 acres being sold to the state are expected to
be also be developed in housing by the HFDC. Together, the 450 acres proposed for housing
fulfill the State’s goals and objectives for new housing opportunities.

SEC. 226-20 Objectives and policies for socio-cultural advancement--health.
Objectives: (1)  Fulfillment of basic individual health needs of the general public.

(2)  Maintenance of sanitary and environmentally healthful conditions in
Hawaii's communities.

Policies: (1 Provide adequate and accessible services and facilities for prevention and
treatment of physical and mental health problems, including substance
abuse.
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(5) Provide programs, services, and activities that ensure environmentally
healthful and sanitary conditions,

expansion in the years to come. The siting of this facility within the proposed Regional Center will
ensure the availability of heaith services to West Hawaii. The Trust’s proposed development
project will be designed and constructed in a manner that is sensitive to the environment and
ensures healthful and sanitary conditions jn the community.

SEC. 226-23 Objective and policies for socio-cultural advancement--leisure.

Objective: Planning for the State's socio-cultural advancement with regard to leisure shall be

Policies: (2)  Providea wide ran g£¢ of activities and facilities to fulfill the cultural, artistic,
and recreational needs of all diverse and specia] groups effectively and
efficiently.

(4)  Promote the recreational and educational potential of natural resources
having scenic, open space, cultural, historical, geological, or biological
values while ensuring that their inherent values are preserved,

(6) Assure the availability of sufficient resources to provide for future cultural,
artistic, and recreational needs.

(8) Increase opportunities for appreciation and participation in the creative arts,
including the literary, theatrica], visual, musical, folk, and traditional art
forms.

- Discussion: The Historic Preserve, the Civic and Cultural Center, and a variety of parks and

open spaces included in the proposed development contribute to the goal and objectives of

SEC. 226-25 Objective and policies for socio-cultural advancement--culture,
Objective: Planning for the State's socio-cultural advancement with regard to culture shal be
V-15



directed toward the achievement of the objective of enhancement of cultural
identities, traditions, values, customs, and arts of Hawaii's people.

Policy: (1)  Foster increased knowledge and understanding of Hawaii's ethnic and
cultural heritages and the history of Hawaii.

Discussion:  Preservation of historic sites within the subject property will provide a direct means
of communicating to existing and future residents of the area, the cultural traditions and customs of
the area’s Hawaiian population.

1.3.2. Part ]I, Priori idelin

The purpose of this part of the State Plan is to establish overall priority guidelines to
address areas of statewide concern. Section 226-102 of the Plan notes that the State shall strive to
improve the quality of life for Hawaii's present and future population through the pursuit of
desirable courses of action in five major areas of statewide concern which merit priority attention:
economic development, population growth and land rescurce management, affordable housing,
crime and criminal justice, and quality education. The priority guidelines applicable to the
proposed project are discussed below.

SEC. 226-103 Economic priority guidelines.

(a)  Priority guidelines to stimulate economic growth and encourage business
expansion and development to provide needed jobs for Hawaii's people and
achieve and stable and diversified economy:

(1) Seek a variety of means to increase the availability of investment capital for
new and expanding enterprises.

t)) ~ Provide public incentives and encourage private initiative to develop and
attract industries which promise long-term growth potentials and which
have the following characteristics:

(B) A cleanindustry that would have minimal adverse effects on
Hawaii's environment.

(b)  Priority guidelines to promote the economic health and quality of the visitor
industry:

(2)  Encourage the development and maintenance of well-designed, adequately
serviced hotels and resort destination areas which are sensitive to
neighboring communities and activities and which provides for adequate
shoreline setbacks and beach access.

Discussion:  The proposed Urban Expansion project would assist in meeting the above
guidelines by allowing private investment in a wide variety of business activities, including
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wholesale and retail commercial outlets, professional offices, business offices, a regional hospital,
a business hotel, and a rental housing project targeted for the elderly. These activities will together
serve an expanding economic market and promote the long-term economic stability of the region.
The general types of businesses and services proposed are clean, non-polluting, low-impact
activities that will have minimal adverse effects on the environment.

(e) Priority guidelines for water use and development:

(1) Maintain and improve water conservation programs to reduce the overall
water consumption rate.

® Priority guidelines for energy use and development:

(2) Initiate, maintain, and improve energy conservation programs aimed at
reducing energy waste and increasing public awareness of the need to
conserve energy.

Discussion:  The conservation of natural resources, especially water, is an important concern to
the proposed development. While new water resources will be developed to support the projected
growth in the region, the conservation of those resources is vital to long-term growth and stability.
For this reason, the proposed project will seek to aid in the attainment of the water conservation
guidelines. Energy conservation is equally important. Construction and design techniques can be
utilized to ensure that new buildings are energy-efficient. Because transportation activities also
have a significant impact on energy consumption, elements of the proposed project include a strong
pedestrian orientation intended to help to minimize reliance upon automobiles. In this manner, the
project will seek to assist in the attainment of energy conservation guidelines.

SEC. 226-104 Popuiation growth and Iand resources priority guidelines.
(a)  Prority guidelines to effect desired statewide growth and distribution:

(1)  Encourage planning and resource management to insure that population
growth rates throughout the State are consistent with available and planned
- resource capacities and reflect the needs and desires of Hawaii's people.

(3)  Ensure that adequate support services and facilities are provided to
accommodate the desired distribution of future growth throughout the State.

(4)  Encourage major State and Federal investments and services to promote
economic development and private investment to the neighbor islands, as
appropriate.

(b) Priority guidelines for regional growth distribution and land resource utilization:

(1)  Encourage urban growth primarily to existing urban areas where adequate
public facilities are already available or can be provided with reasonable

V-17



public expenditures and away from areas where other important benefits are
present, such as protection of important agricultural land or preservation of
lifestyles.

(2)  Make available marginal or non-essential agricultural lands for appropriate
urban uses while maintaining agricultural lands of importance in the
agricultural district.

(9)  Direct future urban development away from critical environmental areas or
impose mitigating measures so that negative impacts on the environment
would be minimized.

(12) Utilize Hawaii's limited land resources wisely, providing adequate land to
accommodate projected population and economic growth needs while
ensuring the protection of the environment and the availability of the
shoreline, conservation lands, and other limited resources for future
generations.

Discussion:  The proposed project is situated upon marginal agricultural land, adjacent to an
existing urban area. The development of this land to support projected population growth in the
region is consistent with population related priority guidelines. The development of infrastructure
to support the proposed project, especially new transportation systems, sewage and solid waste
disposal facilities, and water systems will ensure that the proposed development is implemented in
an orderly and timely manner with adequate infrastructural capacities. The prudent investment of
government funds in these facilities, especially in the area of waste disposal and transportation will
help to alleviate current deficiencies. Finally, the proposed property is intended to be developed in
a manner that is sensitive to the environment and protect valuable resources including
archaeological sites and endemic plants. In this manner, the project will aid in the attainment of the
above population related guidelines.

SEC. 226-106 Affordable housing. Priority guidelines for the provision of affordable housing:
(1)  Seektouse marginal or non-essential agricultural land and public land to
trlnt:c:t hhousing needs of low and moderate-income and gap-group
ouseholds. :

Discussion:  The sale of 450 acres of marginal and non-essential agricultural land by the Trust to
the State for the development of affordable housing is consistent with the guideline for the
provision of affordable housing.

1.4 STATEFUNCTIONAL PLANS

The Hawaii State Plan sets forth in Section 2 that functional plans shall include “the
policies, programs and projects designed to implement the objectives of a specific field of activity
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when such activity or program is proposed, administered, or funded by any agency of the State”,
The twelve functional plans were examined to determine the relationship of the proposed project to
each of their administrative areas of responsibility.

1.4.1 State Agricultural Functional Plan_ (1985)

The entire project area consists of barren or nearly barren a’a and pahoehoe lava flows.
Although approximately 945 acres are designated as Agricultural land by the State Land Use
Comrmission and a small portion (approximately 12 acres) near the eastern project boundary is
identified as Other Important Agricultural Land under the State’s ALISH (Agricultural Lands of
Importance to the State of Hawaii) system, the general classification of these lands by the Land
Study Bureau is E, indicating little intrinsic value as productive agricultural lands. Because these
lands are not utilized for agricultural activities, the objectives, policies and implementing actions of
the Agricultural Functional Plan are not relevant to the proposed project.

1.4.2 State Conservation Functional Plan (1984)

There are several objectives and policies in the State Conservation Functional Plan which
pertain to the proposed project. These are identified below and followed by a discussion of how
the proposal may assist in their implementation.

Objective: Effective protection and prudent use of Hawaii’s unique, fragile, and significant
environmental and natural resources.

Policy: (A1) Exercise an overall conservation ethic in the use of Hawaii's resources by
protecting, preserving, and conserving the critical and significant natural
resources of the State of Hawaii and controlling use of hazardous areas.

Objective: Effective protection and management of open space, watersheds, and natural areas.
Policy: (C3) Protectand manage the lands with historic or natural resources value.

Objective: Promote sound management and development of Hawaii land and marine resources
for potential economic benefit,

Discussion:  The conversion of Conservation District land to the Urban District for the
implementation of the proposed project does not relieve the Trust of its responsibility to ensure that
natural resources are preserved and protected. Phased development of the proposed project will
ensure that development will occur in an orderly and timely manner with a minimal amount of
negative impact upon the environment. Urban design of the project encourages low-density
development that emphasizes the preservation of open space and encourages the use of endemic
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plants for landscaping. Culturally significant historic and archaeological resources identified on the
subject property will be preserved. The development of the property for economic benefit will be
done in a manner that promotes environmental awareness and protection.

1.4.3 State Educational Functional Plan ( 1989)

The State Education Functional Plan reflects the Department of Education’s strategies to
address the goals, policies and priority guidelines of the Hawaii State Plan and the goals of the
State Board of Education. All of the actions are to be undertaken by the State Department of
Education. The specific objectives and policies of the functional plan are not directly applicable to
the proposed development.

1.4.4 State Higher Educational Functiopal Plan (1984)

There are no objectives, policies or implementing actions in this functional plan that are
directly applicable to the proposed project.

1.4.5 State Employment Functional Plan (1989)

The State Employment Function Plan contains objectives, policies and implementing
actions directed four major areas: Education and Preparation Services for Employment; Job
Placement; Quality of Work Life; and Employment Planning Information and Employment
Coordination. The proposed project is intended to provide a wide variety of new employment
opportunities to the existing and future residents of the West Hawaii region which will, in turn,
have a direct impact upon improving the quality of life in the region. However, because the project
is being master planned by the Trust, there is no direct involvement by the Trust in laboror
employment practices associated with the project. Each project element site included in the master
plan will be leased to a private developer who will be responsible for actual construction and/or
operation. For this reason, although the proposed project will foster opportunities for increased
employment and supports the intention of the plan, the specific provisions of the functional plan
are not directly applicable.

1.4.6 State Energy Functional Plan (1984)

The State Energy Functional Plan’s objective to promote energy efficiency through land use
and support facility systems planning relates directly to the overall master planning of the proposed
project as well as its implementation. The project will be master planned to promote energy
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efficiency through the general siting of facilities to maximize access and minimize energy
consumption. While specific building designs are not included in the master plan, the proposed
project will adhere to energy conservation standards whenever possible. Specific elements of
energy conservation such as the utilization of solar energy in building design for the purposes of
water heating and air conditioning will be encouraged wherever practicable.

1.4.7 Siate Health Functional Plan (1989)

The State Health Functional Plan includes objectives and policies that relate directly to the
proposed development. These are presented below followed by a discussion how the project will
support their implementation.

Objective: To prevent degradation and enhance the quality of Hawaii’s air, land and water.

Policy: (A1) Prevent and control the pollution of air, water and land through long-range
planning, environmental impact assessments, interagency coordination,
programs, regulations, and financial assistance to local governments,

Objective: Minimize the threat to public health from insanitary conditions by ensuring that
facilities are built and maintained so that products and services are providedina
healthful manner,

Discussion:  The proposed project intends to comply with all applicable Department of Health
rules and regulations as well as those established by Hawaii County. Environmental impacts on air
quality are fully addressed within this EIS document. Drainage and runoff from the project, both
during construction and long-term maintenance of planned facilities will be minimized to ensure the
protection of ground water quality and offshore ocean water quality. Infrastructure intended to
accomodate the sewage and solid waste generated by the project will be master planned to ensure
its timely development.

Objective: To reduce morbidity and mortality by assuring the availability and accessibility of
the best possible emergency medical services throughout the State,

Discussion:  The inclusion of a regional hospital in the proposed project will aid in the attainment
of the above stated objective by ensuring that the West Hawaii region’s activity center is adequately
served by a health care facility of sufficient size to accommodate existin g and project population
increases.

1.4.8 State Historic Preservation Functional Plan (1984)

Objectives, policies and implementing actions in the Historic Preservation Functional Plan
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are intended for implementation by the Department of Land and Natural Resources and affiliated
State agencies, The project area has been extensively surveyed and a description of identified
historic and archaeological sites is included in the EIS document. Recemmendations are included
for the dispostion of the sites, including preservation of those sites identified as significant for
cultural, scientific or educational value. Implementation of the proposed project will included the
preparation of an Historic Sites Mitigation Plan to ensure conformance with all applicable state,
county and federal regulations conceming historic sites.

1.4.9 Housing Functional Plan (1

The Housing Functional Plan includes objectives, policies which are applicable to the
proposed project. These are presented below followed by a discussion of how the proposed
project will assist in their implementation.

Objective: Homeownership for at least sixty percent, or roughly 248,500 households by the
year 2000.

Policies: (A1) Encourage increased private sector participation in the development of
affordable for-sale housing units.

(A2) Form public/private partnerships and/or enter into public/private
development agreements to develop affordable housing.

(A3) Ensure that (1) housing projects and (2) projects which impact housing
provide a fair share/adequate amount of affordable homeownership
opportunities.

Discyssion:  The Trust and the State are working jointly to accomplish the development of
affordable housing through an agreement by the Trust to sell 450 acres of its land to the State for
inclusion of all or part of it in the State’s Kealakehe Planned Community affordable housing
project. The provision of this land for affordable housing satisfies the policy to provide a fair
share amounty of affordable housing. L

Objective: Sufficient amount of affordable rental housing units by the year 2000 so as to
increase the State’s rental vacancy rate to at least 3%.

Policy: (B2) Encourage increased private sector participation in the development of
affordable rental housing.

Objective: Increased development of rental housing units for the elderly and other special need
groups to afford them an equal access to housing,

(C7) Integrate special needs housing in new and existing neighborhoods.
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Discussion:  Sale of 450 acres of Trust land to the State for the development of a variety of home
ownership and rental housing opportunities will assist in the implementation of the above
objectives and policies for housing.

1.4.10 Human Services Functional Plan (1

Objectives and polices of the Hurnan Services Functional Plan are directed specifically to
administration and implementation by State agencies including the Department of Human Services,
the Department of Health, the Department of Education, the Department of Labor and Industrial
Relations, and the State Office of Children and Youth and Executive Office on Aging. While the
functional plan does not relate directly to the private sector, in the instance of the Trust, the issues
raised in the functional plan are relevant and timely. The intent of the proposed project is to assist
the beneficiaries of the Trust by increasing the income of the Trust, which will in turn be used to
expand Trust programs and services.

1.4.11 State Recreation Functional Plan (1984)

A number of objectives and policies of the Recreation Functional Plan are applicable to the
proposed project. These are presented below and followed by a discussion of how the project will
assist in their implementation.

Objective: Achieve a pattern of land and water resource usage which is compatible with
community values, physical resources, recreation potential, and recreation uses
which support comprehensive public land use policies.

Policies: (A2) Ensure that intended uses for a site respect community values and are
compatible with the area’s physical resources and recreation potential.

(A3) Emphasize the scenic and open space qualities of physical resources and
recreational areas.

Discussion:  The proposed project is intended to provide sufficient area for the expansion of
urban oriented activities in response to project population growth for the West Hawaii region.
These activities include commerical and office space, public facilities, residential uses, and
recreation uses. Included among the recreational uses are public parks and open space areas. The
overall design of the proposed project will be consistent with the community’s values and
compatible with the area’s physical resources. The project is proposed as a relatively low-density
development which emphasizes open space.
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Objective: Establish a system of maintaining natural and cultural resources for present and
future generations, and of managing recreation and other uses in accordance with
sound conservation practices.

Policy: (B1) Exercise an overall conservation ethic in the use of Hawaii’s resources.

Discussion:  The proposed project will include open space areas, an Historic Reserve, and public
parks. Natural and cultural resources within the project area will be maintained and managed in
accordance with sound conservation practices.

1.4.12 State Tourism Functional Plan (1984)

Although the proposed project does not directly involvement the expansion of existing
visitor facilities or the development of new vistor-oriented facilities, it will contribute to the overall
quality of the Kailua area by establishing a master planned area for population growth and
development. This will promote the separation of land uses and the orderly and timely
development of infrastructure to serve projected population growth, which will, in tum, help to
improve the overall guality of life in the Kailua area and enhance its desirability as a visitor
destination. Thus, while the objectives and policies of the Tourism Functional Plan do not directly
relate to the proposed development, the project is consistent with and complimentary to the general
intent of the functional plan.

1.4.13 State Transportation Functional Plan (1984)

The objectives and policies of the Transportation Functional Plan relate primarily to the
administration and implementation of transportation policy by the State Department of
Transportation. For this reason, the functional plan does not directly relate to the proposed project.
However, because transportation is a crucial element of the proposed project, a variety of
mitigation measures are recommended to assist in reducing the project’s impacts upon existing and
futuie traffic conditions in the area. Master planning of the proposed project is being undertaken
by the Trust. Properties will be leased to private developers. Consequently, while transportation
improvements will be master planned for the proposed project, their implementation will coincide
with develbpment of individual project elements. At the master planning stage, the Trustis
working closely with the State Department of Transportation to ensure that transportation systems
proposed for inclusion in the project are consistent ana supportive of the DOT’s agency objectives
and polices.
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1.4.14 State Water R. Development Functional Plan (1984

Objectives and policies of the Water Resources Development Functional Plan are directed
primarily to State and County agencies responsible for the management of water resources and are
not directly applicable to the proposed project. The proposed project includes the development of
water resources to serve the planned development. Implementation of water infrastructure will be
done in cooperation with the appropriate State and County agencies and in compliance with the
State Commission on Water Resource Management.

1.5  COASTAL ZONE MANAGEMENT ACT (CHAPTER 205-A, HRS)

The objectives of the Hawaii Coastal Zone Management (CZM) Program, as set forth in
Chapter 205A, Hawaii Revised Statutes, include protection and maintenance of valuable coastal
resources. The proposed project does not directly impact the coastal area, in that, it is setback from
the coastline and to a large extent, buffered by the Old Kona Airport Park. Nonetheless, that
portion of the project located makai of the Queen Kaahumanu Highway is situated entirely within
the Special Managment Area (see Figure V-3) and is therefore subject to evaluation under the CZM
objectives. Following is a discussion of those CZM objectives relevant to the proposed project.

1.5.1 Recreational Resources
Objective

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

Polici
2c)  Providing and managing adequate public access, consistent with conservation of
natural resources, to and along shorelines with recreational value;

2f)  Adopting water quality standards and regulating point and non-point sources of
pollution to protect and where feasible, restore the recreational value of coastal
waters;

Discussion: Development of the project area adjacent to the County and State park areas within the
Old Kona Airport Park will include public accesses to the park as well as the shoreline where
applicable. Point and non-point sources of pollution will be managed through the application of all

appropriate County, State and Federal water standards. Runoff and drainage from the project site
will be minimized.
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1.5.2 Historic Resources

Obijective
Protect, preserve, and where desirable, restore those natural and man-made historic and

pre-historic resources in the coastal zone management area that are significant in Hawaiian
and American history and culture.

Polices
1) Identify and analyze significant archaeological resources;

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

3) Support State goals for protection, restoration, interpretation, and display of
historic resources.

Discussion: An archaeological inventory survey has been conducted for the entire property and a
general mitigation plan has been submitted to the State Historic Sites Office for approval, The
inventory study and mitigation plan are both consistent with State goals for historic resources.

1.5.3 Scenic and Open Space Resources
Obiective

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

Policy

2) Insure that new developmenfs are compatible with their visual environment by
designing and locating such developments to minimize the alteration of the natural
landforms and existing public views to and along the coastline;

Discussion: Development of the project will include design standards which emphasize coastal
view planes and ensure that structures are compatible with the character of the surrounding area.
The project is envisioned as a relatively low density development of commercial and office uses
which will minimize impacts on coastal views.
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1.5.4 Coastal Ecosystems
Objecti

Protect valuable coastal ecosystems form disruption and minimize adverse impacts on all
coastal ecosystems.

DRiscussion: The project will be located on barren and partially vegetated lava fields separated from
the shoreline by an existing park development and is not located within the shoreline setback area.
Biological studies have been conducted on the subject property and no significant or endangered
biota has been identified. The project is not located within or abutting the coastal ecosystem and
will have no direct impact upon the shoreline area. However, developmient of the project will
increase the use of the adjacent park and shoreline area.

1.5.5 Economic Uses
Obiectiv

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

Discussion: The project is not coastal dependent. The portion of the project located within the
CZM area is intended for long-range development and is not included in the project’s initial phase.
However, development of the overall project will contribute to the State’s economy by providing
new services and facilities to support the growing population of West Hawaii.

1.5.6 Coastal Hazards
Obiects

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

Policy

2) Control development in areas subject to storm wave, tsunami, flood, erosion, and
subsidence hazard.

Discussion: A small portion of the project area is situated within the tsunami hazard zone. No
residential development is planned for this area. Structures developed in this area will be
constructed in a manner consistent with appropriate County, State and Federal standards.
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1.5.7 Managing Development
Objectiy

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

Polici

1) Effectively utilize and implement existing law to the maximum extent possible in
managing present and future coastal zone development;

2) Facilitate timely processing of application for development permits and resolve
overlapping or conflicting permit requirements; and ‘

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

Discussion: This EIS has been prepared in compliance with existing state and county
environmental rules (Chapter 343, HRS). It will be used to apply for the required permits. The
property owner has been meeting with appropriate County, State and Federal officials, as well as
representatives of private organizations and the general public to solicit their comments and ensure
that the project is understood and known to all whom may be impacted by it. The comments
received during these meetings are being incorporated into this EIS. Public review of the Draft EIS
will also provide public and governmental agency review of the project.

1.6 WESTHAWAI REGIONAL PLAN

Published in November, 1989 by the Office of State Planning, the West Hawaii Regional
Plan “addresses critical topical issues which require State attention in order to most effectively meet
the region’s present and emerging needs”. The plan identifies the subject property as contained
within a subregional planning area and outlines a strategy to “concentrate future regional
urbanization in designated Subregional Planning Areas and provide for their planning and future
development in a manner which optimizes or mitigates subregional problems, issues and
opportunities”. The plan contains a number of goals which establish a “vision” for West Hawaii.
Following is a summary of the relationship between these goals and the proposed project.
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Goal: Applicable Supportive
Plan and maximize benefits for Hawaii’s people. Yes Yes
Optimize the use of State owned lands. No
Promote a diversified economic base which maximizes job choice

and opportunities. Yes Yes
Ensure access to and adquacy of health, education, job-training, and

human service programs. No
Ensure provision and adequacy of affordable housing. Yes Yes
Minimize adverse impact of new development on local lifestyles,

historic and cultural resources and community values. Yes Yes
Provide a wide range of outdoor recreational activities. No
Protect scenic areas, natural landmarks, open space and viewsheds. Yes Yes
Ensure that existing and proposed developments can be adequately

accommodated. Yes Yes
Support urban developments that maintain the unique character of

the West Hawaii region. Yes Yes
Protect State investments at the Natural Energy Laboratory of Hawaii,

the Hawaii Ocean Science and Technology Park, Keahole Airport,and  No

the Mauna Kea observatories.
Ensure that new development does not adversely impact:

agricultural resource activities No

aquacultural resource activities Yes Yes

the quality of the aquifer Yes Yes

the quality of nearshore waters Yes Yes

the quality of offshore and deep ocean waters No

the quality of the air Yes Yes

the watersheds No
Ensure that the servicing of resort development does not result in

unnecessary in-migration. No
Ensure the clustering of resorts in order to minimze public service costs.  No
Promote quality and diversity in future resort developments. No
Develop only within infrastructure capacities and constraints. Yes Yes
Maintain the diversity of the region’s natural and cultural assets. Yes Yes
Maintain the diversity and character of existing communities Yes Yes
Ensure that development does not lead to deterioration in the quality of life. Yes Yes
Maintain opportunities for community participation during pian

implementation. Yes Yes

2. HAWAII COUNTY PLANS AND CONTROLS
2.1 HAWAII COUNTY GENERAL PLAN
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The Hawaii County General Plan is the policy document for the long-range comprehensive
development of the island of Hawaii. The General Plan provides direction for balanced growth of
the County. The Plan contains goal, policies, and standards concerning twelve functional areas as
well as a series of land use maps referred to as General Plan Land Use Pattern Allocation Guide
(LUPAG) Maps. The recently revised LUPAG map designations for the subject property identify
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it generally as Alternate Urban Expansion with a portion near the intersection of Palani Road and
Queen Kaahumanu Highway as High Density Urban, a portion near the Queen Lilinokalani Village
as Low Density Urban, and an area mauka of Queen Kaahumanu Highway near the northern
property boundary as Conservation and Industrial (see Figure V-4). With the exception of the
Conservation designation, the proposed project is consistent with the General Plan designations,
The proposed project is also consistent with the policies of the General Plan.

2.2 HAWAIICOUNTY ZONING

The project area includes two zoning classifications: the area presently classified as
Agricultural District by the State Land Use Commission is zoned Unplanned; and the area presently
classified as Preservation District is zoned Open (see Figure V-5).

2.3 HAWAI COUNTY SPECIAL MANAGEMENT AREA

Approximately 229 acres of the proposed project is located within the County Special
Management Area (see Figure V-3), and is therefore subject to the provisions of Chapter 205A,
HRS and the County of Hawaii’s Administrative Procedures Rule Number 9. This area consists
of that portion of the subject property makai of the Queen Kaahumanu Highway. County
objectives and policies for the SMA largely mirror the state objectives and policies discussed in
Section 1.5 of this Chapter. County SMA guidelines relevant to the proposed project area as
follows:

Guideline A4: (The planning director shall seek to minimize where reasonable)
“Any development which would substantially interfere with or
detract from the line of sight toward the sea from the State highway
nearest the coast or from other scenic areas identified in the General
Plan”.

Discussion: The property makai of Queen Kaahumanu Highway is relatively flat extending from
the ocean to the highway, a distance of about 4,400 feet. Due to the lack of slope and existing
vegetation (albeit sparse) on the makai property, views of the ocean from the highway are
constrained in some areas. Development of the makai property will impact views of the ocean
from the highway. To migitate these impacts, it is recommended that development emphasize view
corridors to the ocean wherever practicable.

Guidelines B1, B2 and B3:  These guidelines seek to minimize potendal adverse environmental
impacts; assure that projects are consistent with state objectives and
policies, and assure that projects are consistent with the County
General Plan.
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Discussion: As indicated in Chapter IV, the proposed project is not expected to resultin any
adverse impacts that cannot be mitigated. The project is consistent with applicable objectives and
policies of the State’s coastal zone management program.

Guidelines C1, C2, C3, C4: These guidelines pertain to the provision of adequate public access
' to publicly owned beaches, recreation areas and natural reserves;
reserve areas and wildlife preserves; the provision of adequate
sewage treatment facilities; minimizing adverse impacts to existing
land forms and vegetation; and ensuring consistency with General
Plan goals, policies and standards.

Discussion: The proposed project will include provisions for public access to the existing parks
and coastal area. Liquid and solid wastes generated as a result of the proposed development will
be treated, disposed of, and managed in compliance with all applicable rules and regulations.
Finally, the proposed project is consistent with the General Plan.

2.4 KONA REGIONAL PLAN

The Kona Regional Plan is intended to serve as a guide for land use decisions by the public
and private sectors rather than a regulatory document. To that end, it documents existing
constraints as well as setting forth recommendations and growth policies. Since the original
publication of the document in 1982, substantial growth and development has occurred in the Kona
region necessitating updates to the plan. The County’s present endeavor, the Draft Keahole to
Kailua Development Plan, discussed below, represents the next logical step in the planning process
to guide development in the Kona area. To that extent, the Kona Regional Plan is somewhat
outdated. Nevertheless, it remains as a relevant guide for growth in the area.

The proposed project is consistent with the Regional Plan’s policies and recommendations
concerning infrastructure, residential and commercial development. While the plan also
recommends industrial development for Trust lands within the current project area, it also
recognizes the eventual need for conversion of these properties to commercial uses. The proposed
project does not include any industrial uses out of recognition of the need to 1) meet the growing
need for commercially zoned land in the region, and 2) separate commercial from industrial uses in
order to promote orderly growth patterns.

2.5 DRAFTKEAHOLE TO KAILUA DEVELOPMENT PLAN

The Hawaii County Planning Department has recently developed a draft development plan

to address future development in the area from Keahole Airport to Kailua. This plan has recently
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been approved by the County Planning Commission and has been transmitted to the County
Council for review and adoption. The current draft of the K-K Plan Land Use Map is presented in
Figure V-6.

The Trust supports the intent and concept of the K-K Plan. The Plan is recognized as
conceptual in nature and flexible in implementation. To that end, the Trust’s proposal is relatively
consistent with the K-K Plan, However, the present draft contains some elements that potentially
conflict with the proposed project. A discussion of the relationship between the proposed project
and the draft plan is presented below. It should be noted that as a Draft Plan, the K-K Plan is the
source of continuing dialogue among the various landowners in the area and the County’s Planning
Department.

i ivic Center The K-K Plan depictsa Regional Civic Center located within the makai area
of the state owned Kealakehe ahupuaa. In presentations to the Planning Commission by the
County Planning Department, the 100 acre Civic Center has been referred to as a center of civic
and public uses, and its location has been justified on the basis of the appropriateness of locating
public uses on public property.

Discussion: The proposed project includes a Urban Expansion area located entirely upon Trust
land which includes a regional shopping center, commercial, retail, office, civic, public and
recreational uses. Thus the Trust’s project contains a variety of lands uses beyond a “government
center”. The Trust’s Urban Expansicn area is situated in an area that is designated for Alternate
Urban Expansion in the General Plan and is designated for Urban Expansion in the K-K Plan.

Residential Development: The K-K Plan establishes residential land uses on Trust land mauka of a
new north-south arterial roadway.

Discussion: The Trust generally concurs with the proposal of limiting residential development
mauka of the new proposed roadway and has included it in its Concept Plan.

Open Area The K-K Plan proposes that Trust land makai of the Queen Kaahumanu Highway be
restricted to open space and recreational uses.

Discussion: The makai portion of the Trust’s project is proposed for Business Expansion and is
presently designated as Alternate Urban Expansion by the County General Plan. The Business
Expansion area is not proposed for immediate development, but rather is intended for development
in a later phase of the project, possibly after the year 2010.

Interchange The K-K Plan depicts two grade separated interchanges on Queen
Kaahumanu Highway; one at Kealakehe Parkway and the other near the Keahole Airport.
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Discussion: Development of the proposed plan may require 2 grade separated intersection at the
location of the existing quarry road, approximately 4,000 feet north of the Palanj Road
intersection. Over the years, the State Department of Transportation has supported an intersection
at this location. The Trust believes that this location will optimize access from the proposed project
area to the existing industrial expansion area north of the Kona Industrial Subdivision. The Trust
is also proposing a mauka-makai roadway linking this makai area to Palani Road. The Trust
believes that the existing heavy use of the Palani intersection will necessitate the construction of a
new grade separated facility somewhere other than the existing intersection, It proposes that a new
Palani intersection actually be constructed about 1,200 feet south of the existing intersection so as
to not further exacerbate existing traffic conditions during construction,

Mid level Roadway The K-K Plan proposes a mid-level arterial roadway paralleling Queen
Kazhumanu Highway and crossing the Trust’s project area. As proposed, this roadway consists
of 120 foot right of way to be developed as a major arterial roadway.

Discussion: The Trust supports the mid-level roadway concept and has included it in the project
Concept Plan.

: The K-K Plan proposes expansion of the existing highway to 4-6
lanes by establishing a 300 foot right-of-way to accommodate the proposed construction.

Discussion: The Trust supports the expansion of the Queen Kaahumanu Highway and has
included a 300 foot setback in its Concept Plan.

Makai Shoreline Roadway: The K-K Plan includes an extension of the Kealakehe Parkway
following the shoreline across Kealakehe and Kezhuolu property to the Old Kona Airport.

Discussion: The Trust is concerned about the impact of this proposed roadway upon the Trust’s
conservation lands that are not part of this land use proposal. The roadway will have a major
impact upon existing recreational programs being conducted by the Trust at its shoreline camping
areas.

2.6 KAILUA VILLAGE DESIGN PLAN

The 1988 Kailua Village Design (KVD) Plan does not specifically include the proposed
project area. However, it is expected that the plan’s jurisdiction will be expanded to include the
proposed project should it be approved. To that end, the proposed project concept has been
reviewed and has been found to be consistent with the intent of the KVD plan.
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3. STATE ENVIRONMENTAL IMPACT STATEMENT REQUIREMENTS
3.1 CHAPTER 343, HRS

Section 343-5(a) of Chapter 343, HRS (revised) states that except as otherwise provided,
an environmental assessment shall be required for actions that (2) “Propose any use within any
land classified as conservation district by the state land use commission under Chapter 205",
Accordingly, this Environmental Impact Statement for the proposed project has been prepared and
is submitted pursuant to the provisions of Chapter 343.

Upon acceptance of this EIS and approval of the requested State Land Use Boundary

Petition and subsequent county permitting requests,the proposed project would conform with
relevant state and county land use regulations, as well as other appropriate regulations.
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CHAPTER VI
JTOPICAL ISSUES

1. RELATIONSHIP BETWEEN SHORT-TERM USES AND MAINTENANCE OF
LONG-TERM PRODUCTIVITY

Analyses of various on-site environmental features have found the Liliuokalani Trust
property to possess physical attributes that are desirable both as amenities in a regional center
development and for their own sake. These attributes include magnificent ocean and
mountain views, relatively flat terrain and dry, warm climate. The studies performed (see
Chapter I, Section 3.0) have also indicated that the proposed project is compatible with and
will enhance the existing natural environment. The specific measures that will be employed
to mitigate potential adverse environmental impacts, as discussed in Chapter I, Section 7.0
and Chapter IV, would be followed in the design, construction and operations phases of the
project.

No short-term exploitation of resources that will have negative long-term consequences
have been identified. The proposed regional center development as envisioned by the
developer will be a high quality project, developed over a twenty-year period and will be
designed to last for decades. The principal long-term benefits of the proposed project include
the productive use of the property and the provision of needed medical, financial,
commercial, light industrial and residential facilities that will serve West Hawaii residents and
visitors alike. Increased economic opportunities for all socioeconomic levels would be
provided along with increased community services and activities. The proposed project is a
logical extension of the Kailua-Kona urban district. Open spaces surrounding the project site
and vistas to the ocean and mountains would be retained for the long-term benefit of the
immediate area residents and visitors to the area.

As noted in the discussion of Alternatives to the Proposed Project (Chapter III), one
short-term use of the property would be to retain the present vacant status of the property.
This would be less than optimum use of the property. As the regional center amenities are
developed, significant socioeconomic benefits to the community will result, in the form of
increased job opportunities and increased tax revenues. Direct, full-time employment
opportunities and temporary construction employment will be generated by the project and
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these in turn will have benefits that ripple through the regional and island economy.
Similarly, indirect, induced employment will be generated in those industries and services
that cater to the construction and service related businesses serving the proposed project.
Public revenues from excise, personal and real property taxes are expected to more than
offset any expenses associated with the expansion of public services to meet the requirements
of the proposed project development and indirect population growth (see Chapter IV, Section
5.1).

2. IRREVERSIBLE AND IRRETRIEVABLE COMMITMENTS OF RESOURCES

The development of the proposed project and resultant construction of ‘medical, office,

commercial, light industrial and residential facilities would result in the irreversible and
irretrievable commitment of certain natural and fiscal resources. Major resource
commitments include the land on which the project is located and on which the facilities
would be constructed, as well as money, construction materials, manpower and energy. The
impacts of using these resources should be weighed against the expected positive
socioeconomic benefits to be derived from the project versus the consequences of taking no
action or adopting another less beneficial use of the property.

A portion of the property would remain as open space and views through and of the
site enhanced. In addition, the project would include landscaping planted along and around
the various facilities and along the streets, thereby adding to the aesthetic character of the
area.

The commitment of resources required to accomplish the project includes building
materials and Iabor, both of which are generally non-renewable and irretrievable,
Construction of and resultant travel to/from the project by residents and visitors, would
require the consumption of petroleum products and petroleum based electrical generation.
This, too, represents an irretrievable commitment of resources.

The proposed project does not call for a substantial commitment of government
supplied services or facilities that would not be required without the proposed project. The
project would add to the cultural and recreational facilities available to the residents of the
project and the West Hawaii area in general. Similarly, the project would add to the tax
revenues of the county and state.
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3. OFFSETTING CONSIDERATIONS OF GOVERNMENTAL POLICIES

By the very existence of a complex system of land use policies, plans, goals, objectives
and controls at both the state and county levels of govemment, development proposals requiring
land reclassification are often faced with inherent contradictions and conflicts within the land use
regulatory system. As such, the project must be reconciled against those privately and publicly
planned elements that may appear to conflict with the proposed project. As indicated in Chapter V,
the proposed project is generally consistent with the applicable Hawaii State Plan and various
Functional Plans, the County General Plan and various Community Plans goals, policies and
standards relating to the future growth of the West Hawaii/Kailua-Kona area. Granting the
requested land use boundary amendment would enable the project to meet the initial land use
regulatory requirements. Future actions, including application for and acceptance of zoning and
subdivision requests would enable the project to meet all land use regulatory requirements.
Further, the analysis of public revenues versus public expenditures indicates an extremely
favorable ratio of revenues to expenditures (see Chapter IV, Section 5).

4. UNRESOLVED ISSUES

The Trust is aware of many questions and public concemns at this time regarding the
proposed project. The Trust has been and will continue to work with the various state and county
agencies, residents and businessmen of the area, as well as elected officials to assure that the final
development plans meet the developer's project objectives and satisfactorily address concerns that
have been raised to date as well as those that may be raised during public review of this EIS.
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CHAPTER VII
PARTIES CONSULTED AND THOSE WHO PARTICIPATED
IN THE PREPARATION OF THE EIS

CONSULTED PARTIES

The notice of availability of the Environmental Assessment and EIS Preparation Notice for
the Kealakehe Planned Community was published in the QEQC Bulletin by the Office of
Environmental Quality Control on September 8, 1990. In addition, representatives of the Trust
have personally met with a wide variety of public agencies, community organizations, elected
officials and private citizens. The agencies, organizations and individuals consulted about the
project are listed below. Those who commented on the environmental assessment in writing or
requested status as a Consulted Party are identified with an asterisk (*) next to their names. Copies
of the comrespondence with them are réproduced in this chapter.

State Agencies
* Department of Land and Natural Resources
Department of Transportation
Office of State Planning
*  State Health Planning Development Agency
State Legislat
Senator Andrew Levin Senator Richard M. Matsuura
Senator Malama Solomon Representative Jerry L. Chang
Representative Harvey S. Tajiri Representative Wayne Metcalf
Representative Dwight Takamine Representative Virginia Isbell
Representative Mike O’Kieffe
H i C ty A .
* Department of Public Works * Police Department
Office of Housing and Community Development Planning Department
H iC tv_Elected Official
Mayor Bernard Akana Councilman Russel Kokubun
Councilwoman Helene Hale Councilman Harry Ruddle

Councilman Stephen Yamashiro
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c ity Organizati

Hawaii Island Board of Realtors

Hawaii Leeward Planning Conference

Kona-Kohala Chamber of Commerce
* West Hawaii Bar Association

2. ORGANIZATIONS AND INDIVIDUALS WHO ASSISTED
IN THE PREPARATION OF THIS EIS

This Environmental Impact Statement was prepared for the Queen Liliuokalani Trust by
Belt Collins & Associates with input provided by subconsultants. The following were involved:

Belt Collins & A iat
James R. Bell - Principal in Charge
Lee William Sichter - Project Planner/Author of EIS
Cheryl Palesh - Civil Engineering
Thomas Nance - Hydrologist
Ken Hamilton - Printing Coordinator’
Audrey Chun - Graphic Designer

Subconsultants
Archaeology - Paul H. Rosendahl, Ph.D. Inc.
Noise Impacts - Y, Ebisu & Associates
Flora - Char & Associates
Fauna - Phillip L. Bruner
Air Quality - Barry Neal
Fiscal Impacts - Environmental Capital Managers, Inc.
Market Analysis - Levander, Natelson and Whitney
Traffic - Pacific Planning & Engineering, Inc.
Social Impact - Community Resources, Inc.
Electrical - Ron Ho

3. COMMENTS RECEIVED DURING THE DRAFT EIS COMMENT PERIOD
AND RESPONSES

An announcement of the availability of the Draft Environmental Impact Statement (DEIS)
for the project was published in the OEQC Bulletin by the Office of Environmental Quality Control
on August 23, 1990. The agencies, organizations, and individuals listed below were sent copies
of the DEIS with a request for their comments on the project. Those believed to have an interest in
the project or who requested consulted party status were mailed a copy of the report. Parties that
replied are marked with an asterisk (*), and their letters together with the reponses to them are
included in this chapter (following the comment letters pertaining to the environmental assessment
discussed above).
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Federal Agencies
*  Soil Conservation Service, U.S. Department of Agriculture
* Fish and Wildlife Service, U.S. Department of the Interior
National Park Service, U.S. Department of the Interior
Geological Survey, Water Resources Division, U.S. Department of the Interior
Regional Division, United States Environmental Protection Agency, Region IX
* Facilities Engineer, U.S. Army
* Facilities Engineer, U.S. Navy
U.S. Coast Guard
State Agencies
* Department of Accounting and General Services
Department of Agriculture
* PDepartment of Business, Economic Development and Tourism
Department of Business and Economic Development, Library
Department of Budget and Finance :
* Department of Defense
Department of Education
Department of Hawaiian Home Lands
* Department of Health
Department of Land and Natural Resources
Department of Land and Natura! Resources, State Historic Preservation Officer
Department of Transportation
* Housing Finance and Deveiopment Corporation
*  Office of Environmental Quality Control
Office of Hawaiian Affairs
Office of State Planning
*  Environmental Center, University of Hawaii at Manoa
Water Resources Research Center, University of Hawaii at Manoa
University of Hawaii at Hilo

State Archives
State Health Planning Agency
State Energy Office
State Legislators
Senator Andrew Levin Senator Richard M. Matsuura
Senator Malama Solomon Representative Jerry L. Chang
Representative Harvey S. Tajiri * Representative Wayne Metcalf
Representative Dwight Takamine ' Representative Virginia Isbell
Representative Mike O’Kieffe
Hawaii County A .
Civil Defense Agency Fire Department
* Department of Parks and Recreation * Department of Public Works
Department of Research and Development Department of Water Supply
Hawaii Redevelopment Agency *  Police Depariment

Office of Housing and Community Development  * Planning Department
VI-3




Hawaii C Elected Official

Mayor Larry Tanimoto
Councilman Takashi Domingo
Councilwoman Lorraine Inouye
Councilman Robert Makuakane
Councilman Spenser Schutte

Hawaiian Telephone Company

* Hawaii Electric Light Company, Inc.

The Gas Company, Hawaii Division

C ity Oreanizati

Alu Like, Inc.

American Lung Association

Big Island Business Council

Hawaii Audubon Society

Hawaii Conference Foundation

Hawaii Hotel Association, Big Island Chapter
Hawaii Island Board of Realtors

Hawaii Island Chamber of Commerce

Hawaii Island Economic Development Board
Hawaii Island Portuguese Chamber of Commerce
Hawaii Leeward Planning Conference

Hawaii Visitor’s Bureau, Big Island Chapter
Kona-Kohala Chamber of Commerce

Life of the Land, Big Island Chapter

Moku Loa Group, Sierra Club

Na Ala Hele

Native Hawaiian Legal Corporation

Sierra Club Legal Defense Fund

West Hawaii Bar Association

Librari

University of Hawaii Library, Hawaiian Collection
Legislative Reference Bureau
Kaimuki Regional Library
Kaneohe Regional Library
Pearl City Regional Library
Hilo Regional Library
Wailuku Regional Library
Lihue Regional Library
Holualoa Library

Honokaa Library
Kailua-Kona Library

Councilman Russel Kokubun
Councilwoman Helene Hale
Councilwoman Merle Lai
Councilman Harry Ruddle
Counciiman Stephen Yamashiro
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Honolulu Advertiser
Hawaii Tribune Herald
West Hawaii Today

Sun Press

*  Mrs. Rose Akana Fujimori
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WALLACE H. GALLUP, JR, SUITE C-210, HUALALAI CENTER
MARK VAN PERNIS 73170 HUALALAI ROAD AREA CODE 808
PO, BOX 1837 329-38%1
DUANE D, CHOY KAILUA-KONA, HAWAIl 08745-1837

GALLUP & VAN PERNIS

ATTORNEYS AT LAW, A LAW CORPORATION

VICTOR M. COX

September 1, 1989

Benjamin A, Kudo, Esgq.

Kobayashi, Watanabe, Sugita,
Kawashima & Goda

Eighth Floor

Hawaii Building

745 Fort Street

Honolulu, Hawaii 96813

Dear Mr, Kudo,

I am contacting you in your capacity as a trustee of Queen
Liliuokalani Trust. More specifically, this concerns the Trust's
plans for future development of its large acreage in North Kona.

I'm sure you are aware that the Trust's North Kona land is
within the Keahole to Kailuva community development area for which
the County of Hawaii is planning and intending future urban
growth., 1I'm also sure you are aware that the State of Hawaii is
going forward with master planning and development of its large
acreage at Kealakehe, near or adjoining the Trust's property, and
also within the Keahole to Kailua community development area of
the County of Hawaii.

All of the plans of the County of Hawaii for the Keahole to
Kailua urban expansion area, as well as the State's plan for
Kealakehe, call for a governmental facilities area, i.e., a
centralized civic center concept. This is something that is
greatly needed and desired by the West Hawaii community. I also
note that the Trust's plans provide for this civic center
concept. It is assumed that the Trust and the State and the
County are or will be all working together on this concept, as
well as the overall Keahole to XKailua urban expansion area,

I am contacting you as a member of the West Hawaii Bar
Association and its committee concerned with local judicial
infrastructure, and as a member of a committee appointed by Chief
Justice Herman Lum and chaired by Judge Joseph Florendo to
investigate and report on judicial infrastructure in relation to
the need for a separate judicial circuit for West Hawaii, (e.qg.
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Benjamin A. Kudo, . 1. £ tember 1, 1988
Page Two

ressurecting the old Fourth Circuit). I have also attended most
public meetings the County has conducted regarding the Keahole to
Kailua urbanization plans, attended the meetings conducted by the
State regarding development of Kealakehe, met with key
legislators concerning both the proposed new Kona Court facility
which is already moving through the legislature and headed
towards site selection and the West Hawaii community correctional
facility which is in the same status, and I also have been in
contact with the State personnel or consultants (Mr. Cedric
Takamoto of DAGS and Ms. Janice Wolff of the Judiciary in regard
to the Court facility, and consultant Jerry Winkler of WMFL Co in
Spokane in regard to the correctional facility). My wife Kristi
is also a member of the Keahole to Kailua Citizens Advisory
Council appointed by the County's Planning Director. This letter
is to ask you to have the Trust work with the County and State on
the civic center concept and to allow the new Court facility,
which is on the horizon already, to become the first "Jewel in
the crown" in the civic center, which can then be filled out with
County, State and Federal offices and facilities, central police
and fire facilities, hospital, library, correctional facility,

etc.

Surely the Keahole to Kailua area, including the Trust land,
will become the new urban center of West Hawaii. Centrally
placing all of the big traffic generating governmental
facilities, and then providing appropriately zoned and developed
land around them for all of the big traffic generating
professional and services offices and commercial support
operations, will not only be convenient and efficient, it will
also pull many of those sort of operations out of presently
hopelessly clogged Kailua town and place them where new
infrastructure can handle them, thus saving old Kailua for
retail, restaurant and tourism uses. As an added benefit, the
professions could then pay fair office rents, rather than compete
with retail and tourist businesses in Kailua town as they do now,
much as if your firm would be doing if your offices were in
wWaikiki.

The community supports this civic center concept, and I
understand it is modern and good planning. We want to avoid a
Courthouse in the wrong place, and ask the Trust cooperation in
getting it into the future civic center now, even if the Trust's
overall development is many years away. With the Trust's lands,
like the State's, strategically located along Queen Kaahumanu
Highway, the new Court could be effectively located there, north
of old Kailua town, on Trust cr State land, and the civic center
site thus set.

I have sent copies of this letter to several key players in
the Reahole to Kailua development matter, and you may wish to
note their names and addresses stated below.




Benjamin A. Kudo, . 3. & tember 1, 1989
Page Three

I believe that the proposed development of the Trust's
property will be well received by the community if done in
conjunction with the State at Kealakehe and the County in the
overall Keahole to Kailua plan. However there are a few items
you should seriously consider because community oposition will
center around themn.,

1)~ Stay off of Palani Road in terms of adding any traffic
to this tremendously inadequate and problematic street which is
already hopelessly overburdened,

2) The community and the University itself prefer and have
chosen a better campus site on State land at Kalaoca, north of the
Trust's property, (although it is still within the Keahole to,
Kailua area).

3} Keep the shore part of the property open, preferably
adding it to the adjoining 01d Airport Park, particularly the
beach part.

Thank you for your time and attention. Please feel free to
contact me if I can be of assistance.

Sincerely yours,

GALLUP & VAN PERNIS

””%24?4 ///,’:)
By s ; \\x

.~ ~ "MARK VAN PERNTS

MVP/1h.L6

cc: Jerry Winkler
WMFL Co.
West 244 Main Street
Spokane, Washington 99201

Cedric Takamoto
Planning Branch
Public Works Division
DAGS
1151 Punchbowl Street, Room 430
Honolulu, Haweii 96813 -

Joseph Conant
Housing Finance Development Corp.

P.0. Box 17907
Honolulu, Hawaii 96817

"CONTINUED ON FOLLOWING PAGE"
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Benjamin A, Kudo, . J. L ptember 1, 1989
Page Four

Harold Masumoto
Office of State Planning
Hawaii State Capitol, Room 410
Honolulu, Hawaii 96813

Duane Kanuha, Director
County of Hawaii Planning Dept.
25 Aupuni Street
Hilo, Hawaii 96720.

Clyde W. Namuo
Chief Court Administrator

The Judiciary~State of Hawaii
P.0. Box 619
Honolulu, Hawaii 96809

Gerrig Rott & Assoc.
First Federal Plaza, Suite 207
Kailua~Kona, Hawaii 96740

Belt, Collins & Assoc.
606 Coral, lst Floor
Honolulu, Hawaii 96813

Lionel Kutner, C.0O.E.D.

P.O. Box 3210
Kailua=-Kona, Hawaii 96745




o ...-~—n ,

g
AN i
BELT COLLINS
& ASSOCIATES LA Al Moana Blvel,, Sawte 200 Honololu, Howaii 96413
Engineering + Planning Phone: OB 32053300 Teben s B THE T2 0370 Tog mald SHRTRIG
Landscape Architecture Haswan * Sinanone = \usiniig « FHone ko « Sapan
November 29, 1989
945.0101/89-2190
Mark Van Pemis, Esq.
Gallup & Van Pernis
Suite C-210, Hualalai Center

75-170 Hualalai Road
P.O. Box 1837
Kailua-Kona, Hawaii 96745-1837

Dear Mr. Van Pernis:
Environmental Assessment
Queen Liliuok_alani Trust

Thank you for your letter of September 1, 1989 concerning the Queen Liliuokalani Trust’s
proposal to develop approximately 1,135 acres of land north of Kailua-Kona. As you correctly
stated, there is a need to coordinate the planning efforts of the Trust with those of the State of
Hawaii and Hawaii County, and every effort is being made to do so.

The Trustis presently engaged in preparing a master plan for the 1,135 acre portion of its
property that is being proposed for develcpment. Once the master plan is completed an
environmental impact statement will be prepared pursuant to the direction of the State Land Use
Commission on September 5, 1989.

As indicated in our environmental assessment, the Trust is including a civic center in its
land use proposal. We concur that a civic center will be an Iimportant element of the new urban
center for West Hawaii and should be located in close proximity to a major arterial roadway such
as Queen Kaahumanu Highway.

Following are responses to the additional points that you have raised in your letter.

1. While we understand your plea to “stay off Palani Road in terms of adding any
traffic”, we are unable to prevent future traffic from using this particular
roadway. Consequently, we will be proposing an entire new roadway network
within the project area to serve as areliever to Palani Road. Our goalis to
provide attractive alternative routes to those who traditionally use Palani Road.
In that manner, we believe that traffic on Palani Road can be reduced despite the
prospect of new growth in the area. In effect, with the implementation of a new
traffic system, the importance of Palani Roadway as a major arterial roadway
will be deemphasized and it will eventually become a typical mauka-makai
collector street serving a large urban area.

2. The Trust and the State of Hawaii are presently negotiating the sale of 450 acres
of Trust land to the State. In terms of our master plan, we are presently
anticipating that it will be used for residential development. However, the final
determination has yet to be made by the State. Hopefully, we will be kept
informed by the State as to its development plans for the area.
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3. The 1,135 acres included in our development proposal are located mauka of the
Old Airport Park. Consequently, our master plan does not include the shoreline
area and it is not part of State Land Use Boundary Petition.

Thank you for your comments and your willingness to participate in this land use process.

We will be forwarding a copy of the Draft Environmental Impact Statement to you upon its
completion. Should you have any questions on this or any related manner, please feel free to
contact me.

-

Sincerely,

Lee William Sichter
Project Planner
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Mayor !
Duane Kanuha A
Drirector
TN . William L. Moore -
\ Planning Department Deputy Director |
| 25 Aupuni Street, Rm. 109 « Hilo, Hawail 96720 * (808) 961-8288
=
3 b
-
October 30, 1989 o
-
2
Benjamin Kudo, Esq. -
Kobayashi, Watanabe, Sugita, i
Kawashima & Goda »
Hawaii Building
745 Fort Street, Bth Floor Ay
Honolulu, BI 96813 i
f Dear Mr:j?ud ido: ) -
State Land Use Boundary Amendment (AB9-646) -t
Agricultural and Conservation to Urban
I Liliuokalani Trust i
1 TMK: 6-7-08:Portions of 2 and 12 i
: For your information and appropriate action, we are transmitting .
comments received from the Department of Public Works relating to ,
the above~described application. o
Should you have any questions concerning this matter, please =
feel free to contact Connie Kiriu of this office,. o
Sincerely, -
[ : n.)
a/&(,(,uu,u. ! Wavs
\_ DUANE KANUHA -
Planning Director i
Enclosure i
"
"
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DE \RTMENT OF PUBLIC WORK

COUNTY OF HAWAl!
. HILO, HAWAII

DATE getober 19, 1989

(-

]

-

Memorendum
o Planning Department :
Robert K.[anabu, Bivision Chief '
Engineering Division
State Land Use Boundary Amendment (A89-646)
Applicant: Liliuvokalani Trust

Location: N. Kona, HI
TMK: 7-4-8: por. of 2 &.12

We have reviewed the subject application and our comments are as follows:

BUILDING:

Buildings shall conform to all requirements of codes and statutes
pertaining to building construction.

ROADWAYS:

1) Prepare a Traffic Impact Analysis Report (TIAR). The TIAR should address

the effects of the traffic generated by the proposed development on

County roads. It should also identify any mitigation measures necessary,

including the possible need to improve nearby County roads and
intersections.

2) Provide access to adjacent lands.
3) Roadways shall have curbs, gutters and sidewalks.
4) Plans must coincide with Keahole to Kailua Development plan.

IRAINAGE:

1) All development-generated runoff shall be disposed on site and shall not

be directed toward adjacent properties.

2) Drainange report shall be done and shall contain the following:

a} Hydrologic-study with the watershed clearly delineated.

b) Drainage quantities are to be based on expected future development of

the watershed.
¢} Method of storm water disposal.

WASTEWATER:

Wastewater system needs to be expanded.

PR S —— —— em — "



Planning Department
Page 2
October 19, 1989

SOLID WASTE:

1) Solid Waste impacts of development needed to be thoroughly addressed.
YoTume generation, characteristics, etc.

2) The cost of hauling and landfilling of al] construction wastes must be
included in the cost of development,

3) Waste reduction program such as composting and/or recycling should be
required. This would Serve to reduce refuse volumes at the County
landfill, renew resources, reduce refuse transportation costs and will be
an enviromentally more acceptable means of solid disposai.
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Engineering » Planning Phanu ot SIS 400 Teten, BELTH T2 0007 Fons e 3 W50
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November 29, 1989
945.0101/89-2191

Mr. Robert K. Yanabu

Division Chief, Engineering Division
Department of Public Works

County of Hawaii

25 Aupuni Street

Hilo, Hawaii 96720

Dear Mr. Yanabu:
Environmental Assessment
Queen Liliuok_alani Trust

Thank you for your memorandum of October 19, 1989 concerning the Queen Liliuokalani
Trust’s proposal to develop approximately 1,135 acres of land north of Kailua-Kona. It was
transmitted to us by Mr. Duane Kanuha of the County Planning Department. Following are
comments addressing your specific concems.

Buildi

1. All buildings eventually constructed on the subject property will conform to all pertinent
building codes and statutes.

Roadways

1. A Traffic Impact Analysis will be prepared as part of the Draft Environmental Impact
Statement (DEIS) for the project. It will include miti gation measures necessary to address
the impacts of proposed urban development in the area.

2. The roadway network proposed for the project will provide access to neighboring
properties.

3. Alldedicated roadways will conform to County standards.

4. We are working with both the State and the County to ensure that our proposed
development is consistent with government planning efforts.

Drajnage
1. All development generated runoff shall be disposed on site.

2. Adrainage report will be prepared in conjunction with a zoning application, should the
State Land Use Commission take favorable action upon our request. While we will be
evaluating drainage considerations as part of the DEIS, a detailed drainage report cannot be
prepared until specific building designs have been determined.

A hydrology study will be included in the DEIS.
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Drainage quantities will be based on expected future development of the watershed.
The method of storm water disposal will be discussed in the DEIS
Wastewater

1. Wastewater systems to serve the proposed project will be provided. A general discussion
of the these systems will be included in the DEIS.

Solid Waste
1. Solid waste impacts of the development will be addressed in the DEIS.

2. Thecostof hauling and Iandfilling of all construction wastes will be included in the cost of
development.

3. A waste reduction program will be considered as part of the zoning application for the
project. While a general discussion of such a program could appear in the DEIS, its
specifics can not be determined until more detailed facility design occurs.

Thank you for your comments. We will be forwarding a copy of the Draft Environmental
Impact Statement to you upon its completion. Should you have any questions on this or any
relate