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1.0 INTRODUCTION

1.1 PROJECT SUMMARY

The following summary describes the project location, existing entitlements, and proposed

action:

Project Name:
Landowners:
Location:

Tax Map Keys
and Land Areas:

Proposing and
Approving Agency:

Existing Use:

Proposed Uses:

Land Use Designations:

Special Designations:

Anticipated
Determination:

Agencies Consulted:

Kanoelehua Commercial Center & Industrial Park
DHHL, DLNR and DBEDT

Waiakea, South Hilo, Island of Hawai‘i (Figure 1)

DHHL parcel: 2-1-12: 70 (11.685 acres)

DLNR parcel: 2-1-12: portion of 149 (approx. 9.6 acres)
DLNR parcel: 2-1-12: 41 (1.105 acres)

DLNR parcel: 2-1-12: portion of 71 (approx. 3.0 acres)

Total 29.685 acres (Figures 2 and 3)

Department of Hawaiian Home Lands, State of Hawai ‘i
Mostly vacant

Development of an industrial, industrial/commercial mixed use or
retail complex (see Figure 4 for the preferred alternative)

State Land Use District - Urban

County Zoning — Open (O) and Limited Industrial (ML-20)
(Figure 5)

General Plan Land Use Pattern Allocation Guide Map — Industrial

It is not in the Special Management Area or historic district

Finding of No Significant Impact (FONSI)

Various City and State agencies, Hawai ‘i County Council, legislators
and community organizations
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1.2 PROPOSING AGENCY

In accordance with Section 343-5(b), Hawai‘i Revised Statutes (HRS), whenever an agency
proposes the use of State lands, that agency shall prepare an environmental assessment for such
an action at the earliest practicable time to determine whether an environmental impact statement
shall be required.

To identify the appropriate uses for the study area, the Department of Hawaiian Home Lands
(DHHL) (the State's lead agency for the project), has contracted with PBR Hawaii to prepare an
environmental assessment in compliance with Chapter 343, Hawai‘i Revised Statutes (HRS).
The DHHL is the proposing agency for this project. The mailing addresses and primary contact
persons are listed below:

Mr. Peter “Kahana” Albinio, Jr. Mr. Keith Chun

State of Hawai ‘i State of Hawai ‘i

Department of Hawaiian Home Lands Department of Land and Natural Resources
Land Management Division Land Division

P.O. Box 1879 P.O. Box 621

Honolulu, Hawai‘i 96805 Honolulu, Hawai‘i 96809

Phone: 808-587-6429 Phone: 808-587-0431

Fax: 808-586-3857 Fax: 808-587-0455

Email: peter.k.albinio.jr@hawaii.gov Email: keith.k.chun@hawaii.gov

1.3 OWNERSHIP AND MAJOR APPROVALS REQUIRED

The DHHL and DLNR are the current landowners of the subject parcels to be developed
(Figures 1, 2 and 3). The following tables show current ownership and parcels to be developed.
The exact project boundaries and acreages will be determined by a land survey. Acreages given
below are therefore approximate.

AREA TO BE
LANDOWNER DEVELOPED PARCEL NO. (TMK Plat: 2-1-12)
(ACRES)

[DLNR I 1.1 [l41 |

[DHHL I 11.7 |70 |
71 (portion): approx. 2-acre balance to be retained by

DLNR 30 DBEDT for FTZ use

DLNR 96 149 (portion): approx. 1.2.-acre balance to be retained
by the county for swimming pool use

TOTAL DEVELOPED 25.4

AREA (APPROXIMATE) )

While DLNR holds fee title to most of the State's lands, some of the affected parcels in the
project area have been set aside by executive order (EO) to other government agencies for
specific public purposes. These agencies are thereby granted management jurisdiction, powers


mailto:peter.k.albinio.jr@hawaii.gov
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and authority over those lands. DOT, by EO 4114, manages parcel 63 for use by its Airports
Division. DBEDT, by EO 3718, manages a portion of parcel 71 for Foreign Trade Zone use.

DHHL is the applicant for the applicable entitlements. Anticipated primary approval will be a
FONSI declaration on the final environmental assessment in accordance with Chapter 343,
Hawai ‘i Revised Statutes (HRS).

1.4 PROPOSED PROJECT

The subject area forms a roughly triangular shape, bordered on the west by Kanoelehua Avenue
and on southeast by the old Hilo Airport terminal area facilities. To the north lies vacant land
which buffers the airport runways, and to the south are industrial uses and small businesses. It is
within the State Land Use Urban District (confirmed by the Hawai‘i County Planning
Department during the pre-consultation process). According to the Planning Department, the
project area is zoned Open (O) and ML-20 (Limited Industrial).

Three alternatives were proposed and evaluated for development of the property. The first was a
large retail alternative, which included approximately 800 parking stalls. The second alternative
was an industrial/commercial mix or industrial/service showroom mixed development, to include
32 industrial lots and a commercial area for one medium-sized retail building at 15-40,000
square feet or possibly two 15-25,000 square foot small retail buildings. The third alternative
was a traditional industrial subdivision with a high concentration of smaller half-acre parcels.
All three alternatives include the extension of Pi‘ilani Street from Kanoelehua Avenue to access
the site. The second and third alternatives would require more onsite infrastructure development
than the first alternative.

The mixed-use industrial/commercial development was identified as the preferred alternative
based on the criteria described in Section 2.2.1. The industrial portion would be comprised of 32
lots with an average lot size of approximately 20,000 square foot minimum size. There would be
on site parking. The commercial portion would be one large lot of 5.6 acres, with onsite parking.
See Figure 4.

DHHL and DLNR intend to select a private entity via a request for proposals to develop and
manage the project. Although the mixed-use industrial/commercial alternative has been
identified as the preferred alternative, DHHL and DLNR intend to consider all qualified
development proposals for the property. As such, the actual project will not be determined until
completion of the request for proposals process.

Section 7.0 contains a full discussion of alternatives.
1.5 DESCRIPTION OF THE PROPERTY

The project area includes all or portions of the parcels identified as TMK: 2-1-012:41, 71 and
149, owned by the DLNR and TMK: 2-1-012:070, owned by DHHL. The net area to be
developed is approximately 25.4 acres. A land survey will determine exact boundaries and
acreages to be developed. The area under consideration forms a roughly triangular shape,
bordered on the west by Kanoelehua Avenue and on the southeast by the old Hilo Airport



KANOELEHUA COMMERCIAL CENTER & INDUSTRIAL PARK
FINAL ENVIRONMENTAL ASSESSMENT

terminal area facilities. To the north lies vacant land which buffers the airport runways, and to
the south are industrial uses and small businesses. The project site is fairly flat with some
gradual slopes within DHHL’s parcel 70. Its main features include some internal paved and
graveled roads, overhead power lines, and low lying vegetation with the exception of some
mango trees that were spared during the recent grubbing of this parcel. The property is zoned
Industrial by the County (Figure 5).

1.6 CURRENT LAND USES

The project site is mostly vacant and overgrown. A portion of DLNR property identified as
TMK 2-1-12: 149 includes the Naval Air Station pool (still in use and operated by the County)
and parking lot, but that portion of parcel 149 is not proposed for redevelopment and is not part
of the proposed project.

1.7 SURROUNDING LAND USES

A mix of industrial uses and businesses surround the project site, including a Foreign Trade
Zone, the Hilo International Airport and existing industrial uses along Kanoelehua Avenue,
specifically: a forklift company, car dealership, air travel and air freight services, a Department
of Accounting & General Services (DAGS) maintenance shop, an office of the National Weather
Service and a storage area for the U.S. Coast Guard.

It should be noted that there are plans for other industrial parks in the area including the
proposed Mana Industrial Park (TMK: 2-1-12:4, 5, 6, 24 (POR.), 25, 26, 69 and TMK: 2-1-3:
151), as well as the recently rezoned State of Hawaii, DLNR land (TMK: 2-2-37:41 from Single-
Family Residential (RS-10) to Industrial-Commercial Mixed (MCX-20). DHHL and DLNR
believe there is adequate demand for the industrial portion of the proposed project even with
these other known proposed projects. The proposed project involves development of a site with
uses consistent with its current zoning, previous use and with surrounding industrial and other
urban uses. Similarly, the other known proposals for industrial parks are located within the State
Urban Land Use District boundaries and are either zoned for or abut existing industrial uses.

1.8 LAND USE BACKGROUND

Prehistoric and early historic use of the subject property was probably limited, because early
settlement in Hilo was concentrated along the coast and the lower reaches of the Wailoa River.
Use of the area was too rocky for growing sugar cane and was likely limited to cattle grazing.

Construction of a Naval Air Station (NAS) in Waiakea began in 1943. At its peak in 1945, 4,500
men were based there. A map from that time period shows numerous structures and roads within
the subject property. Although the Naval Air Station was concentrated southeast of the DLNR-
DHHL project site, some NAS facilities and infrastructure were located in the area “bounded by

runways 3 and 8.” This area was identified as “Enlisted Men’s Housing.” The area was entirely
cleared of NAS facilities in 1945 and the NAS was officially closed August, 1947.

In 1946 the Hilo Railroad (later the Hawai ‘i Consolidated Railroad) existed at the west end of the
airport. The Railroad ran along the Hamakua Coast to the Hilo docks for the shipping of sugar to
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the mainland. Historic maps are unclear or conflicting whether the railroad crossed the DLNR-
DHHL project area.

Besides the swimming pool, only a few structures, overhead power lines, remnant concrete
foundations and roads appear to remain from the “Enlisted Men’s Housing”-era. The proposed
project, however, will not involve the area under the swimming pool.
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2.0 DESCRIPTION OF THE PROJECT

2.1 PROPOSED USE

DHHL and DLNR wish to develop the subject properties for industrial and/or commercial use.
The abutting uses of the Foreign Trade Zone, DOT-Airports maintenance shop and the County-
operated NAS swimming pool will remain.

2.2 NEED FOR THE PROJECT
2.2.1 Project Feasibility

DHHL and DLNR believe the proposed project area has excellent development potential due to
its proximity to Hilo’s major commercial and industrial districts, as well as Hilo’s main airport
and harbor. The parcels enjoy large frontage and access along Kanoelehua Avenue, one of
Hilo’s major highways. The area is currently zoned for industrial use and can be serviced by
nearby utilities. The parcels, however, currently lie vacant and underutilized. A February 2007
Planning Analysis Report & Preliminary Concept Plan indicates there is adequate demand for the
proposed project.

The proposing parties believe a mix of commercial and/or industrial uses would maximize the
value of the property. Although the State agencies could seek to develop the properties on their
own, they believe that such a site could yield greater returns if developed as one master planned
parcel by a private entity with the necessary development experience and financial capacity. The
parties intend to select a developer via a request for proposals. The selected developer will
undertake the planning, design, permitting, construction, and management of the project under a
leasehold arrangement.

Three (3) alternative plans were prepared and evaluated for the project site illustrating different
land use scenarios based on the product type and mix. See Section 7.0 for a full discussion of
alternatives. Factors considered included the preliminary cost of the proposed development,
including on and off-site infrastructure and site work costs, and the length of time and degree of
difficulty in obtaining entitlements.

Using the following criteria, three alternatives were evaluated and prioritized from the most
viable to the least viable:

e The proposed land use and product type must meet the current and projected market
needs of the Hilo market which maximizes land value and lease rents.

e The proposed project must minimize upfront site development costs to reduce the
State’s financial outlay and risk.

e The proposed land use must minimize the time needed to obtain entitlements as
market trends change.

The industrial/commercial mixed use was identified as the preferred alternative based on the
above criteria. However, as indicated above, DHHL and DLNR intend to select a private entity
via a request for proposals to develop and manage the project. Therefore, while the mixed-use
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industrial/commercial alternative has been identified as the preferred alternative, DHHL and
DLNR intend to consider all qualified development proposals for the property, and the actual
project will not be determined until completion of the request for proposals process.

2.2.2 Site Development
The area is currently zoned for industrial use and can be serviced by nearby utilities.

The final layout and configuration of the proposed site development will be refined through the
planning, engineering, and design process to ensure that use of the property will be consistent
with surrounding land uses.

Guidelines for sustainable building design, landscaping with native plants, and the use of
glassphalt will be considered and, wherever appropriate, incorporated.

2.3 INFRASTRUCTURE

During the pre-consultation process, the County of Hawaii Planning Department wrote that a
discussion on the provisions of the Memorandum of Agreement Between the County of Hawaii
and the Department of Hawaiian Home Lands was adopted by Resolution No. 19-03. The
purpose of the Memorandum of Agreement (MOA) is to clarify the respective roles,
responsibilities, and obligations of the County of Hawaii (County) and DHHL relating to land
use planning, infrastructure maintenance and other issues.

Among the Guiding Principles of the MOA are the following:
“A.  The Hawaiian Homes Commission is responsible for determining land use on
Hawaiian home lands. The County may not use its land use and zoning powers to
prevent the Hawaiian Homes Commission from controlling the use of Hawaiian

home lands...”

“C.  The County should manage and maintain all infrastructure built to County
standards.”

Relating to planning and land use, the MOA states:

“D. ...Except as specifically provided in the Agreement, DHHL will follow all normal
land use procedures, regulations, and standards applicable to the zoning
district.”

Relating to public facilities and infrastructure serving Hawaiian Home Lands, the MOA states:

“A.  In the development of future projects, DHHL will construct public facilities in
accordance with County standards. Where departures from County standards are
desired, DHHL will pursue exemptions and other administrative variances from
the appropriate County department, in accordance with procedures established
for all property owners. Should DHHL choose not to construct infrastructure in
accordance with County standards, the County may view such improvements as
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private facilities for repair and maintenance purposes...

F. Should DHHL elect to convert its land to a more intensive land use, DHHL will
be responsible for upgrading the onsite infrastructure to accommodate the new
use, and will consult with the County regarding the need to upgrade offsite
infrastructure. DHHL and the County shall negotiate the extent to which DHHL
will be responsible for any such offsite improvements requested by the County.
DHHL shall be responsible for project-related offsite improvements to the extent
that these would be required of other developers with similar projects. If offsite
improvements benefit other property, DHHL and the County shall cooperate so
that DHHL bears only its fair share of these improvement costs.”

DHHL intends to honor the above provisions and other relevant portions of the MOA.
On-site Infrastructure

Presently, very little infrastructure exists on the property. The property is accessed by Railroad
Avenue to the north (makai) and off of Kanoelehua Avenue at Hualani Street. New on-site
infrastructure will be required, including facilities for water distribution, wastewater collection,
access/roadways, drainage, and electrical and communication systems.

Off-site Infrastructure

Off-site infrastructure improvements will be required to accommodate the proposed
industrial/commercial development. These improvements include modifications to existing
drainlines and related structures, roadways, water and wastewater connections, and utility
systems. All improvements will be designed in accordance with the applicable standards of the
State, the County, the Department of Water Supply (DWS) and the public utilities.

2.3.1 Utilities

Electrical and communications lines: Two overhead distribution pole lines exist, one along the
north boundary and one through the site. Hawaiian Electric Light Company (HELCO) has an
overhead distribution line within the Kanoelehua right-of-way along the western boundary of the
project site. Sandwich Isles Communications, Inc. (SICI) will provide a telephone and
communications fiber optic network to the site. There is a buried SICI fiber optic line along the
east side grassed shoulder of Kanoelehua Avenue.

Petroleum line: A pressurized petroleum pipeline is located along the east side of Kanoelehua
Avenue and terminates at the HELCO power plant where 1,500 barrels per day of oil are used to
generate electricity. It is an 8-inch steel pipe that operates at approximately 500 pounds per
square inch at this intersection. Some sections of this pipe are exposed along its length, which
suggests that it is fairly shallow. There are identification signs indicating that the depth of the
pipe is approximately three feet below the surface. It would need to be lowered about eight or
ten feet to accommodate the new leg of the Pi‘ilani St. — Kanoelehua Avenue intersection. It
may be toned or potholed by hand for design considerations.
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2.3.2 Water Supply and Distribution

According to the Hawai‘i County Department of Water Supply, DWS maintains several 12-inch
and 8-inch waterlines within the parcels. The TMK parcel 2-1-12: 41 has two service laterals
capable of accommodating a 5/8-inch meter and a 1-inch meter.

At the Pi‘ilani Street — Kanoelehua Avenue intersection, an 8-inch line runs along Pi’ilani and
crosses the entire width of Kanoelehua and connects to a 12-inch line that runs parallel to and
just east of the Kanoelehua right-of-way. Another 12-inch line is located along the west side of
Kanoelehua Avenue within the right-of-way (ROW).

Several fire hydrants are scattered over the site and appear to have been recently painted and
numbered which confirms that they are still active.

When the proposed site is fully developed, the estimated peak-flow in gallons per minute (GPM)
is calculated at 229 GPM, and the total estimated maximum daily water usage in gallons per day
(GPD), including all irrigation/landscaping water use is calculated at 99,000 GPD. DHHL
acknowledges that based on the above calculations, DWS will determine the water commitment
deposit and facilities charge (which are subject to change) to be paid, if necessary.

When the proposed site is fully developed, the total storage requirement is calculated at 340,000
gallons for the preferred alternative. New transmission and distribution lines will likely include
8-inch and 12-inch waterlines.

During the Pre-Consultation process, DWS wrote that: “A reduced pressure type backflow
prevention assembly must be installed within five (5) feet of the existing meters on private
property. If a larger or additional meter is required, a reduced pressure type backflow prevention
assembly must also be installed within (5) [feet] of the meter.”” DHHL acknowledges that the
installation of the backflow prevention assembly(s) must be inspected and approved by DWS
prior to commencement of water service.

To ensure continued maintenance by the County of Hawaii, the proposed project will be
developed to allow continued access by DWS. It is acknowledged that this may involve the
relocation of existing waterlines. DWS has noted that: “Subject to other agencies’ requirements
to construct improvements within the road right-of-way fronting the property affected by the
proposed project, the applicant shall be responsible for the relocation and adjustment of the
Department’s affected water system facilities, should they be necessary.”

DHHL also acknowledges that it must submit construction plans to DWS for review and
approval, showing the location of the existing water system facilities and any new connections or
improvements to the DWS’ facilities.

2.3.3 Wastewater Collection and Transmission
There is a 12-inch sewer line located along the north side of Pi‘ilani Street that ends on the west
side of Kanoelehua Avenue with a manhole, and an 8-inch stub out. The invert of the 12-inch

line is roughly 6 or 7 feet below the surface. A sewer line from the development will have to
cross several buried utilities within or without the Kanoelehua ROW in order to connect to this
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manhole. Improvements will be designed in accordance with the applicable standards of the
County and the State.

2.3.4 Drainage Facilities

There are two 72-inch concrete drainpipes located near the center of the Kanoelehua ROW at the
Pi‘ilani St. intersection. There is roughly seven feet of cover clearance over them. There are
other smaller drain lines and inlet boxes that may likely be affected by any major improvements
to this intersection

Generally, the project area is higher in elevation than the surrounding parcels, which mean there
is very little or no offsite runoff that comes onsite. The area of the site bordering Kanoelehua
Avenue is several feet higher than the highway and therefore no runoff from the highway or
beyond comes onto the site. No drainage inlets or drywells were observed although there may be
some abandoned drainage structures and buried pipes that could have once served the area.

Impermeable surfaces established by on-site roadways, parking areas, and buildings within the
subject property will increase the amount of storm runoff currently generated. These increases in
surface runoff may cause downstream flooding if on-site drainage improvements are not made or
if downstream drainage facilities cannot accommodate the additional flows. In response to
comments received from DOT during the public review period (Appendix A), no additional
storm water (no net increase in runoff from current conditions) will be discharged onto the
highway right-of-way (ROW).

2.3.5 Roadway Improvements

Pi‘ilani Street will need to be extended onto the property to provide access from Kanoelehua
Avenue. It will connect to Operations Street on the east side of the site. Preliminary discussions
with the Hawai‘i DOT staff confirmed preliminary approval in concept for the street extension
from this major State highway. Two other internal roadways are planned to access the various
industrial lots. During the public review period, DOT wrote: ‘“Due to airport security concerns
and issues, the Airports Division recommends that there be no access from the development to
Operations Street (aka Brig Road), Service Street and Railroad Avenue” (Appendix A). DHHL,
DLNR and DOT will continue on-going discussions regarding connections to Operations Street.
DOT also wrote: “No parking will be allowed on the highway [Kanoelehua Avenue].” The
project will be designed to accommodate project parking requirements on-site.

In response to DOT’s public review comments (Appendix A), all construction plans for work
within, adjoining or affecting the highway ROW, including the requirements of the Americans
with Disabilities Act and construction and environmental permits, will be in accordance with
Hawai‘i State Highway and AASHTO (American Association of State Highway and
Transportation Officials) standards.

11



KANOELEHUA COMMERCIAL CENTER & INDUSTRIAL PARK
FINAL ENVIRONMENTAL ASSESSMENT

2.4 PHASING AND TIMING OF THE ACTION

Construction of the preferred alternative will occur in one phase. Between 24 and 41 months are
anticipated for improvement of the industrial lots and construction of the commercial building.
Absorption of the industrial lots will occur over time, whether in the preferred mixed-use
alternative or industrial-only alternative, even though a significant demand currently exists.
Despite any anticipated demand, industrial tenants will have their own timetables for developing
their respective lots.

2.5 CosTS

Total approximate costs would be $5.7 million, $1.8 million for offsite improvements, and $3.9
million for onsite improvements.

12
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3.0 RELATIONSHIP TO PLANS AND POLICIES

3.1 CHAPTER 343, HAWAI‘I REVISED STATUTES

This Environmental Assessment is prepared pursuant to Chapter 343, Hawai‘i Revised Statutes
(HRS).

Various agencies and individuals were consulted in preparation of this EA. Pre-consultation
comments and applicable responses have been reproduced in Appendix A. Public review
comments and responses have also been reproduced in Appendix A.

3.2 STATE OF HAWAI‘T- HAWAI‘I STATE PLAN
Hawai‘i State Plan, Chapter 226, Hawai‘i Revised Statutes

The Hawai‘i State Plan (Chapter 226, HRS) serves as a guide for the future long-range
development of the State; identifies goals, objectives, policies and priorities for the State;
provides a basis for determining priorities and allocating limited resources, such as public funds,
services, human resources, land, energy, water and other resources; improves coordination of
Federal, State and County plans, policies, programs, projects and regulatory activities; and
establishes a system for plan formulation and program coordination to integrate all major State
and County activities. Sections of the Hawai‘i State Plan applicable to the proposed
development are discussed below.

PART I: OVERALL THEME, GOALS, OBJECTIVES AND POLICIES

The Hawai‘i State Plan (“the Plan”) lists three “Overall Themes” relating to: (1) individual and
family self-sufficiency; (2) social and economic mobility; and (3) community or social well-
being. These themes are viewed as “basic functions of society” and goals toward which
government must strive (§226-3). To guarantee the elements of choice and mobility embodied in
the three themes, the Plan states three goals:

1) A strong, viable economy, characterized by stability, diversity and growth that
enable fulfillment of the needs and expectations of Hawai‘i’s present and future
generations

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

3) Physical, social and economic well-being, for individuals and families in Hawaii,
that nourishes a sense of community responsibility, of caring and of participation
in community life (§226-4).

OBJECTIVES AND POLICIES FOR POPULATION (§226-5)

Objective

It shall be the objective in planning for the State’s population to guide population growth to be
consistent with the achievement of physical, economic and social objectives contained in this
chapter.
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Policies

(1) Manage population growth statewide in a manner that provides increased
opportunities for Hawai‘i’s people to pursue their physical, social and economic
aspirations while recognizing the unique needs of each County

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 Hawai‘i's people to pursue their socio-
economic aspirations throughout the islands

Comments: The proposed development provides East Hawai ‘i residents increased occupational
options, a strengthening of existing industries and businesses and additional leasable industrial
lots. In this manner the proposed project provides Hawai‘i County residents the opportunity to
pursue their socio-economic aspirations.

OBJECTIVES AND POLICIES FOR THE ECONOMY - IN GENERAL (§226-6)

Objectives
Planning for the State's economy in general shall be directed toward achievement of the
following objectives:

(1) Increased and diversified employment opportunities to achieve full employment,
increased income and job choice, and improved living standards for Hawai‘i's
people

(2) A steadily growing and diversified economic base that is not overly dependent on
a few industries, and includes the development and expansion of industries on the
neighbor islands

3) Seek broader outlets for new or expanded Hawai ‘i business investments

4) Expand existing markets and penetrate new markets for Hawai‘i's products and
services

Comments: The proposed project will provide expanded and varied economic opportunities for
the people of Hawai ‘i County and for future tenants.

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

Comments: The development of the proposed project will provide expanded economic
opportunities for East Hawai‘i, an area of the State that has traditionally had a higher rate of
unemployment and lower income levels.

OBJECTIVES AND POLICIES FOR THE PHYSICAL ENVIRONMENT - LAND, AIR,
AND WATER QUALITY (§226-13)

Objectives
Planning for the State’s physical environment with regard to land, air, and water quality shall be
directed towards achievement of the following objectives:
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(7) Encourage urban developments in close proximity to existing services and
facilities.
Comments: The project will be sited in an area zoned for industrial and other urban activities,
and surrounded by industrial and business users. The development will connect to municipal
utility systems and comply with all County and State regulations. As such it will prevent
degradation of more environmentally sensitive areas in the region.

OBJECTIVES AND POLICIES FOR FACILITY SYSTEMS -- SOLID AND LIQUID
WASTES (§226-15)

Objectives
Planning for the State’s facility systems with regard to solid and liquid wastes shall be directed
towards the achievement of the following 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.... Promote
re-use and recycling to reduce solid and liquid wastes and employ a conservation
ethic

Comments: Project wastewater collection lines will be built according to the Department of
Environmental Management (DEM), Wastewater Division standards.

OBJECTIVES AND POLICIES FOR FACILITY SYSTEMS - WATER (§226-16)

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.

Policies
(1) Coordinate development of land use activities with existing and potential water
supply
(2) Support research and development of alternative methods to meet future water
requirements well in advance of anticipated needs
3) Reclaim and encourage the productive use of runoff water and wastewater
discharges

Comments: The project designers will coordinate with the County Department of Water Supply
on an ongoing basis throughout project design and construction in order to ensure
compliance with all applicable regulations. Whenever possible, measures delineated in
the Sustainable Building Guidelines will be adhered to.

OBJECTIVES AND POLICIES FOR FACILITY SYSTEMS—ENERGY (§226-18)
(4)  Promote all cost-effective conservation of power and fuel supplies through

measures including:
(A)  Development of cost-effective demand-side management programs;
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(B) Education; and
(C)  Adoption of energy-efficient practices and technologies;
Comments: Whenever possible, during both construction and operational phases of the project,

energy conservation and reduction measures delineated in the Sustainable Building Guidelines
will be adhered to.

OBJECTIVES AND POLICIES FOR FACILITY SYSTEMS -
TELECOMMUNICATIONS (§226-18.5)

Planning for the State's telecommunications facility systems shall be directed towards the
achievement of dependable, efficient, and economical statewide telecommunications systems
capable of supporting the needs of the people.

Comments: Sandwich Isles Communications (SICI) provides fiber-optic communications
services to all DHHL properties.

PART III: PRIORITY GUIDELINES

The purpose of this part of the Plan is to establish overall priority guidelines to address areas of
statewide concern. The Plan notes that the State shall strive to improve the quality of life for
Hawai‘i’s present and future population through the pursuit of desirable courses of action in five
major areas of Statewide concern which merit priority attention: 1) economic development, 2)
population growth and land resource management, 3) affordable housing, 4) crime and criminal
justice; and 5) quality education (§226-102). The priority guidelines applicable to the
Kanoelehua Commercial Center & Industrial Park are discussed below:

ECONOMIC PRIORITY GUIDELINES (§226-103)

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

(1) Seek a variety of means to increase the availability of investment capital
for new and expanding enterprises.... [that] are sensitive to community
needs and priorities

(6) Encourage the formation of cooperatives and other favorable marketing or
distribution arrangements at the regional or local level to assist Hawai‘i’s
small-scale producers, manufacturers, and distributors

Comments: The development of the proposed project will provide expanded economic
opportunities for East Hawai ‘i, an area that has traditionally had a higher rate of unemployment
and lower income levels than the rest of the State.

Priority guidelines for energy use and development:
(3)  Provide incentives to encourage the use of energy conserving technology in

residential, industrial, and other buildings

Comments: Wherever possible, buildings and facilities will be designed following Sustainable
Building Guidelines to reduce energy consumption, take advantage of natural energy sources in
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building design and to use recycled-content building materials. Wherever possible, tenants of
the complex will be encouraged to follow Sustainable Building Guidelines to reduce energy
consumption.

POPULATION GROWTH AND LAND RESOURCES PRIORITY GUIDELINES (§226-
104)

(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
public expenditures, and away from areas where other important benefits
are present, such as protection of important agricultural land or
preservation of lifestyles

7 Pursue rehabilitation of appropriate urban areas

) Direct future urban development away from critical environmental areas
or impose mitigating measures so that negative impacts on the
environment would be minimized

Comments: The project will be sited in an area zoned for industrial and other urban activities,
and surrounded by industrial and business users in areas zoned for such use. The development
will connect to municipal utility systems and comply with County and State regulations
regarding infrastructure. The development will rehabilitate and make use of a former military
area, long vacant. As such it will prevent degradation of more environmentally sensitive areas
in the region.

3.3 STATE OF HAWAI‘l — STATE FUNCTIONAL PLANS

The Hawai‘i State Plan is primarily guided by the State Functional Plans (Chapter 226, HRS)
and implemented by the State Department of Budget and Finance and the Land Use Commission
(LUC). State Functional Plans, prepared by various State agencies with citizen input, provide
specific recommendations for action. The areas addressed by the plans are: agriculture,
conservation lands, education, employment, energy, health, higher education, historic
preservation, housing, human services, recreation, tourism, and transportation. The following
describes how the proposed development complies with applicable State Functional Plans.

Agriculture Functional Plan

The Agriculture Functional Plan seeks to increase the overall level of agricultural development
in Hawai‘i, in accordance with the two fundamental Hawai‘i State Plan objectives for
agriculture: 1) continued viability of Hawai‘i’s sugar and pineapple industries, and 2) continued
growth and development of diversified agriculture throughout the State.

Comments: The proposed development does not contravene the State Agriculture Functional
Plan. The site does not have soils suited for agricultural purposes and has not been used for
cultivation for the last half century. It will not affect nearby agricultural lands, nor will it reduce
the inventory of available agricultural lands in the islands. See Section 4.4.
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Energy Functional Plan

The Energy Functional Plan outlines policies to promote energy efficiency, displace fossil fuel
consumption, support public education and legislation on energy, and better develop and manage
energy

Comments: To the greatest extent possible, the proposed project will promote adherence to
Sustainable Building Guidelines as a means to reduce energy consumption. The State's Model
Energy Code will be considered during the detailed design phases of project development.

3.4 STATE OF HAWAI‘lI - STATE LAND USE LAW

The subject property lies within the State Land Use Urban District. The Urban District generally
includes lands characterized by ‘“city-like” concentrations of people, structures and services.
This district also includes vacant areas for future development. Jurisdiction of this district lies
primarily with the respective counties. Generally, lot sizes and uses permitted in the district area
are established by the respective County through ordinances or rules. The proposed use of the
property is in keeping with Urban District guidelines.

3.5 STATE OF HAWAI‘T— COASTAL ZONE MANAGEMENT PROGRAM
Coastal Zone Management Act, Chapter 205A, Hawai‘i Revised Statutes

The objectives of the Coastal Zone Management (CZM) Program, (Section 205A-2, HRS), are to
provide the public with recreational opportunities, protect historic and prehistoric resources,
protect scenic and open space resources, protect coastal ecosystems, provide facilities for
economic development, reduce hazards, and manage development. Program objectives
applicable to the Kanoelehua Commercial Center & Industrial Park project are discussed below.

RECREATIONAL RESOURCES

Objective
Provide coastal recreational opportunities accessible to the public

Comments: The project will be sited in an area in the Urban District by the State Land Use
Commission and zoned Industrial by the County. The project site is a former military base, long
vacant. As such, the project will not have any effect on coastal recreational areas or uses in the
County, or access to them.

HISTORIC RESOURCES

Objective

Protect, preserve, and, where desirable, restore those natural and manmade historic and
prehistoric resources in the coastal zone management area that are significant in Hawaiian and
American history and culture.
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Comments: The project site does not have any natural or man-made historic or prehistoric
resources significant in Hawaiian and American history and culture.

SCENIC AND OPEN SPACE RESOURCES

Objective
(A)  Protect, preserve, and, where desirable, restore or improve the quality of coastal
scenic and open space resources

Comments: The project area does not provide a high quality coastal scenic or open space
resource.

Policies

(A)  Identify valued scenic resources in the coastal zone management area;

(B)  Ensure that new developments are compatible with their visual environment by
designing and locating such developments to minimize the alteration of natural
landforms and existing public views to and along the shoreline;

© Preserve, maintain, and, where desirable, improve and restore shoreline open
space and scenic resources; and

(D)  Encourage those developments that are not coastal dependent to locate in inland
areas.

Comments: The project is not coastal dependent, does not involve shoreline open space or
scenic resources, and will be sited inland, in an existing industrial area (Appendix C).

ECONOMIC USES

Objective
(A)  Provide public or private facilities and improvements important to the State's
economy in suitable locations

Comments: The project will be sited in an area zoned for industrial and other urban uses. It
will be located within an area surrounded by industrial and business users, which will prevent
degradation of more environmentally sensitive areas such as along the coastline.

COASTAL HAZARDS

Objective
(A)  Reduce hazard to life and property from tsunami, storm waves, stream flooding,
erosion, subsidence, and pollution.

Comments: The project is located well inland from areas identified by the Federal Emergency
Management Agency (FEMA) as subject to coastal flooding from tsunamis, but is still within the
tsunami evacuation zone. To reduce hazard to life and property from this threat, County and
State civil defense requirements will be adhered to regarding evacuation procedures, and the
building specifications will conform to the Uniform Building Code. In addition, the Waiakea
High School Gym, located at 155 W. Kawili Street, approximately 1.4 miles west of the project
site, is a designated emergency evacuation center for the project area. There is minimal or no
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risk from storm waves, stream flooding, erosion or subsidence. To prevent pollution, County and
Department of Health (DOH) regulations will be adhered to during the construction and
operational phases.

BEACH PROTECTION

Objective
(A)  Protect beaches for public use and recreation; locate new structures inland from
the shoreline setback to conserve open space, minimize interference with natural
shoreline processes, and minimize loss of improvements due to erosion

Comments: The project is located well inland from the shoreline setback area. As such it will
not interfere with natural shoreline processes.

3.6 HAWAI‘lI COUNTY GENERAL PLAN

The General Plan was adopted in February 2005 and is a policy document for the long-range
comprehensive development of the island of Hawai‘i. The plan provides direction for the future
growth of the County and offers policy statements that embody the expressed goals for present
and future generations. The General Plan provides the legal basis for all subdivision, zoning, and
related ordinances and for the initiation and authorization of all public improvements and
projects.

According to the General Plan LUPAG (Land Use Pattern Allocation Guide), the Kanoelehua
Commercial Center & Industrial Park site is designated Industrial (Figure 5). During the pre-
consultation process, the County Planning Department wrote: “The General Plan’s Land Use
Pattern Allocation Guide Map designation is Industrial which includes uses such as
manufacturing and processing, wholesaling, large storage and transportation facilities, light
industrial and industrial-commercial uses.” Goals, objectives, and policies from the General
Plan relevant to the proposed development are discussed below.

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

Comments: The proposed project will add to the supply of industrial land in Hilo.

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

Comments: The project is sited in the Limited Industrial zone by the County, and in the Urban
district by the State Land Use Commission. The activities proposed by the project are in keeping
with these designations. Residents in Hilo require a balance of both industrial and commercial
land uses.
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(c) Strive for diversity and stability in the economic system

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

Comments: The development allows residents to start up or expand their businesses in the
Urban district. Amidst other industrial uses the project location is in conformance with the
surrounding land uses and environment.

(e) Strive for an economic climate that provides its residents an opportunity for
choice of occupation

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

(2) Strive for full employment

Comments: The new industrial or industrial/commercial development provides a venue for
increased occupational options (as an alternative to jobs in the visitor industry in West Hawai i,
requiring a long commute), a strengthening of existing industries and provides new industrial
lands for tenants who were unsuccessful in finding available industrial land, especially in this
convenient location.

ENERGY
Goals & Policies

Strive towards energy self-sufficiency;
(2) Provide incentives that will encourage the use of new energy sources and promote
energy conservation
k) Strive to diversify the energy supply and minimize the environmental impacts
associated with energy usage

Comments: Wherever possible, tenants will be encouraged to follow Sustainable Building
Guidelines to reduce energy consumption.

(m)  Encourage the use of solar water heating through the continuation of State tax
credit programs, through the Building Code, and in County construction
(n) Encourage energy-saving design in the construction of buildings

Comments: Wherever possible, buildings and facilities will be designed following Sustainable

Building Guidelines to reduce energy consumption, and take advantage of natural energy
sources in building design.
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ENVIRONMENTAL QUALITY

Goals
(a) Define the most desirable use of land within the County that achieves an
ecological balance providing residents and visitors the quality of life and an
environment in which the natural resources of the island are viable and
sustainable
(b) Maintain and, if feasible, improve the existing environmental quality of the island
(c) Control pollution

Comments: The project has been sited in a location that has been used and will continue to be
used for industrial and other urban purposes, thus preventing environmental degradation in
other areas outside its boundaries. Tenants will be encouraged to use recycled-content building
materials where feasible.

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

Comments: All land preparation and project construction activities will strictly abide by
County grading and grubbing ordinances to prevent soil erosion and runoff.

FLOODING AND OTHER NATURAL HAZARDS

Goals
(a) Protect human life
(b) Prevent damage to man-made improvements
(d) Prevent damage from inundation

Comments: The project will be designed to minimize harm to human life and damage to
physical improvements downstream of the project.

(e) Reduce surface water and sediment runoff
43 Maximize soil and water conservation

Comments: All land preparation and project construction activities will strictly abide by
governmental regulations to minimize soil erosion and runoff.

Policies
(b) Review land use policy as it relates to flood plain, high surf, and tsunami hazard

arcas

Comments: The Flood Insurance Rate Map for the area shows that the proposed project is
located outside floodplains and is not subject to high surf or tsunami hazard.

(2) Development-generated runoff shall be disposed of in a manner acceptable to the
Department of Public Works and in compliance with all State and Federal laws.
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Comments: The proposed project will be designed so that development-generated runoff will
not increase over existing runoff from the site and damage any “downstream” properties.

Water Policies
(b) All water systems shall be designed and built to Department of Water Supply
standards
(n) Develop and adopt a water master plan that will consider water yield, present and
future demand, alternative sources of water, guidelines and policies for the issuing
of water commitments

Comments: Project water systems and transmission lines will be built according to the
Department of Water Supply standards. If possible, the use of reclaimed water will be utilized in

the complex.

Sewer Policies
Require major developments to connect to existing sewer treatment facilities or build their own.

Comments: The development will connect to the municipal sewer system.

LAND USE
Goals
(a) Designate and allocate land uses in appropriate proportions and mix and in
keeping with the social, cultural, and physical environments of the County
Policies
(a) Zone urban- types of uses in areas with ease of access to community services and

employment centers and with adequate public utilities and facilities

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

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

Comments: The project will be sited in an area zoned for industrial and other urban uses. It is
located within an area surrounded by industrial users, which will prevent degradation of more
environmentally sensitive areas outside the zone. The development will rehabilitate and make
use of a vacant military area and will connect to municipal utility systems. The project site will
be convenient and accessible to and from other centers of activity in the Hilo central business
district.

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

Comments: The project will be sited in an area zoned for industrial and other urban uses. It is
located within an area served by municipal water and sewer systems.
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Land Use — Commercial Development

Goals
(a)

Policies

(b)

(e)
)

€]

Provide for commercial developments that maximize convenience to users

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

Encourage the concentration of commercial uses within and surrounding a central
core area

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

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

Land Use - Industrial

Goals
(a)

(b)
Policies
(a)
(b)
(©)

(d)
(e)
(2

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

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

Support the creation of industrial parks in appropriate locations as an alternative
to strip development

Achieve a broader diversification of local industries by providing opportunities
for new industries and strengthening existing industries

Locate industrial areas convenient to transportation facilities, and provide a
variety of industrial zoned districts and lot sizes, depending on the needs of the
industries and the communities

Improve the aesthetic quality of industrial sites and protect amenities of adjacent
areas by requiring landscaping, open spaces, buffer zones, and design guidelines
Industrial development shall be located in areas adequately served by
transportation, utilities, and other essential infrastructure...

Industrial/commercial mixed use districts shall be provided in appropriate
locations

Comments: The project will be sited in an area zoned for industrial and other urban uses.
It will be surrounded by industrial and business users, which will prevent degradation of
more environmentally sensitive areas outside the zone.  The alternative property
configuration was selected in response to market industrial usage demand. The development
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will rehabilitate and make use of a former military area, long vacant, and will connect to
municipal utility systems. As such it will be minimally intrusive to the industrially-zoned
area. The project site will be convenient and accessible to and from other centers of activity
in the Hilo central business district. The project landscaping will be designed to soften the
appearance of buildings facing Kanoelehua, while also providing an inviting entry feature
including appropriate signage.

3.7 HAWAI‘l COUNTY ZONING

The County zoning is Open (O) and Limited Industrial — 20,000 square feet (ML-20). Limited
Industrial zoning applies to areas for business and industrial uses which are generally in support
of but not necessarily compatible with those permissible activities and uses in other commercial
districts. The height limit in the ML District is 45 feet, the minimum building site area in lands
zoned ML-20 is 20,000 square feet, and the minimum building site average width is 75 feet.
Plan approval is required for all new structures and additions to existing structures in the Limited
Industrial District. During the pre-consultation process, the Planning Department wrote: “In
reference to commercial uses in the ML district, the County Zoning Code, Section 25-5-
142(a)(51) permits “Wholesaling and distribution, including the storage of incidental materials
and equipment, except for highly flammable or explosive products.” Further, Section 25-5-
142(c)(2) states that “Retail sales” may be permitted as incidental and subordinate to any
permitted use.

During the public review period, the County of Hawaii Planning Department wrote: “...the 2002
Memorandum of Agreement (MOA) Between the County of Hawaii and the Department of
Hawaiian Home Lands (DHHL) allows DHHL to designate zoning for their property.” As such,
DHHL intends to designate the zoning for this property upon the selection of the development
proposal through a Request for Proposal process. (Appendix A).

3.8 REQUIRED PERMITS AND APPROVALS

The following is a preliminary list of major approvals and permits that may be required for the
implementation of the proposed project. From the earliest stages of the planning process, the
DHHL has worked with all affected agencies to obtain their comments and necessary approval of
plans and specifications.

Permit or Approval Approving Authority

Chapter 343, HRS DHHL

National Pollutant Discharge State Department of Health

Elimination System (NPDES)

FAA Form 7460-1 (Notice of U.S. Federal Aviation Administration (FAA)
Proposed Construction or Alteration)
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Grading/Building Permits Hawai‘i County Department of Public Works
Plan Approval Hawai‘i County Planning Dept.
Consolidation and Resubdivision Hawai‘i County Planning Dept.
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4.0 ASSESSMENT OF THE EXISTING NATURAL
ENVIRONMENT, POTENTAL IMPACTS AND MITIGATION
MEASURES

The following describes the existing natural environment associated with the property and
potential impacts that may result from the development. Mitigation measures to address
potential impacts are also described as applicable.

4.1 CLIMATE

Existing Conditions

The climate of Hawai‘i Island is influenced by its geologic features; the island is dominated by
Mauna Loa (13,653 foot summit elevation) and Mauna Kea (13,796 foot summit elevation). The
annual rainfall in Hilo averages 128 inches with an average high temperature of 81 degrees
Fahrenheit and an average low temperature of 66 degrees Fahrenheit.

The tradewinds near the project site are generally more persistent during the summer than in the
winter, with stronger winds in the afternoon. The wind pattern for all Hawaiian Islands generally
blows in a northeasterly direction. The wind pattern for Hawai‘i Island is further influenced by
the local mountains, namely Mauna Loa volcano. In the early morning, the prevailing wind
pattern pushes out towards the ocean, and in the afternoon, the winds blow from the ocean
towards the island.

Potential Impacts and Mitigation Measures

The proposed development is not expected to have an impact on climatic conditions and no
mitigation measures are planned.

4.2 GEOLOGY AND TOPOGRAPHY

The project site is located on lava flows of Mauna Loa Volcano, part of the youngest flows that
were present when Polynesian voyagers discovered Hawai‘i at about A.D. 400. These types of
flows are often discontinuous ash deposits.

The site is generally flat with an approximately 30 feet elevation from a Southeast to
Northwesterly direction over a rough distance of 1,170 feet. The represents a minimal change
and is favorable for industrial or commercial development.

Potential Impacts and Mitigation Measures

Since the site is relatively flat, minimal grading will be required especially, especially if finished

grade contours generally follow existing contours. Significant impacts to the area topography
are not expected.
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4.3 DRAINAGE & SOILS

The FIRM designation for the site is “Outside Floodplain.” The area is determined to be outside
the 500-year floodplain (Figure 6).

The soils at the project site as classified by the U.S. Department of Agriculture Natural
Resources Conservation Service are Keaukaha Extremely Rocky Muck (rKFD), 6 to 20 percent
slopes. This soil type occurs in Hilo and is undulating to rolling and follows the topography of
the underlying pahoehoe lava. Rock outcrops occupy about 25 percent of the area. The soil
above the lava is rapidly permeable, and the pahoehoe lava is very slowly permeable, with water
moving rapidly through the cracks. Runoff is medium, and the erosion is slight. Keaukaha
Extremely Rocky Muck lies in Soil Capability class VII. Soils in this class have very severe
limitations that make them unsuited to cultivation, and their use is restricted to pasture or range,
woodland, or wildlife (Figure 7).

Potential Impacts and Mitigation Measures

Runoff: All grading operations will be conducted in compliance with dust and erosion control
requirements of the County Grading Ordinance and applicable provisions of Chapter 11-60.1,
HAR (Hawai‘i Administrative Rules), Section 11-60.1-33 regarding Fugitive Dust. A watering
program will be implemented during construction to minimize soil loss through fugitive dust
emission. Other erosion control measures include cleaning job-site construction equipment and
establishing of groundcover as quickly as possible after grading. Permanent landscaping will
also help to retain soil throughout the project. In addition to construction watering programs and
landscaping, other mitigation measures generally associated with best management practices
include:

Early construction of drainage control features;

Construction of temporary sediment basins to trap silt;

Use of temporary berms and cut-off ditches where needed; and
Use of temporary silt fences or straw bale barriers to trap silt.

To further mitigate potential soil impacts, a National Pollutant Discharge Elimination System
(NPDES) permit will be obtained prior to construction to address non-point source discharges.

Any net increase of runoff from impermeable surfaces as roads, parking lots and rooftops
associated with this project can be dealt with using drywells. In an adjacent project, drywells of
this type were used and are operating successfully. An alternative could be to connect to the two
existing 72-inch diameter drainage pipes in the center of Kanoelehua Avenue. However, this
would need to be verified by the State DOT.

4.4 AGRICULTURAL IMPACT

According to the National Resources Conservation Service, the soil at this site is not suited for
agricultural purposes. See the soils description in the previous section.
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Potential Impacts and Mitigation Measures

Since the site does not contain soils suited for agricultural purposes and has not been used for
cultivation for the last half century, the development will not affect the area’s agricultural
activity, nor will it reduce the inventory of available agricultural lands in Hawai ‘i or statewide.

4.5 GROUNDWATER RESOURCES/HYDROLOGY

The source of water for all projects in the Hilo area is the Hilo Aquifer System, which has a
sustainable yield of 347 million gallons per day (mgd). At full build-out estimated average daily
demand will be 0.076 mgd. The maximum daily demand is 1.114 times the average daily
demand or 0.085 mgd.

Potential Impacts and Mitigation Measures

The current pumpage from Hilo City wells (Pana‘ewa No. 1, 2, and 3; Pi‘ihonua #3A and 3B;
and Saddle Road) is 9.999 mgd. As area projects are developed and the de facto population of
Hilo grows, the water demand for the sustainable yield of the aquifer will increase. However,
given the current low rate of pumpage, even with the proposed project, the available supply is
adequate. Throughout project development, DHHL has and will continue to consult with the
County Department of Water Supply regarding the project’s water requirements.

4.6 NATURAL HAZARDS

All developments on the island are subject to the risk of natural hazards such as earthquakes,
volcanic eruptions, flooding, and hurricanes. The entire island of Hawai‘i is designated Seismic
Zone 4. The rating system uses a scale of 1 to 4, with Zone 4 being most at risk for seismic
hazard. The Hawai‘i County building code requires that all new structures be designed to resist
forces to seismic Zone 4

Since 1982, Hawai‘i has been affected twice by devastating hurricanes, Iwa in 1982 and Iniki in
1992. While it is difficult to predict these natural occurrences, it is reasonable to assume that
events could be likely. The project area is no more or less vulnerable than the rest of the island
to the destructive winds and torrential rains associated with hurricanes and cyclones.

Flood hazards are primarily identified by the Flood Insurance Rate Map (FIRM) prepared by the
Federal Emergency Management Agency (FEMA). The project site is outside all FEMA flood
designations and is listed on the FIRM map as “Outside Floodplains.” During the public review
period, the Department of Land and Natural Resources Engineering Division wrote to confirm
that the site is not located within a floodplain (Appendix A). Verbal clarification and
confirmation of this information with the Engineering Division was sought and received.

Potential Impacts and Mitigation Measures
Although hurricanes and earthquakes cannot be prevented, their impacts will be mitigated as the

project will comply with the Uniform Building Code adopted by the County. County and State
civil defense requirements will be adhered to regarding evacuation procedures. The Waiakea
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High School Gym, located at 155 W. Kawili Street, approximately 1.4 miles west of the project
site, is a designated emergency evacuation center for the project area.

The site does not contain a soil type that indicates slippage, nor does it have a high flood risk
potential.

Although the project site is not subject to flooding from tsunami inundation (according to
FEMA'’s FIRM maps), it is located within the more conservative tsunami evacuation zone
(Figure 8).

4.7 FLORA AND FAUNA

No botanical or faunal surveys have been recently conducted within the project site. The project
site has been cleared in historic times and in places, built over in conjunction with military and
other uses. A portion of it has recently been cleared again to help maintain the property and
attract potential users. Vegetation in the area appears highly disturbed and likely consists of
almost entirely of invasive alien species.

Recent botanical and faunal surveys conducted for areas close to the subject property and
reviewed for this report have not reported any candidate, proposed, or listed threatened or
endangered species in the vicinity of the DHHL Waiakea property.

Anticipated Impacts and Mitigation Measures

The endemic Hawaiian Petrel, or ua‘u (Pterodroma sandwichensis), and the threatened Newell’s
Shearwater, or ‘a‘o (Puffinus auricularis newelli) may fly over the project area. To prevent
possible disorientation and bird strikes by the young birds, shielding of external lighting is
recommended. The shielding of exterior lighting would also comply with the Hawai‘i County
Code §14-50 to prevent degradation of viewing conditions at the astronomical observatories on
Mauna Kea. No mitigation measures are proposed for flora species present on the site.
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S.0ASSESSMENT OF THE EXISTING HUMAN
ENVIRONMENT, POTENTIAL IMPACTS AND
MITIGATION MEASURES

This section presents summary background information applicable to the existing human
environment. Subject areas addressed include archaeology, transportation, air quality, noise, the
socio-economic environment, and visual conditions. Technical studies and analyses have been
undertaken to address the potential impacts of the project and to identify appropriate mitigation
measures to minimize the identified short- and long-term impacts.

5.1 ARCHAEOLOGICAL AND HISTORIC RESOURCES

Prehistoric and early historic use of the subject property was probably limited, because early
settlement in Hilo was concentrated along the coast and the lower reaches of the Wailoa River.
Because the area was too rocky for growing sugar cane, use was probably limited to cattle
grazing.

The Hilo Railroad (later the Hawai‘i Consolidated Railroad) once existed at the west end of the
airport. Historic maps are unclear or conflicting whether the railroad crossed the DLNR-DHHL
project area. Further research would be needed to precisely locate the path of the railroad.

With the need to disperse air facilities following the attack on Pearl Harbor, construction of a
Naval Air Station (NAS) in Waiakea began in 1943. At its peak in 1945, 4,500 men were based
there. A map identified only as “Post 1944 Pre 1946” contained in the 1997 Preliminary
Assessment at Keaukaha Military Reservation for Hawai‘i Army National Guard (IIES 1997)
shows numerous structures and roads within the subject property. Although the Naval Air
Station was concentrated southeast of the DLNR-DHHL project site, some NAS facilities and
infrastructure were located in the area “bounded by runways 3 and 8.” In December of 1945,
this area was entirely cleared of NAS facilities. NAS Hilo was officially closed on August 31,
1947. Except for the swimming pool, only a few small structures, roads, overhead power lines
and remnant concrete foundations currently remain from the prior military use. The proposed
project does not involve the land under the NAS Swimming Pool.

Potential Impacts and Mitigation Measures

Given the disturbance required to prepare the property for its previous military and industrial
uses, any remains, artifacts or resources would have been destroyed long ago. An October 2007
archeological assessment prepared by Pacific Legacy, Inc. for the subject property found no
surface artifacts and no evidence to suggest that subsurface artifacts would be found either. In a
letter dated February 20”1, 2008 the State Historic Preservation Division (SHPD) of DLNR gave
a determination that “no historic properties will be affected.” See Appendix B for a copy of the
archeological assessment. During the public review period, the Office of Hawaiian Affairs
(OHA) wrote that: “OHA is satisfied with the conclusions of the...Archaeological Assessment
Survey; however, we ask that...if any significant cultural deposits or human skeletal remains are
encountered, work shall halt in the immediate vicinity and SHPD shall be contacted. OHA
would also like to be notified” (Appendix A). The DHHL concurred and replied that SHPD and
OHA will be notified should such an incident occur.
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5.2 CULTURAL RESOURCES

Cultural impacts assessments carried out for nearby projects have been reviewed. These include
Hilo International Airport Final Environmental Assessment (2003), the Mana Industrial Park
Draft Environmental Impact Statement Preparation Notice (2006), East Hawai‘i Regional Sort
Station Final Environmental Impact Statement (February 2004) and Kanoelehua-Kekuanaoa
Project Final Environmental Assessment (June 2003). They cover areas in Hilo from further
mauka all the way to the coastline. During the public review period, OHA noted that “...no
Cultural Impact Assessment (CIA) was conducted specifically for this project...Despite the
absence of a CIA...OHA is cautiously optimistic and believes the stated intent of DHHL’s
Kanoelehua Commercial Center & Industrial Park project is deserving of support nonetheless.”

Potential Impacts and Mitigation Measures

None of the assessments reviewed report any significant cultural resources in the area. There
are, therefore, no site-specific resources to be affected. No mitigation measures are required.

5.3 NOISE

A thorough noise study was completed for the 2003 Hilo International Airport Improvements
Final EA. The following were reported:

« Noise levels of 60 to 65 DNL (Day-Night Average sound level) exist along the shoreline
of Hilo Bay to Leleiwi Point. This average is higher than other similar residential
neighborhoods because of the background surf noises.

« [Extremely low background ambient noise levels were measured (40 to 45 DNL, with
minimum instantaneous noise levels of 30 decibels) in the Hawaiian Home Lands,
Keaukaha residential subdivision north of the Airport.

« Locations along Banyan Drive and in downtown Hilo, areas which are affected by traffic
noise, have background ambient levels ranging from 55 to 65 DNL.

. Residential areas which are removed from major roadways and are affected by local
traffic have background ambient noise levels ranging from 45 to 55 DNL.

The region includes noise-sensitive areas: DHHL Keaukaha Tract I residential subdivision, parts
of which are exposed to noise levels exceeding 60 DNL, mostly attributable to flights from the
Hilo International Airport. The Waiakea area to the west and southwest is an area of relatively
dense single-family and multi-family residential development. Most of the residences are
typically single-wall construction and naturally ventilated. Some of these homes are exposed to
noise exceeding 60 DNL. The Leleiwi Point coastal area homes to the northeast are exposed to
noise exceeding 60 DNL. The Reeds Bay and Banyan Drive areas contain low-rise, single-
family residential structures and multi-family apartments, which are typically naturally
ventilated. Public facilities near the project site are the Waiakea Health Center, the Bay Clinic
near Reeds Bay, the Seven Seas Luau House meeting facility in Waiakea, churches and schools
in Keaukaha and Waiakea.
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Construction Phase

Development of the project site will involve grading and other temporary noise-generating
construction. Noises from these activities are likely unavoidable due to their intensity but will be
limited to daylight hours. Noise levels will vary over the construction period, with levels being a
function of the machinery and methods employed at any given time.

Operational Phase

Once the industrial/commercial complex is complete, users would typically employ stationary
and non-stationary commercial and industrial mechanical equipment. Noise levels from the
proposed industrial and commercial uses will be similar to the noise generated by existing
industrial uses in the area.

Potential Impacts and Mitigation Measures

Short-term mitigation:

Due to Hilo’s open and outdoor living conditions, the predominant use of naturally ventilated
dwellings, and relatively low outdoor to indoor sound attenuation afforded by such structures,
adverse construction-related noise impacts with exterior noise level of 65 DNL or greater cannot
be entirely eliminated, but will be of a temporary duration.

All construction activities will comply with the HAR, Chapter 46. To minimize construction
noise and keep it within regulatory limits, all equipment will be equipped with muffling devices
and other noise attenuating equipment, and will be maintained in good condition. Contractors
will also adhere to the guidelines for the hours of operation of heavy equipment and noise curfew
times set forth in the DOH noise control regulations.

In general, though, the project site is surrounded by areas that are noise generators (Hilo
International Airport and Kanoelehua Avenue) and are contributors to ambient noise levels to
more noise sensitive areas such as single-family residences, apartments and hotels.

Long-term mitigation:

Noise generated from the development would be limited to the DOH permissible noise standards.
DOH Administrative Rules, Chapter 46, Community Noise Control, defines the maximum
permissible sound levels, and provides for the prevention, control, and abatement of noise
pollution in the State from construction and industrial activities. It establishes noise quality
standards to protect public health and welfare, and to prevent the significant degradation of the
environment and quality of life. The project vicinity has a long history of industrial activity and
sources of noise (Hilo International Airport and Kanoelehua Avenue). During the public review
period (Appendix A), the State Department of Transportation noted that proposed project is
located within the 60 to 70 DNL Noise Contour on the Hilo International Airport Noise
Exposure Map and suggested incorporation of appropriate aircraft noise reduction measures in
the design and construction of buildings, and providing tenants with occupancy disclosures and
provisions addressing nearby aircraft operations. This information will be disclosed to future
developer(s) of the proposed project
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The proposed development is not expected to cause significant adverse impacts to noise levels in
the area.

54 AIR QUALITY

Kilauea Volcano has been emitting volcanic gases at its Pu‘u O‘0 vent, about 25 miles southwest
of the project site, on a continuing but intermittent basis since 1983. A combination of these
emissions and the local atmosphere produce volcanic fog, or “vog.” Impacts to ambient air
quality from vog are monitored at Hilo Airport. In spite of this, air quality for the island is
generally good. There are no non-attainment areas (locality where air pollution levels
persistently exceed National Ambient Air Quality Standards) for the State as a whole.

Potential Impacts and Mitigation Measures

Impacts associated with the project would be limited to construction activities from fugitive dust
emissions (although soils are classified as “rocky muck” with erosion hazard described as
“slight”) and construction equipment exhaust emissions. During the construction phase, the
contractor will adhere to best management practices as required by Department of Health.
Therefore, the proposed project is not expected to have any negative impacts. During
construction the following mitigation measures will be employed, as applicable:

Short-term Mitigation:

« Frequent watering during construction activities to maintain dust control in active work
areas at least twice daily on days without rainfall

« Grassing as soon as practicable, once grading has been completed.

« Wind screening as appropriate to limit fugitive dust

« Application of mulch and soil stabilizers on graded areas

« Covering trucks traveling on roadways and on-site washing to keep dirt from traveled
roadways

« Monitoring dust at the project boundary during the construction period

Long-term Mitigation:

o Establishing extensive landscaping to maintain good air quality and integrate the
proposed project with the surrounding area

All construction activities will comply with State of Hawai‘i Air Pollution Control regulations
and the provisions of HAR Section 11-60.1-33 on Fugitive Dust. A combination of mitigation
measures will be implemented to minimize air quality impacts. During construction, these
measures can be adjusted to reflect current site conditions. The construction plan will also
identify mitigation measures to minimize the potential impact on air quality. After construction,
no serious long-term impacts on air quality are expected.

5.5 MAN-MADE HAZARDS

Various sources (Preliminary Assessment at Keaukaha Military Reservation for Hawai'‘i
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National Guard (IIES, 1997); Cultural Impact Assessment for the Mana Industrial Park
(Scientific Consultant Services, Inc., 2006)] indicate that in 1943, the United States took full
control of 973 acres in the Hilo area, of which 525 acres came to be labeled as "General Lyman
Field." Within that year, the U.S. Navy took over the lease. A 1944 blueprint of the airfield
shows that the project site was an area used for enlisted men’s housing. The project site was
separated from the "gas station and storage" and "warehouse" areas by the shorter of the two
runways. Although hazardous materials would more likely be found in the "gas station and
storage" and "warehouse" areas, an environmental site assessment (Phase I ESA) will be
prepared to determine the possible presence or absence of potentially hazardous materials, if
warranted.

Potential Impacts and Mitigation Measures

If hazardous materials are found, they will be handled according to the Department of Health
regulations.

5.6 VISUAL RESOURCES AND OPEN SPACE

The project will change the visual aspect of the property from vacant to be developed. See
photos in Appendix C. However, the appearance of the development will be in keeping with the
adjacent industrial and other urban uses.

Potential Impacts and Mitigation Measures

Although the visual aspect will change from vacant to developed, it will be in consonance with
the surrounding industrial and airport areas.

5.7 POPULATION & SOCIAL BENEFITS

From 1980 to 2000 Hawai‘i County’s population (148,677 in 2000) grew 61.5%. The South
Hilo District (47,386 population in 2000) increased 12.1%, more slowly that the island’s other 8
districts. Neighbor island growth rates will continue to outpace that of the State as a whole.

Potential Impacts and Mitigation Measures

The project will not affect the County’s or the district’s population growth rate or its
characteristic makeup, nor will it lead to any population shifts. The development of the
industrial/commercial complex will serve the needs of the growing population of Hawai‘i
County. There are no expected adverse impacts on population characteristics from the project,
and therefore no mitigation measures are proposed.

5.8 EcoNOMIC CHARACTERISTICS

The economy of East Hawai‘i is changing from sugar cultivation, an economic mainstay for
many years but no longer in existence, to diversified agriculture, the visitor industry and research
(astronomy, agriculture). Hilo, as the County seat, is the center of educational, governmental,
industrial, commercial and distribution activities. Hilo Harbor is one of the island’s two deep
draft harbors. The visitor industry is an important factor in the County’s economy, but only 13%
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of visitors stay in East Hawai‘i. Per capita income is below that of other counties, and the
unemployment rate is above the State average.

Potential Impacts and Mitigation Measures
Over the long term, the proposed development will have a beneficial impact on the resident
population by providing various business and employment opportunities. There will likely be no

impact on the visitor industry other than possibly in a secondary or supportive role. No adverse
impacts are expected and no mitigation measures are proposed.
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6.0 ASSESSMENT OF THE EXISTING INFRASTRUCTURE
AND PUBLIC SERVICES, AND POTENTIAL IMPACTS AND
MITIGATION MEASURES

This section briefly discusses the existing infrastructure of the project area and the proposed
infrastructure improvements and mitigation measures to address potential impacts. Various
agencies provided comments during the pre-consultation and public review comment periods for
this EA (Appendix A).

6.1 TRANSPORTATION FACILITIES AND TRAFFIC

Existing Roadways:

A paved extension of Railroad Avenue crosses the Waiakea Lands project area. It extends south
across the northwest corner of the property from Kalaniana‘ole Avenue, and then roughly
parallels the western boundary of the property for approximately one-half to two-thirds of the
property length. It is currently overgrown and blocked at both ends. The right-of-way
associated with the railroad had been transferred to the Territory of Hawai‘i and subsequently
abandoned. Executive Order No. 1519 set aside the land for the airport and notes the
abandonment of the railroad easement and its return to the Territory.

Potential Impacts and Mitigation Measures

Access to the site will come from two points along Kanoelehua Avenue, one at the Pi‘ilani Street
intersection and the other at the Hualani Street intersection which leads to Operations Street.
Access is also available from Railroad Avenue via Kalaniana‘ole Avenue from the north (makai
end of the property).

During the public review period (refer to Appendix A), DOT wrote: “Due to airport security
concerns and issues, the Airports Division recommends that there be no access from the
development to Operations Street (aka Brig Road), Service Street and Railroad Avenue.”
DHHL, DLNR and DOT will continue on-going discussions regarding connections to Operations
Street.

According to the State Department of Transportation (DOT), Hawai ‘i District staff, the Pi‘ilani —
Kanoelehua Avenue intersection will require full signalization, which would include protected
left turn lanes from both approaches of Kanoelehua, improvements to the Pi‘ilani Street leg, and
provisions for pedestrian crossings. In response to comments received by DOT during the public
review period (Appendix A), the Hawai‘i District Office and Right-of-Way Branch will be
consulted regarding plan approvals, and sidewalk and driveway construction. It is acknowledged
that the Right-of-Way Branch will manage access, utility connections, property/easement maps
and appraised valuation issues.

A traffic impact assessment report (TIAR) will be prepared and submitted to DOT for its review
and comments, prior to Building Permit approval. As requested by DOT during the public
review period, a Development Plan (DP) will accompany the TIAR. The DP accompanying the
TIAR will include information on infrastructure, utilities, facilities, buildings, uses, construction
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phases, occupancy estimates, and road and traffic scenarios. It is acknowledged that circulation
and access plans must be approved by both DOT Airports and Highways Divisions.

During upgrade and extension of the Pi‘ilani — Kanoelehua intersection, mitigation measures
will include employment of flagmen and the use of coning. Work will be limited to non-rush
hours to avoid traffic bottlenecks.

HELCO'’s oil fuel line will need to be vertically re-aligned to go under the new westbound
approach to the intersection. According to HELCO staff, this line is buried but high on the east
bank of Kanoelehua Avenue. Other improvements would include adding or adjusting drainage
inlets and manholes, building accessible ramps, and the widening of Pi‘ilani Street. Mitigation
measures will accommodate utility design standards.

During the public review period, Robert Ward wrote: “I would encourage the consideration of
providing a limited buffer...the combination of landscaping and Shared-Use Path (for Bikes and
Pedestrians) could provide a unique attraction for commercial establishments and provide
alternative access for employees and clients as well.” The proposal of a limited buffer between
Kanoelehua Avenue and the adjacent project lots will be relayed to the project developer(s)
through this EA. However, it should be noted that during the public review period (Appendix
A), DOT wrote: “The Hawaii Long Range Land Transportation Plan (HLRLTP) identifies DOT
Highways Division plans to widen Kanoelehua Avenue to a six-lane divided highway. Land
along the east side Kanoelehua Avenue is needed to accommodate the highway widening as well
as a ten-foot wide planting screen easement.” Thus, landscaping may be addressed by future
plans to improve Kanoelehua Avenue.

6.2 AIRPORT RELATED CONDITIONS AND RESTRICTIONS

The airport’s Runway 8 approach zone lies along the north boundary of the project site. Portions
of the property may be subject to certain height restrictions. The Plan for Hilo International
Airport provides for recommended aircraft approach slope surfaces. The purpose of the Airport
Airspace Plan is to identify existing and ultimate approach slopes as well as surrounding physical
features and community locations which may affect aircraft operations, to regulate the height of
development near the airport, and to prevent the erection of possible obstructions to navigable
airspace.

A preliminary analysis of maps obtained from the State DOT Airports Division shows that only a
very small portion of the project site may be within the runway protection zone for Runway 8
(Figure 9). The lowest elevation point of the aerial contours affected by the runway protection
zone exceeds 120 feet in elevation.

Potential Impacts and Mitigation Measures

Any proposed project building height would be restricted by the County zoning development
standard to a maximum 45 feet high for this zoning district. This 45-foot height limit falls well
below the maximum height restriction of 120 feet within the runway protection zone, and allows
ample room for development even with DHHL’s exemption from County zoning regulations.
State DOT has recommended submission of an application for Notice of Proposed Construction
or Alteration to the FAA for review. Any other recommended mitigation measures will comply

38






KANOELEHUA COMMERCIAL CENTER & INDUSTRIAL PARK
FINAL ENVIRONMENTAL ASSESSMENT

with applicable FAA regulations.
6.3 UTILITIES

Electrical and communications lines: Two overhead distribution pole lines exist, one along the
north boundary and one through the site. Hawaiian Electric Light Company (HELCO) has an
overhead distribution line within the Kanoelehua right-of-way along the western boundary of the
project site. Sandwich Isles Communications, Inc. (SICI) will provide a telephone and
communications fiber optic network to the site. There is a buried SICI fiber optic line along the
east side grassed shoulder of Kanoelehua Avenue.

Petroleum lines: A pressurized petroleum pipeline is located along the east side of Kanoelehua
Avenue and terminates at the HELCO power plant where 1,500 barrels per day of oil is used to
generate electricity. It is an 8-inch steel pipe that operates at approximately 500 pounds per
square inch at this intersection. Some sections of this pipe are exposed along its length, which
suggests that it is fairly shallow. There are identification signs indicating that the depth of the
pipe is approximately three feet below the surface.

Potential Impacts and Mitigation Measures

During the public review period, the DBEDT Strategic Industries Division wrote that “Project
buildings, activities, and site grounds should be designed and/or retrofit with energy saving
considerations” (Appendix A). As recommended in DBEDT Strategic Industries Division public
review comments, the County of Hawai‘i Energy Code will be consulted during the design phase
of the project. The additional electrical and communications lines will be installed in accordance
with the requirements and standards of the respective utility companies. To reduce energy
consumption, future tenants of the complex will be encouraged to incorporate the following
energy saving features whenever possible:

« Minimize east- and west-facing glass;

« Use natural ventilation to increase comfort of occupants;

« Maximize use of natural lighting without heat gain;

« Use high efficiency compact fluorescent lighting;

« Use insulation/radiant barrier for an equivalent R-19 value in ceiling;
« Use ceiling fans; and

« Use solar water heating.

The petroleum line will need to be lowered about eight or ten feet to accommodate the new leg
of the Pi‘ilani St. — Kanoelehua Avenue intersection. It is recommended that it be toned or
potholed by hand for aesthetic purposes. HELCO staff will need to be present to monitor the
work.

6.4 WATER SUPPLY FACILITIES
According to the Hawai‘i County Department of Water Supply, DWS maintains several 12-inch

and 8-inch distribution lines within the parcels. The TMK parcel 2-1-12: 41 has two service
laterals capable of accommodating a 5/8-inch meter and a 1-inch meter.
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At the Pi‘ilani Street — Kanoelehua Avenue intersection, an 8-inch line runs along Pi’ilani and
crosses the entire width of Kanoelehua and connects to a 12-inch line that runs parallel to and
just east of the Kanoelehua right-of-way. Another 12-inch line is located along the west side of
Kanoelehua Avenue within the right-of-way (ROW).

Several fire hydrants are scattered over the site and appear to have been recently painted and
numbered which would appear to confirm that they are still active.

Potential Impacts and Mitigation Measures

When the proposed site is fully developed, the estimated peak-flow in gallons per minute (GPM)
is calculated at 229 GPM, and the total estimated maximum daily water usage in gallons per day
(GPD), including all irrigation/landscaping water use is calculated at 99,000 GPD. DHHL
acknowledges that based on the above calculations, DWS will determine the water commitment
deposit and facilities charge (which are subject to change) to be paid, if necessary. During the
public review period, the Department of Water Supply confirmed that the above quantities were
correct and that “Water can be made available from the Department’s existing waster system for
the estimated maximum daily usage of 99,000 gallons per day (GPD) and peak flow of 229
gallons per minute...” (Appendix A). As requested in the Department’s public review
comments, prior to issuing a water commitment for the proposed project, calculations showing a
breakdown of how the GPD maximum daily usage and GPM peak flow were determined, will be
submitted to the Department of Water Supply by a professional engineer licensed in the State of
Hawai‘i.

Also in response to the Department’s public review comments, the developer(s) of the proposed
project will pay the prevailing facilities charge, to be determined by water usage calculations.

During the Pre-Consultation process, DWS wrote that: “A reduced pressure type backflow
prevention assembly must be installed with five (5) feet of the existing meters on private
property. If a larger or additional meter is required, a reduced pressure type backflow prevention
assembly must also be installed with within (5) [feet] of the meter.” DHHL acknowledges that
the installation of the backflow prevention assembly(s) must be inspected and approved by DWS
prior to commencement of water service.

To ensure continued maintenance by the County of Hawaii, the proposed project will be
developed to allow continued access by DWS. It is acknowledged that this may involve the
relocation of existing waterlines.

DWS has noted that: “Subject to other agencies’ requirements to construct improvements within
the road right-of-way fronting the property affected by the proposed project, the applicant shall
be responsible for the relocation and adjustment of the Department’s affected water system
facilities, should they be necessary.”

DHHL also acknowledges that it must submit construction plans to DWS for review and
approval, showing the location of the existing water system facilities and any new connections or

improvements to the DWS’ facilities.

See Appendix A for the DWS’ consultation comments and responses. The applicant will
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continue to consult with DWS throughout the design phase.

During the public review period, the DLNR Commission on Water Resource Management wrote
they had no comments on the proposed project (Appendix A). The DLNR Engineering Division
requested water demands and calculations so they can be included in the State Water Projects
Plan Update. The DLNR Engineering Division’s public review comments and response
(including the requested water demand and calculations) are included in their entirety in
Appendix A.

6.5 WASTEWATER FACILITIES

There is a 12-inch sewer line located along the north side of Pi’ilani Street that ends on the west
side of Kanoelehua Avenue with a manhole, and an 8-inch stub out. The invert of the 12-inch
line is roughly 6 or 7 feet below the surface. A sewer line from the development will have to
cross several buried utilities within or without the Kanoelehua ROW in order to connect to this
manhole.

Potential Impacts and Mitigation Measures

Additional properly-sized sewer lines and laterals will be installed to serve each parcel of the
project, which will be designed in accordance with the applicable standards of the County
Department of Environmental Management, Wastewater Division. During the pre-consultation
process, the Department of Environmental Management indicated that the project would be
required to connect to the County sewer system, and that DHHL will be required to submit a
Sewer Master Plan or Engineering Report prior to submitting a Building Permit application.
During the public review period, the Department of Environmental Management wrote that the
Department had “...no further comments to offer...” (Appendix A).

6.6 DRAINAGE FACILITIES

There are two 72-inch concrete drainpipes located near the center of the Kanoelehua ROW at
this intersection. There is roughly seven feet of cover clearance over them. There are other
smaller drain lines and inlet boxes that may likely be affected by any major improvements to this
intersection.

Generally, the project area is higher in elevation than the surrounding parcels, which means there
is very little or no runoff that collects onsite. The area of the site bordering Kanoelehua Avenue
is several feet higher than the highway and therefore no runoff from the highway or beyond
comes onto the site. No drainage inlets or drywells were observed, although there may be some
abandoned drainage structures and buried pipes that could have once served the area.

Potential Impacts and Mitigation Measures

Impermeable surfaces established by on-site roadways, parking areas, and buildings within the
subject property will increase the amount of storm runoff currently generated. Although
unlikely, increases in surface runoff may cause downstream flooding if on-site drainage
improvements are not made or if downstream drainage facilities cannot accommodate the
additional flows. Drywells or other drainage facilities will be installed at the project site
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according to applicable standards of the County and the State. In response to comments received
by DOT during the public review period (Appendix A), no additional storm water (no net
increase in runoff from current conditions) will be discharged onto the highway right-of-way
(ROW).

6.7 SoLID WASTE DISPOSAL FACILITIES

Construction Phase: As with all projects, solid waste will be generated by construction
activities. All disposal will follow State and County regulations.

Operational Phase: The County does not provide solid waste collection services. Tenants in the
development will have to haul solid waste themselves or use private contractors.

Potential Impacts and Mitigation Measures

Construction Phase: Any waste generated by construction activities will be disposed of
according to State and County regulations.

In addition, to the greatest extent practicable, the applicant will instruct the contractor to:
« Develop a job-site recycling plan for construction and recycle as much construction and
demolition waste as possible
« Specify and use products with recycled content such as: steel, concrete aggregate fill,
drywall, carpet and glass tile

Operational Phase: The applicant will be encouraged to:

« Incorporate provisions for recycling into the project, utilizing a collection system and
space for bins for recyclables.

6.8 EMERGENCY SERVICES

Police: The County police headquarters are located 2.6 miles northwest of the project site on
Kapi‘olani Street in Hilo.

Fire: The nearest fire station is located on Kea‘a Street north of the project site, just off of
Kalaniana‘ole Street. A 24-hour substation is also located 2.1 miles northwest on Kino‘ole
Street in Hilo.

Medical Care: Hilo Medical Center is the closest facility, located 4.1 miles west of the project
site on Waianuenue Avenue in Hilo.

Potential Impacts and Mitigation Measures
There will be an occasional and unavoidable demand for emergency services; however, no

significant impacts to the above public services are anticipated as a result of the proposed
project. The project will be designed and built in compliance with County fire code requirements
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(UFC Section 10), and project businesses and employees will be required to comply with
Occupational Safety and Health Administration (OSHA) regulations. During the pre-
consultation process, the Police Department wrote that: “...upon reviewing the provided
documents and visiting the proposed site, [the Police Department staff] does not anticipate any
significant impact to traffic and/or public safety concerns.”

6.9 RECREATIONAL FACILITIES

There are a number of recreational facilities, parks, and open spaces in the Hilo area including:
Kuhio Kalaniana‘ole Park, Honoli‘i Beach Park, Lili‘uokalani Gardens, Reeds Bay,
Onekahakaha Beach Park, Kealoha Beach Park, Carlsmith Beach Park, and Richardson Ocean
Park.

Potential Impacts and Mitigation Measures
No significant impacts to recreational facilities are anticipated as a result of the proposed

development because of the relatively far distances from the project to these facilities, nor is the
project in itself a direct generator of new residents requiring recreational facilities.
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7.0 ALTERNATIVES TO THE PROPOSED ACTION

Under Hawai‘i Administrative Rules, Title 11, Chapter 200, Environmental Impact Statement
Rules, Section 11-200-10(6), the alternatives to the proposed action considered are limited to
those that would allow the objectives of the project to be met, while minimizing potential
adverse environmental impacts. The feasible alternatives must also address the project's
economic characteristics while responding to the surrounding land uses that will be impacted by
the project. In conformance with applicable regulations, the following alternatives, including
alternative sites and uses of the property, have been identified and investigated.

7.1  “NO-ACTION” ALTERNATIVE

The “no-action” alternative would leave the land vacant. This site is zoned by the county for
industrial use. This alternative would not be consistent with the county’s intended use for the
site. This alternative would also prohibit DHHL and DLNR, as landowners, from effectively
using its lands to generate income. DHHL uses 1% of its non-residential lands for income
generation to support day-to-day operations and develop homesteading opportunities for its
beneficiaries. Income from industrial parks developed on DLNR land is directed back into
department rather than the State’s General Fund. DLNR uses this income to fund many of its
programs, which include, but are not limited to, management and preservation of the State’s
natural resources, rockfall mitigation, and stream maintenance and flood prevention. The
economic benefits of developing the proposed site outweigh the loss of underutilized land. For
these reasons the “no-action” alternative has been rejected.

7.2 ALTERNATIVE DEVELOPMENT PLANS

Three alternatives were considered for development of the property: Large Retail alternative,
mixed industrial/commercial development, and an industrial subdivision. The Mixed
Industrial/Commercial Use is the preferred alternative and has been analyzed as the proposed
action throughout this draft EA.

Mixed Industrial/Commercial Use: The preferred alternative involves a mixed-use
development utilizing commercial use and industrial/service showroom space. This option
creates a 5.6 acre parcel that is created by the extension of Pi‘ilani Street, which could allow for
one “mid retail size” building at 15-40,000 square feet or possibly two 15-25,000 square foot
“small retail” buildings. There is a shortfall of this type of retail in the Hilo market.

While high visibility is typically not an important consideration as a means to attract visitors
(customers) to an industrial-zoned site, the site’s location along Kanoelehua Avenue, may be
attractive to some future retail-oriented tenants. Since higher rents per square feet can be
collected for commercial use than industrial use, this alternative is more lucrative to DHHL and
its beneficiaries than an industrial-only development.

The Large Retail and Industrial alternatives are analyzed below according to factors which
would affect impacts to the overall project area, including noise, transportation facilities and
traffic and drainage facilities. Water consumption and wastewater generation volumes are the
same for all three alternatives, so there is no difference in impacts for these factors.
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Large Retail Development: Based on preliminary market and engineering analyses, a Large
Retail Alternative would be the highest and best use for the site. Income generation from only
industrial zoned-land would be lower than that derived from development of a typical large retail
or warehousing type uses which normally feature retail sales, discount houses or establishments
open to the general public or defined members.

This concept uses the building footprint for a typical home improvement center with 240,000
square feet of floor area, including a garden center and more than the required 799 parking stalls.
The site allows the opportunity to capitalize on the excellent visibility from Kanoelehua Avenue.
While a large retail establishment could occupy the majority of the site, the remaining portion
could be used to attract other retail or industrial uses.

Typically retail uses generate more visitors and customers than industrial businesses. As a result,
retail uses generate more traffic and the types of impacts associated with more traffic, such as
greater vehicular noise. Because retail use requires more employees per square foot than
industrial uses to serve more customers, there is typically a higher demand for potable (drinking)
water and there is more wastewater generated.

Whether the use is industrial or commercial, typically the developer will want to maximize usage
of the site to generate more income, thus most of the site will be developed and the amount of
impervious surface between land uses will differ only slightly. As governmental approvals
require equal or less runoff leaving the site after development compared to pre-development
conditions once projects are developed, the difference generated is irrelevant.

In general, development of the site for all commercial use will result in greater traffic, greater
wastewater generated and greater demand for potable water than the preferred mixed-use
alternative. Of course, assuming that the project will be frequented by mostly Hilo residents,
these residents are already generating wastewater and using drinking water, so this impact will
be relocated from where they are currently utilizing these resources to the proposed project site.

Approximate offsite costs for this configuration are $1.75 million, plus developer costs for
infrastructure and utilities. The construction time period is estimated to be between 24 and 28
months from beginning of construction to occupancy.

Industrial Subdivision: The last option is the traditional industrial subdivision. This option is
consistent with the current zoning but might increase the overall development schedule, delaying
the time before leasing could occur.

An industrial subdivision would typically attract fewer retail customers than the retail or the
mixed industrial/commercial uses. As a result there would be less vehicular traffic in and out of
the project site with fewer associated impacts, such as traffic noise and pollution from exhaust.
The consumption of potable water may also be reduced, and less wastewater generated.

Industrial-type noises can be expected in industrial-zoned areas. The noise generated would
depend upon the activities of the tenants occupying the site, but these will be controlled by
adherence to DOH noise regulations as well as by design guidelines and covenants, conditions
and restrictions.
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8.0 DETERMINATION, FINDINGS, AND REASONS FOR
SUPPORTING DETERMINATION

This EA has evaluated the potential primary, secondary, and cumulative environmental impacts,
both short-term and long-term, that could result from the proposed Kanoelehua Commercial
Center & Industrial Park. Mitigation measures have also been proposed to address potential
impacts resulting from the project

8.1 SIGNIFICANCE CRITERIA

According to the DOH, Hawai ‘i Administrative Rules (HAR) (§11-200-12 Significance Criteria),
an applicant or agency must determine whether an action may have a significant impact on the
environment, including all phases of the project, its expected consequences both primary and
secondary, its cumulative impact with other projects and its short and long-term effects. The
HAR establish a “significance criteria” to determine whether significant environmental impact
will occur as a result of a proposed action. An action shall be determined to have a significant
impact on the environment if it meets any one of the following criteria:

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

The proposed project is not anticipated to involve any construction activity that may lead to a
loss or destruction of any natural or cultural resource. There is little potential for encountering
such resources, as most of the area within the site had been previously graded and developed for
the Hilo Naval Air Station, which was closed in 1947.

2) Curtails the range of beneficial uses of the environment

The proposed project will not curtail the beneficial uses of the environment. The site, vacant for
decades, was previously developed for military use and is surrounded by industrial uses and the
Hilo International Airport. The proposed use is consistent with the current zoning and
surrounding uses in the area.

3) Conflicts with the State’s long-term environmental policies or goals and
guidelines as expressed in Chapter 344, HRS; and any revisions thereof
and amendments thereto, court decisions, or executive orders

The proposed project is not in conflict with the long-term environmental policies, goals, and
guidelines of the State of Hawai‘i. As presented earlier in this EA, the project’s potential adverse
impacts are associated only with the short-term construction-related activities, and such impacts
can be mitigated through adherence to standard construction mitigation practices.

“) Substantially affects the economic or social welfare of the community or
State

The proposed project will have no adverse effects on the economy or social welfare of the City
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of Hilo or the County of Hawai‘i. Long-term social and economic benefits will manifest through
the opportunity for new businesses, and for the general public to utilize the products and services
of these businesses.

Q) Substantially affects public health

There will be temporary impacts to noise, air and water quality levels during the construction
phase of the project; however, these potential impacts will be short-term and are not expected to
substantially affect public health. All construction activities will comply with applicable
regulations and will implement appropriate mitigation measures. After construction, the
development should have minimal impact on ambient noise levels or air and water quality.

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

The proposed industrial/commercial complex will serve the existing residents of Hilo and
Hawai‘i County and its visitors. It will not induce any increases or shifts in population, and will
not have a significant effect on any public facilities.

@ Involves a substantial degradation of environmental quality

Construction activities associated with the proposed project are anticipated to result in negligible
short-term impacts to noise, air-quality, and traffic in the immediate vicinity. With the
incorporation of the recommended mitigation measures during the construction period, the
project will not result in degradation of environmental quality.

3 Is individually limited but cumulatively has considerable effect on the
environment, or involves a commitment for larger actions

The applicants acknowledge plans for other industrial parks in the area including the proposed
Mana Industrial Park (TMK: 2-1-12:4, 5, 6, 24 (POR.), 25, 26, 69 and TMK: 2-1-3: 151), as well
as the recently rezoned State of Hawaii, DLNR land (TMK: 2-2-37:41 from Single-Family
Residential (RS-10) to Industrial-Commercial Mixed (MCX-20). DHHL and DLNR believe
there is adequate demand for the industrial portion of the proposed project even with these other
known proposed projects. The proposed project involves development of a site with uses
consistent with its current zoning, previous use and with surrounding industrial and other urban
uses. Similarly, the other known proposals for industrial parks are located within the State
Urban Land Use District boundaries and are either zoned for or abut existing industrial uses.

) Substantially affects a rare, threatened or endangered species or its
habitat

There are no known, threatened, or endangered species of flora, fauna, or associated habitats

located on the project site that could be adversely affected by the construction and operation of
the proposed project.
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(10) Detrimentally affects air or water quality or ambient noise levels

Construction activities for development of the property could potentially impact noise and air
and water quality levels. However, these impacts will be short-term and are not expected to be
detrimental. ~All construction activities will comply with applicable regulations and will
implement appropriate mitigation measures as necessary. After construction, the development is
not expected to adversely impact ambient noise levels or water and air quality. Although
impervious surfaces will be created on currently undeveloped land, any increase in runoff would
be accommodated by proposed drainage improvements and should not detrimentally affect water
quality.

(11) Affects or is likely to suffer damage by being located in an
environmentally sensitive area, such as a flood plain, tsunami zone,
beach, erosion-prone area, geologically hazardous land, estuary,
freshwater, or coastal waters

The development will not affect any environmentally sensitive area. The project is located
outside a FIRM-designated flood plain and well inland from the coast. The proposed project’s
facilities will be constructed in compliance with County of Hawai‘i building codes, and the
drainage improvements will be designed to minimize any potential of localized flooding.

(12) Substantially affects scenic vistas and view planes identified in County or
State plans or studies

The proposed project will alter the visual setting by adding structures to existing land. The new
structures, however, will comply with all applicable development standards of the existing
zoning and will not significantly affect scenic views, as the site is higher in elevation than the
well-traveled Kanoelehua Avenue.

(13) Requires substantial energy consumption.

Construction and operation of the project will not require substantial increases in energy
consumption.

8.2 DETERMINATION

The DHHL and DLNR do not foresee that the proposed project will have any significant adverse
impact on the existing natural, physical, or human environment, and DHHL, as the approving
agency, anticipates issuing a finding of no significant impact (FONSI).
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9.0 CONSULTED PARTIES
Agencies Consulted in the Preparation of the DEA

On July 25th, 2007, letters requesting pre-consultation comments on the proposed project were
sent to the parties listed below. Comment and response letters have been reproduced and are
included in Appendix A. Those that responded are underlined.

Legislative and community contacts
Hawai ‘i County Council
State Senator
State Representative
Kanoelehua Industrial Association
Hawai ‘i Island Chamber of Commerce

County of Hawai‘i
Office of the Mayor
Department of Water Supply
Department of Public Works
Department of Environmental Management
Department of Planning
Mass Transit Agency County of Hawaii
Fire Department
Police Department

State of Hawai‘i
Department of Business, Economic Development & Tourism
DBEDT Land Use Commission
DBEDT Strategic Industries Division
DBEDT Office of Planning
Department of Health - Environmental Planning Office
Office of Environmental Quality Control
Department of Land and Natural Resources
State Historic Preservation Division, DLNR
Department of Transportation
Office of Hawaiian Affairs
UH Environmental Center, University of Hawai ‘i

Federal
Department of the Army, Army Engineer District

Private
Hawaiian Electric Company, Inc., Environmental Department
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Parties Receiving a Copy of the DEA

Copies of the DEA were distributed on January 11, 2008. Comment and response letters have
been reproduced and are included in Appendix A. Those that responded are underlined.

Legislative and community contacts
Hilo Public Library
UH-Hilo Library
DBEDT Library
Kanoelehua Industrial Association

County of Hawai‘i
Department of Water Supply
Department of Public Works
Department of Environmental Management
Department of Planning
Fire Department

State of Hawai‘i
DBEDT Strategic Industries Division
Department of Health - Environmental Planning Office
Office of Environmental Quality Control
Department of Land and Natural Resources
State Historic Preservation Division, DLNR
Department of Transportation, Airports Division
Department of Transportation, Highways Division
Office of Hawaiian Affairs
UH Environmental Center, University of Hawai ‘i

Federal
US Federal Aviation Administration
Army Corps of Engineers, US Dept. of the Army
Foreign Trade Zone

Private
Robert Ward
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